From:
Sent:
To:
Cc:
Subject:

Aakanksha Patwa <aakankshapatwa@gmail.com>
Thursday, June 1, 2017 4:04 PM
Benjamin Sticka
MayorCouncil
Concern Regarding New Abby Road - Emerald Height Construction Plan

Hi Ben,
This email is in regards to the new plan proposed to build an Assisted Living Facility backing up to 176th. As a member of
this residential community I wanted to express my concerns for the same.
Emerald Heights is a great neighbor, but I am just concerned about the location and design of this particular project.
Emerald Heights has comfortably co-existed within the Abbey Road sub division for over 25 years because it was largely
hidden behind a lush green belt and because its visible buildings had traditional elements such 2 stories or less, single
family home sized footprints, gabled roof lines, wooden balconies and brick. These design elements were consistent
with the traditional design elements of the single-family homes in Abbey Road. The proposed building will not maintain,
but will instead dramatically alter the single-family character of the neighborhood. The mass of the building and its
modern architecture give the appearance of an office building, hospital or urban apartment. The 15’ setback is
insufficient space to grow a deep enough or tall enough green belt that will screen its three-story height.
Also, Abbey Road subdivision is known for two things: its traditional homes and the beautiful shaded thoroughfare
treasured by Abbey Road residents as well as the many citizens of Education Hill who like to walk, run and bike. The
Emerald Heights green belt is a significant contributor to this distinctive road. The imposition of a large contemporary
building on 176th - combined with a reduced greenbelt - will permanently alter the unique character of this
neighborhood.
I felt the need to reach out to you in this regard. Hope these points are considered in the decision at your end.
Thanks so much!!!
Aakanksha Rathi

Click here to report this email as spam.
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To:
Cc:
Subject:

Aakanksha Patwa
Julie Lawton
RE: Concern Regarding New Abby Road - Emerald Height Construction Plan

Dear Aakansha Patwa,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, if you would like to be
a “party of record” please email me your address. If so, you will receive additional information as the project moves
forward in the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you
have any additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Aakanksha Patwa [mailto:aakankshapatwa@gmail.com]
Sent: Thursday, June 01, 2017 4:04 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Concern Regarding New Abby Road - Emerald Height Construction Plan

Hi Ben,
This email is in regards to the new plan proposed to build an Assisted Living Facility backing up to 176th. As a
member of this residential community I wanted to express my concerns for the same.
Emerald Heights is a great neighbor, but I am just concerned about the location and design of this particular
project.
Emerald Heights has comfortably co-existed within the Abbey Road sub division for over 25 years because it
was largely hidden behind a lush green belt and because its visible buildings had traditional elements such 2
stories or less, single family home sized footprints, gabled roof lines, wooden balconies and brick. These design
elements were consistent with the traditional design elements of the single-family homes in Abbey Road. The
proposed building will not maintain, but will instead dramatically alter the single-family character of the
neighborhood. The mass of the building and its modern architecture give the appearance of an office building,
hospital or urban apartment. The 15’ setback is insufficient space to grow a deep enough or tall enough green
belt that will screen its three-story height.
Also, Abbey Road subdivision is known for two things: its traditional homes and the beautiful shaded
thoroughfare treasured by Abbey Road residents as well as the many citizens of Education Hill who like to
walk, run and bike. The Emerald Heights green belt is a significant contributor to this distinctive road. The
imposition of a large contemporary building on 176th - combined with a reduced greenbelt - will permanently
alter the unique character of this neighborhood.
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I felt the need to reach out to you in this regard. Hope these points are considered in the decision at your end.
Thanks so much!!!
Aakanksha Rathi
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Aaron Halabe <edelbee@msn.com>
Tuesday, June 13, 2017 7:18 AM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka.
I write to you regarding my concerns about the proposed new structure at the Emerald Heights Retirement
facility.
I won't quote chapter and verse regarding how Emerald Height’s SEPA DNS report runs afoul of Redmond
regulations regarding environmental protection and other issues; I'm sure others will identify those to you.
But it's clear to me that Emerald Heights has not adequately supported their position in regard to
those regulations.
I worry that such a large structure will be a monolith, a building that -- while perhaps aesthetically acceptable
on its own in isolation -- will be extremely out of place in a residential community.
The proposed new Emerald Heights facility is much too close to the road, cannot be landscaped well enough to
conceal it, and will be totally out of scale with single family homes in this idyllic residential neighborhood.
Redmond residents have watched with consternation over the years as so many large apartment complexes
have appeared in the skyline, changing for the worse the character and feel of our beloved town. Duly-elected
officials have made decisions to modify the character of our city in that direction within the commercial areas
of town.
And while I bemoan the changing look and feel of those business districts, I've learned to live with it, as it's not
the place where I walk with my family and dog to escape from the stresses of daily life. The place I enjoy that is
in Abbey Road, and I can't abide by the same kind of large building approach being applied in a neighborhood
setting, changing forever the character of a place that should be a sanctuary.
I hope the size and/or location of the proposed structure can be modified so it is not visible from 179th/176th
Ave.
Kindly add my comments above into the public record.
Thank you for your consideration.
Aaron Halabe

Click here to report this email as spam.
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To:
Cc:
Subject:

Aaron Halabe
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Halabe,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Aaron Halabe [mailto:edelbee@msn.com]
Sent: Tuesday, June 13, 2017 7:18 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka.
I write to you regarding my concerns about the proposed new structure at the Emerald Heights Retirement
facility.
I won't quote chapter and verse regarding how Emerald Height’s SEPA DNS report runs afoul of Redmond
regulations regarding environmental protection and other issues; I'm sure others will identify those to you.
But it's clear to me that Emerald Heights has not adequately supported their position in regard to
those regulations.
I worry that such a large structure will be a monolith, a building that -- while perhaps aesthetically acceptable
on its own in isolation -- will be extremely out of place in a residential community.
The proposed new Emerald Heights facility is much too close to the road, cannot be landscaped well enough to
conceal it, and will be totally out of scale with single family homes in this idyllic residential neighborhood.
Redmond residents have watched with consternation over the years as so many large apartment complexes
have appeared in the skyline, changing for the worse the character and feel of our beloved town. Duly-elected
officials have made decisions to modify the character of our city in that direction within the commercial areas
of town.

1

And while I bemoan the changing look and feel of those business districts, I've learned to live with it, as it's not
the place where I walk with my family and dog to escape from the stresses of daily life. The place I enjoy that is
in Abbey Road, and I can't abide by the same kind of large building approach being applied in a neighborhood
setting, changing forever the character of a place that should be a sanctuary.
I hope the size and/or location of the proposed structure can be modified so it is not visible from 179th/176th
Ave.
Kindly add my comments above into the public record.
Thank you for your consideration.
Aaron Halabe

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Adina Trufinescu <adinatru@yahoo.com>
Tuesday, May 30, 2017 8:00 PM
Benjamin Sticka
MayorCouncil
Feedback on Abbey Road development for Emerald Heights

My name is Adina Trufinescu and I live at 17710 NE 104th Way
Redmond, 98052.
Please consider me as Party of Record for the Emerald Heights
project to build an Assisted Living Facility backing 176th ST and the
Abbey Road neighborhood.
I object to the construction of this building as the design, scale and
appearance of the development is not consistent with the existing
neighborhood. This building is institutional in appearance and will
lower the value of the properties in the Abbey Road development.
Thank you for considering my feedback.
Adina Trufinescu
Click here to report this email as spam.
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To:
Cc:
Subject:

Adina Trufinescu
Julie Lawton
RE: Feedback on Abbey Road development for Emerald Heights

Dear Adina Trufinescu,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Adina Trufinescu [mailto:adinatru@yahoo.com]
Sent: Tuesday, May 30, 2017 8:00 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Feedback on Abbey Road development for Emerald Heights

My name is Adina Trufinescu and I live at 17710 NE 104th Way
Redmond, 98052.
Please consider me as Party of Record for the Emerald Heights project to
build an Assisted Living Facility backing 176th ST and the Abbey Road
neighborhood.
I object to the construction of this building as the design, scale and
appearance of the development is not consistent with the existing
neighborhood. This building is institutional in appearance and will lower
the value of the properties in the Abbey Road development.
Thank you for considering my feedback.
Adina Trufinescu
1
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From:
Sent:
To:
Subject:
Attachments:

Aditya Kulkarni <adityakulkarni@outlook.com>
Wednesday, June 14, 2017 11:53 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735
Emerald Heights SEPA DNS Comments - Fischer 06122017.docx

Hi Ben,
Please find my comments regarding the Emerald Heights LAND 2016-01735 attached.
Thanks,
Aditya Kulkarni
Click here to report this email as spam.
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Aditya Kulkarni
10814 179th Ct NE
Redmond, WA 98052
adityakulkarni@outlook
.com

June 14, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report and continue to have a number of concerns about
the proposed expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position they have met
all of Redmond’s regulations for environmental protection and mitigation.
•

•

•
•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and
bike to nearby schools.
SEPA does not adequately support argument that structure is integrated into the existing
neighborhood.
o The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property
adjacent to wooded area.
SEPA highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.
SEPA does not adequately address additional light pollution created for adjacent residences
across the street on 176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1) Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after
project construction.
Emerald Heights states 38% of the final area will include pervious land. Based on my
estimation < 10% of the land will be replanted as the visual drawing submitted by them only
show small portion of the build area to include plantings.
2) Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration
of runoff to recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retail existing vegetation to
maximum extent feasible”, yet they also state on page 11 of SEPA that 100% of the existing
vegetation will be removed from site. These statements are mutually exclusive of one
another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed
into a small bump out in front of a small portion of the structure.
3) Section B, Item 4c (page 12): Provide the number of significant and landmark trees located
on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other
documents they have provided. Per their Arborist study, “126 significant trees were
identified” in the build area and only 3 trees are proposed to be saved in this construction
area (2% of existing trees will be retained, not 87%). The addition of 4 new deciduous trees
and a number of smaller “evergreen trees” is a perfunctory gesture that fails to maintain the
spirit of the SEPA intent. .

4) Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”.
This is a misleading and deceptive statistic. I believe they are indicating the % of new
plantings that will include evergreens. This is not the same as the % of total plants on the
site.

5) Section B, Item 8i (page 17): How many people would reside or work in the completed
project
Emerald Heights has omitted increased work staff needed at the new facility. This should be
into the traffic impact calculations. Do they have sufficient parking in place today? If they
are not planning for it in SEPA, is the City not getting full disclosure?

6) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be
altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”.
This is grotesquely false. How can the City approve such an obviously incorrect statement?
Please refer to previous complaints from Abbey Road HOA petition (>150 signatures) and
the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They
answer SEPA questions in context to their isolated community. Hundreds of community
members outside their property are impacted by this plan. Their proposed structure does
not attempt to match the look and feel of neighboring communities. How can the SEPA not
capture that critical impact?

7) Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the
proposal produce?
The structure will create light pollution for residents across the street of 176th Ave NE. This
is not adequately addressed in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all
nuisance lighting from Emerald Heights facility at night. This canopy would be removed to
accommodate the new building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate
plantings would be small and would provide almost no screening. In addition, a large
number of deciduous trees are proposed and will provide no screening in fall and winter
months.

8) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
•

The 2010 traffic report uses a 2% growth assumption which does not match the recent
growth patterns near this property. Consider the explosive growth in past 7years along
NE 116th St. This has significantly affected traffic patterns on adjacent roads. Jeff
Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road
HOA with relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in
3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in
6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.

•

The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars
enter Abbey Road on north side of Emerald Heights at peak PM rush hour. I drive this
route daily, and can emphatically state this is incorrect. During the 5 minutes it usually
takes me transverse this length of road, I encounter a backup of at least 5 cars at the
172nd Ave NE intersection. To clarify: I see 5 cars in 5 minutes, not 5 cars over the span
of 4 peak transit hours. The 2010 study is not a sound basis to support SEPA DNS.

•

The 2010 report claims no significant traffic accidents had occurred and uses that
conclusion to extrapolate risks through 2020! I know from direct observation there
have been multiple accidents on this road in past 7 years. An increased traffic burden
from this construction puts additional cars on the road and the safety of children who
walk and bike to school at risk. Has Emerald Heights collected data from Redmond
Police to support their position? If not, why not?

•

Increased traffic volume and high rate of speeds observed on 176th Ave have been
mentioned multiple times to the City of Redmond by the Abbey Road HOA. At the April
HOA meeting, the HOA members voiced support for traffic calming measures, and this
feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not
heard of any concrete plans to mitigate these concerns. Adding additional residences at
Emerald Heights will increase traffic from new residents, additional visitors and staff
members. This will tax an already dangerous corridor that the City of Redmond has
already identified. I do not see this highlighted in SEPA DNS.

9) Section B, Item 14f (page 23): Proposed measures to reduce or control transportation
impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number
of staff, or increased number of persons in independent living. In 2013, Emerald Heights
expanded the size of their Independent Living units without any traffic mitigation efforts on
176th Ave. The increase in traffic volume between 2013 and 2016 are correlated to these
unit construction, yet the City did not appropriately hold Emerald Heights accountable for
this burden.

10) Section B, Item 15 (page 23): Would the project result in an increased need for public
services?
Emerald Heights states “no”. This is absurd since increase in population directly correlates
to increase traffic!

To:
Cc:
Subject:

Aditya Kulkarni
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Aditya Kulkarni,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Aditya Kulkarni [mailto:adityakulkarni@outlook.com]
Sent: Wednesday, June 14, 2017 11:53 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Hi Ben,
Please find my comments regarding the Emerald Heights LAND 2016-01735 attached.
Thanks,
Aditya Kulkarni
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Alla Tikhonova <allatikh@gmail.com>
Monday, May 29, 2017 4:22 PM
Benjamin Sticka
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Hello, Mr. Benjamin Sticka,

I have heard, Emerald Heights has submitted a proposal to the City of Redmond for a new "3 Level
Assisted Living Building with a Skybridge connecting to an Existing Independent Living
Building". Project Name: Emerald Heights AL and IL Bldg File Number: LAND -

2016 - 01735

I have the significant concerns including: destruction of mature trees and green space along 176th
Ave NE, 24 / 7 light and noise pollution, and the addition of a multi-story structure which is not
architecturally consistent with an established single family community.

This will detract from the natural beauty of our neighborhood and also hurt our property values.

I certanly disagree with this proposal.

I would like to become a party of record.
My name: Alla Tikhonova
My mailing address: 10915 177th Ct NE, Redmond WA 98052.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

I really appreciate your help,

Alla Tikhonova
E-mail: Allatikh@gmail.com
Mob: (425)985-3041

1
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To:
Cc:
Subject:

Alla Tikhonova
Julie Lawton
RE: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Alla Tikhonova,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Alla Tikhonova [mailto:allatikh@gmail.com]
Sent: Monday, May 29, 2017 4:22 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Hello, Mr. Benjamin Sticka,

I have heard, Emerald Heights has submitted a proposal to the City of Redmond
for a new "3 Level Assisted Living Building with a Skybridge connecting to an
Existing Independent Living Building". Project Name: Emerald Heights AL
and IL Bldg File Number: LAND -2016 - 01735

I have the significant concerns including: destruction of mature trees and green
space along 176th Ave NE, 24 / 7 light and noise pollution, and the addition of
a multi-story structure which is not architecturally consistent with an established
single family community.

This will detract from the natural beauty of our neighborhood and also hurt
our property values.
1

I certanly disagree with this proposal.
I would like to become a party of record.
My name: Alla Tikhonova
My mailing address: 10915 177th Ct NE, Redmond WA 98052.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND 2016 - 01735

I really appreciate your help,

Alla Tikhonova
E-mail: Allatikh@gmail.com
Mob: (425)985-3041

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Alvin Wong <alvinwong@comcast.net>
Tuesday, May 30, 2017 5:02 PM
Benjamin Sticka
Ethanwendy@comcast.net; MayorCouncil
Emerald Heights-Proposed Assisted Living Facility along 176th Ave NE

Hello Ben.
My name is Alvin Wong and I am writing this email to help preserve 176th Ave NE and to become a Party of Record. My
address is 17604 NE 110th Way, Redmond, WA 98052. My house is located right behind the FIELDSTONE sign.
I was born and raised in Seattle, WA –Beacon Hill neighborhood. I moved to Redmond in 1992 and purchased a
beautiful home that I am currently living in. I fell in love with Redmond and the Abbey Road neighborhood -plush green
belts-quiet and peaceful. The Lake Washington school district is #1, proximity of stores and parks makes the City of
Redmond a beautiful place to live and to raise a family. I got married in 2009 and we have a son who just turn 6 years
old attending Horace Mann elementary school.
I am very concerned that Emerald Heights plan to build an Assisted Living Facility backing up to 176th that will eliminate a
large section of the greenbelt, the contemporary architecture, the three-story height and minimal 15’ setback from the
sidewalk is inconsistent with the character of our neighborhood. We always enjoy our family walks along this beautiful
green thoroughfare. We live across the street from the proposed assisted living building and from our backyard, we
currently see beautiful vibrant tall trees. It will be disappointing to see a three story building from our backyard to
replace the beautiful trees.
The building of the Assisted Living Facility is not in compliance with Redmond City Zoning and should not built as
planned. It will violate the following building Redmond Zoning codes:
Excerpts from Section 21.08, Retirement Residences, of the Redmond Zoning Code:
1.
2.
3.
4.
5.

RZC 21.08.C.3.b
RZC 21.08.C5.a
RZC 21.08.d.2
N-EH-14
FW-22

I am strongly against the building of the Emerald Heights assisted Living Facility backing up to 176th.
Sincerely,
Alvin Wong
206-949-3610

Click here to report this email as spam.
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To:
Cc:
Subject:

Alvin Wong
Julie Lawton
RE: Emerald Heights-Proposed Assisted Living Facility along 176th Ave NE

Dear Alvin Wong,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Alvin Wong [mailto:alvinwong@comcast.net]
Sent: Tuesday, May 30, 2017 5:02 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Ethanwendy@comcast.net; MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights-Proposed Assisted Living Facility along 176th Ave NE
Hello Ben.
My name is Alvin Wong and I am writing this email to help preserve 176th Ave NE and to become a Party of Record. My
address is 17604 NE 110th Way, Redmond, WA 98052. My house is located right behind the FIELDSTONE sign.
I was born and raised in Seattle, WA –Beacon Hill neighborhood. I moved to Redmond in 1992 and purchased a
beautiful home that I am currently living in. I fell in love with Redmond and the Abbey Road neighborhood -plush green
belts-quiet and peaceful. The Lake Washington school district is #1, proximity of stores and parks makes the City of
Redmond a beautiful place to live and to raise a family. I got married in 2009 and we have a son who just turn 6 years
old attending Horace Mann elementary school.
I am very concerned that Emerald Heights plan to build an Assisted Living Facility backing up to 176th that will eliminate a
large section of the greenbelt, the contemporary architecture, the three-story height and minimal 15’ setback from the
sidewalk is inconsistent with the character of our neighborhood. We always enjoy our family walks along this beautiful
green thoroughfare. We live across the street from the proposed assisted living building and from our backyard, we
currently see beautiful vibrant tall trees. It will be disappointing to see a three story building from our backyard to
replace the beautiful trees.
The building of the Assisted Living Facility is not in compliance with Redmond City Zoning and should not built as
planned. It will violate the following building Redmond Zoning codes:
Excerpts from Section 21.08, Retirement Residences, of the Redmond Zoning Code:
1

1.
2.
3.
4.
5.

RZC 21.08.C.3.b
RZC 21.08.C5.a
RZC 21.08.d.2
N-EH-14
FW-22

I am strongly against the building of the Emerald Heights assisted Living Facility backing up to 176th.
Sincerely,
Alvin Wong
206-949-3610

Click here to report this email as spam.
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To:
Cc:
Subject:

aluty@frontier.com
Julie Lawton
Emerald Heights comment

Dear Mr. & Mrs. Luty,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
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From:
Sent:
To:
Subject:

Anh Luty <aluty@frontier.com>
Thursday, June 15, 2017 10:40 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Good morning Mr. Sticka,
Like almost all residents at Abbey Road, my greatest concern regarding your new proposal of land use alongside 176th is
that …
The appearance, scale and design of your proposed development are not consistent with the character of Abbey Road
neighborhood. For the past 28 years, all residents in Abbey Road have abided and enforced the community rules and
regulations of Abbey Road HOA whenever we need to alter and/or repair our house. It is more so when it has
something to with the exterior and appearance of our house, roof, deck fence, roof and landscape. We cannot let EH
erect a structure completely out of character to wreck what a community of 205 families have tried to maintain for the
past 28 years.
We urge EH to consider developing the proposed colossal dwelling much far off 176th to conserve the topography and
harmony of our beautiful neighborhood.
Thanks
Anh

Click here to report this email as spam.
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To:
Cc:
Subject:

Anh Luty
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Anh Luty,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Anh Luty [mailto:aluty@frontier.com]
Sent: Thursday, June 15, 2017 10:40 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
Good morning Mr. Sticka,
Like almost all residents at Abbey Road, my greatest concern regarding your new proposal of land use alongside 176th is
that …
The appearance, scale and design of your proposed development are not consistent with the character of Abbey Road
neighborhood. For the past 28 years, all residents in Abbey Road have abided and enforced the community rules and
regulations of Abbey Road HOA whenever we need to alter and/or repair our house. It is more so when it has
something to with the exterior and appearance of our house, roof, deck fence, roof and landscape. We cannot let EH
erect a structure completely out of character to wreck what a community of 205 families have tried to maintain for the
past 28 years.
We urge EH to consider developing the proposed colossal dwelling much far off 176th to conserve the topography and
harmony of our beautiful neighborhood.
Thanks
Anh
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From:
Sent:
To:
Subject:

akurz@anniekurz.com
Tuesday, June 13, 2017 1:42 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka:
Thank you for receiving my input to the SEPA comments for Emerald Heights. Please add my comments below into the
public record. I also request that the City of Redmond reconsider their position on this expansion.
As a 22 year long resident of Abbey Road (18 in Chatsworth and four in Canterbury), I am invested in the ascetics,
consistency of design and traffic flow in my neighborhood. I previously lived for four years on the other side of Education
Hill. I have come to love my Abbey Road neighborhood walkways under the trees, along the trails and sidewalks as a
part of my regular weekly routine. Emerald Heights has been a good neighbor thus far in being an unobtrusive, nonimpactful traffic contributor and good stewards of their land.
I am opposed to the expansion of the Emerald Heights facilities right along our neighborhood’s common road. As I
understand our green walkway will be significantly reduced alongside the large building done in a modern design not in
keeping with our neighborhood. Traffic impacts will undoubtedly be felt as the increase in residents will continue to
push the traffic levels up above the 1400 +per day which is a 50% increase in traffic over the last 6 years. Because our
neighborhood is designated to Horace Mann Elementary School, the kids walk across the 176th Ave NE from 3 of the 5
sub-neighborhoods. The safety risk for children crossing the street is paramount.
After reading the SEPA DNA, I am floored by the comments made by Emerald Heights that there will not be an visual
impairment to our community. Clearly they have only considered their internal neighborhood and not that of their
Abbey Road neighbors.
Couldn’t Emerald Heights consider their expansion on the western edge of their buildable land and not along the shared
corridor with such significant vegetative destruction, negative visual impact and large increase in impervious land? As I
read through it I notice the conflicting statements/drawings where the building is right up to their eastern boundary but
that they state they will be retaining a majority of the trees. How can this be so?
I urge you to verify the truth in the numbers and percentages given as proof of Emerald Heights plans and associated
impacts.

Sincerely,

Annie Kurz

Annie Kurz, MA, MBA, LMHC
Integration Counseling and Coaching
www.anniekurz.com
16625 Redmond Way Suite M 114
Redmond, Washington 98052
akurz@anniekurz.com
1

425-373-0808
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To:
Cc:
Subject:

akurz@anniekurz.com
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Ms. Kurz,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: akurz@anniekurz.com [mailto:akurz@anniekurz.com]
Sent: Tuesday, June 13, 2017 1:42 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
Dear Mr. Sticka:
Thank you for receiving my input to the SEPA comments for Emerald Heights. Please add my comments below into the
public record. I also request that the City of Redmond reconsider their position on this expansion.
As a 22 year long resident of Abbey Road (18 in Chatsworth and four in Canterbury), I am invested in the ascetics,
consistency of design and traffic flow in my neighborhood. I previously lived for four years on the other side of Education
Hill. I have come to love my Abbey Road neighborhood walkways under the trees, along the trails and sidewalks as a
part of my regular weekly routine. Emerald Heights has been a good neighbor thus far in being an unobtrusive, nonimpactful traffic contributor and good stewards of their land.
I am opposed to the expansion of the Emerald Heights facilities right along our neighborhood’s common road. As I
understand our green walkway will be significantly reduced alongside the large building done in a modern design not in
keeping with our neighborhood. Traffic impacts will undoubtedly be felt as the increase in residents will continue to
push the traffic levels up above the 1400 +per day which is a 50% increase in traffic over the last 6 years. Because our
neighborhood is designated to Horace Mann Elementary School, the kids walk across the 176th Ave NE from 3 of the 5
sub-neighborhoods. The safety risk for children crossing the street is paramount.
After reading the SEPA DNA, I am floored by the comments made by Emerald Heights that there will not be an visual
impairment to our community. Clearly they have only considered their internal neighborhood and not that of their
Abbey Road neighbors.
Couldn’t Emerald Heights consider their expansion on the western edge of their buildable land and not along the shared
corridor with such significant vegetative destruction, negative visual impact and large increase in impervious land? As I
1

read through it I notice the conflicting statements/drawings where the building is right up to their eastern boundary but
that they state they will be retaining a majority of the trees. How can this be so?
I urge you to verify the truth in the numbers and percentages given as proof of Emerald Heights plans and associated
impacts.

Sincerely,

Annie Kurz

Annie Kurz, MA, MBA, LMHC
Integration Counseling and Coaching
www.anniekurz.com
16625 Redmond Way Suite M 114
Redmond, Washington 98052
akurz@anniekurz.com
425-373-0808
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From:
Sent:
To:
Cc:
Subject:

Anthony Fischer <Anthony.Fischer@microsoft.com>
Tuesday, May 16, 2017 5:16 PM
Benjamin Sticka
'aafischer@gmail.com'
Regarding LAND-2016-01735 Emerald Heights Building

Hello Mr. Sticka,
I received Redmond City’s Notice of Application for Emerald Height’s Assisted Living Building (LAND-2016-01735)
I am a 10year resident of Abbey Road, and I will be directly impacted by the proposed structure.
Per my understanding of the drawings –
Emerald Heights plans to remove the green-belt adjacent to 176th Ave NE near the intersection of NE 110th Way.
It will then replace our existing green wall of trees with a 350ft long, 3-story monolith directly adjacent to existing
property lines.
The new structure will be in direct line of site to all the homes immediately across the street and visible to all the
community members who walk, bike, and drive this area daily.
Needless to say, I am extremely concerned about the proposal.
My family and I ask you to consider the negative impacts this expansion will create and to work with Emerald Heights to
develop alternate solutions.
Abbey road is a beautiful neighborhood that relishes its bucolic tree-lined streets.
By permitting this building expansion, you will cast off another piece of Redmond’s charm and trade it for an eyesore
that invades our community space.
Allowing Emerald Heights expansion puts one company’s profits ahead of the will of an entire neighborhood that shares
its boarder. This is backwards!
My counter proposal:
1) Deny Emerald Height’s proposed expansion adjacent to 176th Ave NE.
Instead, encourage them to use the large forested area they own on west side of their property.
The is not directly adjacent to other communities and can be expanded upon easily without impacting others.
2) Impose a height restriction on buildings near or adjacent to 176th Ave NE.
It is absurd to believe a new, >30ft housing structure immediately adjacent to community sidewalks can be
integrated into an established, 30yr old single-family housing community.
3) Expand the rules regarding removal of green belts near easements to save the tree-lined canopy along 176th Ave
NE and grandfather in views that my community cherishes!
This belongs to Redmond, not unlike the other green-belts that span our city.
Please reconsider Emerald Height’s proposal, and help protect our community!
Sincerely,
Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
425-223-0155
1
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To:
Cc:
Subject:

Anthony Fischer
Julie Lawton
RE: Regarding LAND-2016-01735 Emerald Heights Building

Mr. Fischer,
Thank you for your follow-up email. I have provided answers to your questions below in RED. If you
need anything else, please let me know. Otherwise, I am also available by phone if you would like to
discuss these items in more detail? Thank you and have a nice day.
What rights do I have in this situation?
I have added you as a “Party of Record” for the proposed project. As a “Party of Record” you will
receive updates to the project including the Notice of Decision. Within that document, you will see
instructions on “next steps” including avenues for an appeal. I would expect a Notice of Decision to
be issued within the next 6-8 weeks.
Is asking for public feedback a formality or a real process for discussion?
The Notice of Application is a legal requirement, which requires the City to notify legal property
owners, which is how you were notified of the project. This requirement provides the opportunity for
public comment and provides information on how to inform legal of “next steps”.
Is a waiver being requested by Emerald to build this (that the city can review/deny) or is this just
another cut and dry expansion from your perspective with little administrative push back expected?
The applicant requested deviations for this project, which will be spelled out within the Notice of
Decision. The deviations are explained in greater detail in the Notice of Decision. You should expect
to see that within 6-8 weeks as mentioned in the first response.
In other words - what is the threshold of anger the city is looking for to really act on complaints such
as mine?
Once you have received the Notice of Decision, please review it in its entirety. Again, the NOD will
speak to avenues for an appeal, as they are only allowed after the issuance of the NOD.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Benjamin Sticka [mailto:bsticka@redmond.gov]
Sent: Wednesday, May 17, 2017 10:39 AM
To: Anthony Fischer <Anthony.Fischer@microsoft.com>
1

Cc: Julie Lawton <julie@lawtonpmg.com>
Subject: RE: Regarding LAND-2016-01735 Emerald Heights Building
Mr. Fischer,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have provided a link,
which shows the proposal in more detail which includes the following: site plan, floor plan and elevations. Finally, I have
shared your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to
either email myself and/or Julie. Thank you.
Emerald Heights link
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Anthony Fischer [mailto:Anthony.Fischer@microsoft.com]
Sent: Tuesday, May 16, 2017 5:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: 'aafischer@gmail.com' <aafischer@gmail.com>
Subject: Regarding LAND-2016-01735 Emerald Heights Building
Hello Mr. Sticka,
I received Redmond City’s Notice of Application for Emerald Height’s Assisted Living Building (LAND-2016-01735)
I am a 10year resident of Abbey Road, and I will be directly impacted by the proposed structure.
Per my understanding of the drawings –
Emerald Heights plans to remove the green-belt adjacent to 176th Ave NE near the intersection of NE 110th Way.
It will then replace our existing green wall of trees with a 350ft long, 3-story monolith directly adjacent to existing
property lines.
The new structure will be in direct line of site to all the homes immediately across the street and visible to all the
community members who walk, bike, and drive this area daily.
Needless to say, I am extremely concerned about the proposal.
My family and I ask you to consider the negative impacts this expansion will create and to work with Emerald Heights to
develop alternate solutions.
Abbey road is a beautiful neighborhood that relishes its bucolic tree-lined streets.
By permitting this building expansion, you will cast off another piece of Redmond’s charm and trade it for an eyesore
that invades our community space.
Allowing Emerald Heights expansion puts one company’s profits ahead of the will of an entire neighborhood that shares
its boarder. This is backwards!
My counter proposal:
2

1) Deny Emerald Height’s proposed expansion adjacent to 176th Ave NE.
Instead, encourage them to use the large forested area they own on west side of their property.
The is not directly adjacent to other communities and can be expanded upon easily without impacting others.
2) Impose a height restriction on buildings near or adjacent to 176th Ave NE.
It is absurd to believe a new, >30ft housing structure immediately adjacent to community sidewalks can be
integrated into an established, 30yr old single-family housing community.
3) Expand the rules regarding removal of green belts near easements to save the tree-lined canopy along 176th Ave
NE and grandfather in views that my community cherishes!
This belongs to Redmond, not unlike the other green-belts that span our city.
Please reconsider Emerald Height’s proposal, and help protect our community!
Sincerely,
Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
425-223-0155
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To:
Cc:
Subject:

Anthony Fischer
Julie Lawton
RE: Regarding LAND-2016-01735 Emerald Heights Building

Mr. Fischer,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a public record. Additionally, I have provided a link, which
shows the proposal in more detail which includes: site plan, floor plan and elevations. Finally, I have shared your
concerns with Julie Lawton with Emerald Heights who represents the applicant. If you have any additional questions,
please feel free to either email myself and/or Julie. Thank you.
Emerald Heights link
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Anthony Fischer [mailto:Anthony.Fischer@microsoft.com]
Sent: Tuesday, May 16, 2017 5:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: 'aafischer@gmail.com' <aafischer@gmail.com>
Subject: Regarding LAND-2016-01735 Emerald Heights Building
Hello Mr. Sticka,
I received Redmond City’s Notice of Application for Emerald Height’s Assisted Living Building (LAND-2016-01735)
I am a 10year resident of Abbey Road, and I will be directly impacted by the proposed structure.
Per my understanding of the drawings –
Emerald Heights plans to remove the green-belt adjacent to 176th Ave NE near the intersection of NE 110th Way.
It will then replace our existing green wall of trees with a 350ft long, 3-story monolith directly adjacent to existing
property lines.
The new structure will be in direct line of site to all the homes immediately across the street and visible to all the
community members who walk, bike, and drive this area daily.
Needless to say, I am extremely concerned about the proposal.
My family and I ask you to consider the negative impacts this expansion will create and to work with Emerald Heights to
develop alternate solutions.
Abbey road is a beautiful neighborhood that relishes its bucolic tree-lined streets.
By permitting this building expansion, you will cast off another piece of Redmond’s charm and trade it for an eyesore
that invades our community space.
1

Allowing Emerald Heights expansion puts one company’s profits ahead of the will of an entire neighborhood that shares
its boarder. This is backwards!
My counter proposal:
1) Deny Emerald Height’s proposed expansion adjacent to 176th Ave NE.
Instead, encourage them to use the large forested area they own on west side of their property.
The is not directly adjacent to other communities and can be expanded upon easily without impacting others.
2) Impose a height restriction on buildings near or adjacent to 176th Ave NE.
It is absurd to believe a new, >30ft housing structure immediately adjacent to community sidewalks can be
integrated into an established, 30yr old single-family housing community.
3) Expand the rules regarding removal of green belts near easements to save the tree-lined canopy along 176th Ave
NE and grandfather in views that my community cherishes!
This belongs to Redmond, not unlike the other green-belts that span our city.
Please reconsider Emerald Height’s proposal, and help protect our community!
Sincerely,
Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
425-223-0155
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Anthony Fischer <Anthony.Fischer@microsoft.com>
Monday, June 12, 2017 11:49 AM
Benjamin Sticka
Mayor (Internet); Anthony Fischer
RE: Regarding LAND-2016-01735 Emerald Heights Building
Emerald Heights SEPA DNS Comments - Fischer 06122017.docx

Hello Mr. Sticka,
I have reviewed Emerald Heights SEPA DNS.
Attached comments highlight a number of errors and omissions I have with their submission and the City’s decision.
Please review these with necessary persons in the Planning organization.
(note - your new Director does not have an email address posted to city website yet)
Again, I urge you and your team to reconsider the City’s position on this matter.
The Abbey Road HOA has mobilized significant opposition to this proposal.
I expect our community to file a formal appeal by the stated deadline.
Regards,
Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
425-223-0155

From: Benjamin Sticka [mailto:bsticka@redmond.gov]
Sent: Wednesday, May 17, 2017 10:39 AM
To: Anthony Fischer <Anthony.Fischer@microsoft.com>
Cc: Julie Lawton <julie@lawtonpmg.com>
Subject: RE: Regarding LAND-2016-01735 Emerald Heights Building
Mr. Fischer,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have provided a link,
which shows the proposal in more detail which includes the following: site plan, floor plan and elevations. Finally, I have
shared your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to
either email myself and/or Julie. Thank you.
Emerald Heights link
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
1

Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Anthony Fischer [mailto:Anthony.Fischer@microsoft.com]
Sent: Tuesday, May 16, 2017 5:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: 'aafischer@gmail.com' <aafischer@gmail.com>
Subject: Regarding LAND-2016-01735 Emerald Heights Building
Hello Mr. Sticka,
I received Redmond City’s Notice of Application for Emerald Height’s Assisted Living Building (LAND-2016-01735)
I am a 10year resident of Abbey Road, and I will be directly impacted by the proposed structure.
Per my understanding of the drawings –
Emerald Heights plans to remove the green-belt adjacent to 176th Ave NE near the intersection of NE 110th Way.
It will then replace our existing green wall of trees with a 350ft long, 3-story monolith directly adjacent to existing
property lines.
The new structure will be in direct line of site to all the homes immediately across the street and visible to all the
community members who walk, bike, and drive this area daily.
Needless to say, I am extremely concerned about the proposal.
My family and I ask you to consider the negative impacts this expansion will create and to work with Emerald Heights to
develop alternate solutions.
Abbey road is a beautiful neighborhood that relishes its bucolic tree-lined streets.
By permitting this building expansion, you will cast off another piece of Redmond’s charm and trade it for an eyesore
that invades our community space.
Allowing Emerald Heights expansion puts one company’s profits ahead of the will of an entire neighborhood that shares
its boarder. This is backwards!
My counter proposal:
1) Deny Emerald Height’s proposed expansion adjacent to 176th Ave NE.
Instead, encourage them to use the large forested area they own on west side of their property.
The is not directly adjacent to other communities and can be expanded upon easily without impacting others.
2) Impose a height restriction on buildings near or adjacent to 176th Ave NE.
It is absurd to believe a new, >30ft housing structure immediately adjacent to community sidewalks can be
integrated into an established, 30yr old single-family housing community.
3) Expand the rules regarding removal of green belts near easements to save the tree-lined canopy along 176th Ave
NE and grandfather in views that my community cherishes!
This belongs to Redmond, not unlike the other green-belts that span our city.
Please reconsider Emerald Height’s proposal, and help protect our community!
Sincerely,
Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
2

425-223-0155
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Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
aafischer@gmail.com

June 11, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report and continue to have a number of concerns about
the proposed expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position they have met
all of Redmond’s regulations for environmental protection and mitigation.
•

•

•
•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and
bike to nearby schools.
SEPA does not adequately support argument that structure is integrated into the existing
neighborhood.
o The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property
adjacent to wooded area.
SEPA highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.
SEPA does not adequately address additional light pollution created for adjacent residences
across the street on 176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1) Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after
project construction.
Emerald Heights states 38% of the final area will include pervious land.
This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very
small portion of the build area will include plantings. I estimate <10% of land will be
replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears
to be based on its entire 38-acre property even though more than half of their acreage is
Class II stream/Critical area and unbuildable. In an attempt to maximize profit, they are
pushing high density structures to the edges of their buildable land. If the purpose of the
zoning control is to maintain even and aesthetically acceptable building patterns across
discontinuous land use areas, their proposal is a failure.
Instead, I suggest they convert the buildable land on their western boundary that currently
houses 4 single residence cottages into higher density development. In this way, the large
structure would be shielded from nearby communities. Relocating displaced cottages to
their eastern border could be accommodated with less screening and more overall harmony
with the surrounding neighborhood near 176th Ave NE.

2) Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration
of runoff to recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retail existing vegetation to
maximum extent feasible”, yet they also state on page 11 of SEPA that 100% of the existing
vegetation will be removed from site. These statements are mutually exclusive of one
another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed
into a small bump out in front of a small portion of the structure. Their answer to this
question is far overstated.

3) Section B, Item 4c (page 12): Provide the number of significant and landmark trees located
on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other
documents they have provided. Per their Arborist study, “126 significant trees were
identified” in the build area and only 3 trees are proposed to be saved in this construction
area (2% of existing trees will be retained, not 87%). The addition of 4 new deciduous trees
and a number of smaller “evergreen trees” is a perfunctory gesture that fails to maintain the
spirit of the SEPA intent.

4) Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or
enhance vegetation of the site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in
harmony with the lush and natural aesthetic of the surrounding landscape”. Their
statement is incorrect. The proposal removes 98% of existing vegetation and replaces it
with a 3-story monstrosity with poor attention to plantings near the base of the structure.
Replacement trees will never reach mature height given constraints imposed by new
structure. There is very little preserved and nothing is build area is enhanced with this
proposal.

5) Section B, Item 5a (page 13): affected animals
Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly
decreasing due to explosive growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby
Greystone neighborhood on Emerald Heights northern border.

6) Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”.
This is a misleading and deceptive statistic. I believe they are indicating the % of new
plantings that will include evergreens. This is not the same as the % of total plants on the
site.

7) Section B, item 8c (page 16): Describe and structures on site:
Emerald Heights suggests their buildings “have a residential quality to them”. This is
subjective, and I find Emerald Height’s depiction absurd. How have they determined the
building has a “residential quality to them”? I could just as easily say the building has a
“Depressing Monolith Communist-Bloc Architecture quality to them”

8) Section B, Item 8i (page 17): How many people would reside or work in the completed
project
Emerald Heights has omitted increased work staff needed at the new facility. This should be
into the traffic impact calculations. This is relevant, as I am already aware of existing
Emerald Heights staff illegally parking on NE 108th Ave during work hours. Do they have
sufficient parking in place today? If they are not planning for it in SEPA, is the City not
getting full disclosure?

9) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be
altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”.
This is grotesquely false. How can the City approve such an obviously incorrect statement?
Please refer to previous complaints from Abbey Road HOA petition (>150 signatures) and
the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They
answer SEPA questions in context to their isolated community. Hundreds of community
members outside their property are impacted by this plan. Their proposed structure does
not attempt to match the look and feel of neighboring communities. How can the SEPA not
capture that critical impact?

10) Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the
proposal produce?
The structure will create light pollution for residents across the street of 176th Ave NE. This
is not adequately addressed in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all
nuisance lighting from Emerald Heights facility at night. This canopy would be removed to
accommodate the new building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate
plantings would be small and would provide almost no screening. In addition, a large
number of deciduous trees are proposed and will provide no screening in fall and winter
months.

11) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
•

The 2010 traffic report uses a 2% growth assumption which does not match the recent
growth patterns near this property. Consider the explosive growth in past 7years along
NE 116th St. This has significantly affected traffic patterns on adjacent roads. Jeff
Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road
HOA with relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in
3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in
6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.

•

The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars
enter Abbey Road on north side of Emerald Heights at peak PM rush hour. I drive this
route daily, and can emphatically state this is incorrect. During the 5 minutes it usually
takes me transverse this length of road, I encounter a backup of at least 5 cars at the
172nd Ave NE intersection. To clarify: I see 5 cars in 5 minutes, not 5 cars over the span
of 4 peak transit hours. The 2010 study is not a sound basis to support SEPA DNS.

•

The 2010 report claims no significant traffic accidents had occurred and uses that
conclusion to extrapolate risks through 2020! I know from direct observation there
have been multiple accidents on this road in past 7 years. An increased traffic burden
from this construction puts additional cars on the road and the safety of children who
walk and bike to school at risk. Has Emerald Heights collected data from Redmond
Police to support their position? If not, why not?

•

Increased traffic volume and high rate of speeds observed on 176th Ave have been
mentioned multiple times to the City of Redmond by the Abbey Road HOA. At the April
HOA meeting, the HOA members voiced support for traffic calming measures, and this
feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not
heard of any concrete plans to mitigate these concerns. Adding additional residences at
Emerald Heights will increase traffic from new residents, additional visitors and staff
members. This will tax an already dangerous corridor that the City of Redmond has
already identified. I do not see this highlighted in SEPA DNS.

12) Section B, Item 14f (page 23): Proposed measures to reduce or control transportation
impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number
of staff, or increased number of persons in independent living. In 2013, Emerald Heights
expanded the size of their Independent Living units without any traffic mitigation efforts on
176th Ave. the increase in traffic volume between 2013 and 2016 are correlated to these
unit construction, yet the City did not appropriately hold Emerald Heights accountable for
this burden.

13) Section B, Item 15 (page 23): Would the project result in an increased need for public
services?
Emerald Heights states “no”. how can this be? They plan to increase the population density
at the site, but not plan for increased need for public services? Absurd!

To:
Cc:
Subject:

Anthony Fischer
Julie Lawton
RE: Regarding LAND-2016-01735 Emerald Heights Building

Dear Mr. Fischer,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Anthony Fischer [mailto:Anthony.Fischer@microsoft.com]
Sent: Monday, June 12, 2017 11:49 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Mayor (Internet) <Mayor@redmond.gov>; Anthony Fischer <Anthony.Fischer@microsoft.com>
Subject: RE: Regarding LAND-2016-01735 Emerald Heights Building
Hello Mr. Sticka,
I have reviewed Emerald Heights SEPA DNS.
Attached comments highlight a number of errors and omissions I have with their submission and the City’s decision.
Please review these with necessary persons in the Planning organization.
(note - your new Director does not have an email address posted to city website yet)
Again, I urge you and your team to reconsider the City’s position on this matter.
The Abbey Road HOA has mobilized significant opposition to this proposal.
I expect our community to file a formal appeal by the stated deadline.
Regards,
Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
425-223-0155

From: Benjamin Sticka [mailto:bsticka@redmond.gov]
Sent: Wednesday, May 17, 2017 10:39 AM
To: Anthony Fischer <Anthony.Fischer@microsoft.com>
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Cc: Julie Lawton <julie@lawtonpmg.com>
Subject: RE: Regarding LAND-2016-01735 Emerald Heights Building
Mr. Fischer,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have provided a link,
which shows the proposal in more detail which includes the following: site plan, floor plan and elevations. Finally, I have
shared your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to
either email myself and/or Julie. Thank you.
Emerald Heights link
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Anthony Fischer [mailto:Anthony.Fischer@microsoft.com]
Sent: Tuesday, May 16, 2017 5:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: 'aafischer@gmail.com' <aafischer@gmail.com>
Subject: Regarding LAND-2016-01735 Emerald Heights Building
Hello Mr. Sticka,
I received Redmond City’s Notice of Application for Emerald Height’s Assisted Living Building (LAND-2016-01735)
I am a 10year resident of Abbey Road, and I will be directly impacted by the proposed structure.
Per my understanding of the drawings –
Emerald Heights plans to remove the green-belt adjacent to 176th Ave NE near the intersection of NE 110th Way.
It will then replace our existing green wall of trees with a 350ft long, 3-story monolith directly adjacent to existing
property lines.
The new structure will be in direct line of site to all the homes immediately across the street and visible to all the
community members who walk, bike, and drive this area daily.
Needless to say, I am extremely concerned about the proposal.
My family and I ask you to consider the negative impacts this expansion will create and to work with Emerald Heights to
develop alternate solutions.
Abbey road is a beautiful neighborhood that relishes its bucolic tree-lined streets.
By permitting this building expansion, you will cast off another piece of Redmond’s charm and trade it for an eyesore
that invades our community space.
Allowing Emerald Heights expansion puts one company’s profits ahead of the will of an entire neighborhood that shares
its boarder. This is backwards!
My counter proposal:
2

1) Deny Emerald Height’s proposed expansion adjacent to 176th Ave NE.
Instead, encourage them to use the large forested area they own on west side of their property.
The is not directly adjacent to other communities and can be expanded upon easily without impacting others.
2) Impose a height restriction on buildings near or adjacent to 176th Ave NE.
It is absurd to believe a new, >30ft housing structure immediately adjacent to community sidewalks can be
integrated into an established, 30yr old single-family housing community.
3) Expand the rules regarding removal of green belts near easements to save the tree-lined canopy along 176th Ave
NE and grandfather in views that my community cherishes!
This belongs to Redmond, not unlike the other green-belts that span our city.
Please reconsider Emerald Height’s proposal, and help protect our community!
Sincerely,
Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
425-223-0155

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Barbara Harrison <babsharrison01@gmail.com>
Monday, May 29, 2017 4:17 PM
Benjamin Sticka
MayorCouncil
Emerald Heights Proposed Building Along 176 Ave NE

Mayor Marchione, Mr. Sticka and Redmond City Council:
Homeowner: Barbara Harrison
17719 NE 110th Way
Redmond, WA 98052
Kindly include my name to the Party of Record regarding the proposed Emerald Heights addition to their current campus
along 176th Ave N.E.
I'm a homeowner in Abbey Road, Fieldstone subdivision. I am within the 500 feet of the proposed new addition being
presented by Emerald Heights.
I feel the new three story structure being considered as an addition to the Emerald Heights campus is not in keeping
with the homes and landscape of the Abbey Road Development.
The architectural design does not fit with our single family homes and has the characteristics of an industrial structure.
The current greenbelt along 176 has been part of the community we have enjoyed for the last 24 years. As I review the
plans and considerations presented by Emerald Heights, I can see that the plans to landscape the area to help conceal
the new structure can not be accomplished with only 15 feet of planting space and he scale of the building.
Thank you for your consideration,
Barbara Harrison

Click here to report this email as spam.
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To:
Cc:
Subject:

Barbara Harrison
Julie Lawton
RE: Emerald Heights Proposed Building Along 176 Ave NE

Dear Ms. Harrison,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Barbara Harrison [mailto:babsharrison01@gmail.com]
Sent: Monday, May 29, 2017 4:17 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights Proposed Building Along 176 Ave NE

Mayor Marchione, Mr. Sticka and Redmond City Council:
Homeowner: Barbara Harrison
17719 NE 110th Way
Redmond, WA 98052
Kindly include my name to the Party of Record regarding the proposed Emerald Heights addition to their
current campus along 176th Ave N.E.
I'm a homeowner in Abbey Road, Fieldstone subdivision. I am within the 500 feet of the proposed new
addition being presented by Emerald Heights.
I feel the new three story structure being considered as an addition to the Emerald Heights campus is not in
keeping with the homes and landscape of the Abbey Road Development.
The architectural design does not fit with our single family homes and has the characteristics of an industrial
structure.
The current greenbelt along 176 has been part of the community we have enjoyed for the last 24 years. As I
review the plans and considerations presented by Emerald Heights, I can see that the plans to landscape the area
to help conceal the new structure can not be accomplished with only 15 feet of planting space and he scale of
the building.
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Thank you for your consideration,
Barbara Harrison

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Barbara Harrison <babsharrison01@gmail.com>
Thursday, June 15, 2017 1:38 PM
Benjamin Sticka
MayorCouncil
Emerald Heights Proposal

I have been a homeowner in Abby Road (Fieldstone) for 25 years and am very concerned about the impact of this
proposed project.

I have received and reviewed the Emerald Height’s SEPA DNA report and these are my concerns:

•

Destruction of mature trees and green space along 176th Ave NE.

• Light and noise pollution for residents directly across the street. The existing trees block the light from Emerald
Heights at night.

• Plans to landscape the area to help conceal the structure cannot be accomplished with only 15 feet of planting
space. Their landscape plans will not screen their building well.

•

The multi-story structure which is not architecturally consistent with the established single family community.

• Increased traffic burden with an increase of safety issues for children walking to nearby schools, adults and bike
riders. This increase of traffic would come from new residents to Emerald Heights, new staffing and the many visitors
and vendors that frequently visit their site.

My feeling is that the City of Redmond is not getting full disclosure from Emerald Heights for their SEPA DNA
Report. The City must have full disclosure with correct statements regarding Emerald Height’s intensions; to make sure
this project is not approved as currently presented. The city must make available current impact studies regarding this
project.

1

Regards,

Barbara Harrison

Click here to report this email as spam.
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To:
Cc:
Subject:

Barbara Harrison
Julie Lawton
RE: Emerald Heights Proposal

Dear Ms. Harrison,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Barbara Harrison [mailto:babsharrison01@gmail.com]
Sent: Thursday, June 15, 2017 1:38 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights Proposal

I have been a homeowner in Abby Road (Fieldstone) for 25 years and am very concerned about the impact of
this proposed project.

I have received and reviewed the Emerald Height’s SEPA DNA report and these are my concerns:

•

Destruction of mature trees and green space along 176th Ave NE.

•
Light and noise pollution for residents directly across the street. The existing trees block the light from
Emerald Heights at night.

1

•
Plans to landscape the area to help conceal the structure cannot be accomplished with only 15 feet of
planting space. Their landscape plans will not screen their building well.

•
The multi-story structure which is not architecturally consistent with the established single family
community.

•
Increased traffic burden with an increase of safety issues for children walking to nearby schools, adults and
bike riders. This increase of traffic would come from new residents to Emerald Heights, new staffing and the
many visitors and vendors that frequently visit their site.

My feeling is that the City of Redmond is not getting full disclosure from Emerald Heights for their SEPA DNA
Report. The City must have full disclosure with correct statements regarding Emerald Height’s intensions; to
make sure this project is not approved as currently presented. The city must make available current impact
studies regarding this project.

Regards,

Barbara Harrison

Click here to report this email as spam.
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From:
Sent:
To:
Subject:
Attachments:

Brian Bilodeau <brian_bilodeau@hotmail.com>
Wednesday, June 14, 2017 5:50 AM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735
Emerald Heights SEPA DNS Comments - Bilodeau 06132017.docx

> Mr. Sticka,
>
> Please see attached comments regarding SEPA DNS report for Emerald Heights LAND 2016-01735.
>
> Regards,
> Brian Bilodeau
>
> Brian Bilodeau
> 17744 NE 108th Way
> Redmond, WA 98052
> P. 425-202-7560
>
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Brian Bilodeau
17744 NE 108th Way
Redmond, WA 98052
June 13, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report and continue to have a number of concerns about
the proposed expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position they have met
all of Redmond’s regulations for environmental protection and mitigation.
•

•

•
•

SEPA DNS report uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and
bike to nearby schools.
SEPA DNS report does not adequately support argument that structure is integrated into the
existing neighborhood.
o The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property
adjacent to wooded area.
SEPA DNS report highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.
SEPA DNS report does not adequately address additional light pollution created for adjacent
residences across the street on 176th Ave NE.

SEPA DNS Report Inconsistencies:
1) Transportation
Section B, Item 14e, p. 22 - SEPA DNS report states “there would be no change in the traffic
generated…”
•

The 2010 traffic report uses a 2% growth assumption which does not match the recent
growth patterns near this property. Consider the explosive growth in the past 7 years
along NE 116th St. This has significantly affected traffic patterns on adjacent roads. Jeff
Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road
HOA with relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in
3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in
6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.

•

Increased traffic volume and high rate of speeds observed on 176th Ave have been
mentioned multiple times to the City of Redmond by the Abbey Road HOA. At the April
HOA meeting, the HOA members voiced support for traffic calming measures, and this
feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not
heard of any concrete plans to mitigate these concerns.

•

I can also provide a recent personal example of dangerous driver behavior observed in
our neighborhood. On April 29 around 11 AM, my wife was walking with a neighbor and
her/our 3 elementary school girls (ages 7 and 11) to the Horace Mann Bike Derby. The
girls were all on their bicycles. She and the other parent crossed 176th Ave just south of
NE 108th Way where there is a path toward Redmond High School. There is no marked
pedestrian walkway so my wife walked into the street first to ensure the children could
pass safely. An elderly male driver in a white sedan sped along 176th Ave southbound
despite the fact that my wife was already standing in the street to allow the girls to
safely cross the street. He slammed on his brakes and came within inches of where my
wife was standing. He was not apologetic, and did not seem to be concerned that his
bumper was almost touching my wife’s legs. If the City of Redmond does not actively
monitor this corridor, I fear that a pedestrian will be seriously injured or killed due to
factors that we can control.

•

Adding additional residences at Emerald Heights will increase traffic from new
residents, additional visitors and staff members. This will tax an already dangerous
corridor that the City of Redmond has already identified. I do not see this highlighted
in SEPA DNS report.

2) Aesthetics
The proposed building will lead to the destruction of mature trees and green space along
176th Ave NE, light and noise pollution, and the addition of a multi-story structure which is
not architecturally consistent with an established single family community.

Section B, Item 3a8 ,p.9 – SEPA DNS report states “The project maximizes landscaped area,
and retains existing vegetation to the maximum extent feasible…”
Section B, Item 4b, .p.11 – SEPA DNS report states “ All vegetation within the construction
limits would be removed…” These statements are mutually exclusive of one another.
Section B, Item 8c, p.16 – SEPA DNS report states “The buildings have a residential quality to
them.” The renderings of the proposed building are not architecturally consistent with the
single family residences in the Abbey Road neighborhood.
Section B, Item 10, p. 19 – SEPA DNS report states “views for the neighboring developments
will not be altered” How can the views not be altered by removal of “all vegetation within
the construction limits”? The renderings of the proposed building do not demonstrate
sufficient screening by future plantings and data provided regarding number and type of
future plantings is inconsistent and unclear.
Section B, Item 11a, 11b, p. 20 – SEPA DNS report states “lighting from the finished project
will not be a safety hazard nor interfere with views” The structure will create light pollution
for residents across the street of 176th Ave NE. The tree canopy that exists between NE
108th Way and NE 110th Way blocks nuisance lighting from the facility at night. This canopy
would be removed to accommodate the new building and proposed plantings do not
demonstrate sufficient screening.

To:
Subject:

Brian Bilodeau
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Bilodeau,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
-----Original Message----From: Brian Bilodeau [mailto:brian_bilodeau@hotmail.com]
Sent: Wednesday, June 14, 2017 5:50 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
> Mr. Sticka,
>
> Please see attached comments regarding SEPA DNS report for Emerald Heights LAND 2016-01735.
>
> Regards,
> Brian Bilodeau
>
> Brian Bilodeau
> 17744 NE 108th Way
> Redmond, WA 98052
> P. 425-202-7560
>
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From:
Sent:
To:
Cc:
Subject:

Bruce Barnes <barnesbrucea@gmail.com>
Thursday, May 18, 2017 3:36 PM
Benjamin Sticka
barnesbrucea@gmail.com; carolyn.a.barnes@gmail.com
Request to Become Registered as a Party of Record for Emerald Heights Proposed AL
and IL Bldg - File Number Land-2016-01735

Mr. Benjamin Sticka,
At this time we wish to be added as a Party of Record for the proposed Emerald
Heights buildings AL and IL.
Our contact information is as follows:
Bruce & Carolyn Barnes
10936 178th Ct NE
Redmond, WA 98052
Home phone 425.885.4279
barnesbrucea@gmail.com
carolyn.a.barnes@gmail.com
Our initial impression is that the proposed assisted living building is much too close to
176th Avenue.
Kind regards,
Bruce & Carolyn Barnes
Click here to report this email as spam.
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To:
Subject:

Bruce Barnes
RE: Request to Become Registered as a Party of Record for Emerald Heights Proposed
AL and IL Bldg - File Number Land-2016-01735

Mr. & Mrs. Barnes,

Good morning. As per your request, I have added you both as a “party of record” for the proposed Emerald Heights
building. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Bruce Barnes [mailto:barnesbrucea@gmail.com]
Sent: Thursday, May 18, 2017 3:36 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: barnesbrucea@gmail.com; carolyn.a.barnes@gmail.com
Subject: Request to Become Registered as a Party of Record for Emerald Heights Proposed AL and IL Bldg - File Number
Land-2016-01735

Mr. Benjamin Sticka,
At this time we wish to be added as a Party of Record for the proposed Emerald
Heights buildings AL and IL.
Our contact information is as follows:
Bruce & Carolyn Barnes
10936 178th Ct NE
Redmond, WA 98052
Home phone 425.885.4279
barnesbrucea@gmail.com
carolyn.a.barnes@gmail.com
Our initial impression is that the proposed assisted living building is much too close to
176th Avenue.
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Kind regards,
Bruce & Carolyn Barnes
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Bruce Juntti <the99nomad@gmail.com>
Tuesday, May 30, 2017 1:11 PM
Benjamin Sticka; MayorCouncil
Proposed Emerald Heights Facility is NON-compliant

Dear Ben Sticka:
I want to make a comment about the proposed new Emerald Heights facility along 176th in our Abbey Road
neighborhood. I believe this facility is NON-compliant with many sections of the RZC. Specifically, this violates section
RZC 21.08.C.3.b concerning landscape requirements: "setback areas located adjacent to the side, street side, and rear
property lines shall be landscaped to SUFFICIENTLY SCREEN from residential areas" and "EXISTING MATURE
VEGETATION SHALL BE RETAINED". Also it violates the section RZC 21.08.D.2: "The design, scale, and appearance of the
development is CONSISTENT with the character of the existing and planned neighborhood in which it is located". The
proposed building is a 3-story monolithic structure that is entirely INCONSISTENT with the traditional character of our
neighborhood. These are only a couple of examples with which the proposal is non-compliant. It should NOT be
approved. Please add me as one of the "parties of record".
Thank you
Bruce Juntti
17807 NE 109th Ct
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Bruce Juntti
Julie Lawton
RE: Proposed Emerald Heights Facility is NON-compliant

Dear Bruce Juntti,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Bruce Juntti [mailto:the99nomad@gmail.com]
Sent: Tuesday, May 30, 2017 1:11 PM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Subject: Proposed Emerald Heights Facility is NON-compliant

Dear Ben Sticka:
I want to make a comment about the proposed new Emerald Heights facility along 176th in our Abbey Road
neighborhood. I believe this facility is NON-compliant with many sections of the RZC. Specifically, this
violates section RZC 21.08.C.3.b concerning landscape requirements: "setback areas located adjacent to the
side, street side, and rear property lines shall be landscaped to SUFFICIENTLY SCREEN from residential
areas" and "EXISTING MATURE VEGETATION SHALL BE RETAINED". Also it violates the section RZC
21.08.D.2: "The design, scale, and appearance of the development is CONSISTENT with the character of the
existing and planned neighborhood in which it is located". The proposed building is a 3-story monolithic
structure that is entirely INCONSISTENT with the traditional character of our neighborhood. These are only a
couple of examples with which the proposal is non-compliant. It should NOT be approved. Please add me as
one of the "parties of record".
Thank you
Bruce Juntti
17807 NE 109th Ct
Redmond, WA 98052
Click here to report this email as spam.
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From:
Sent:
To:
Subject:
Attachments:

Bruce Juntti <the99nomad@gmail.com>
Thursday, June 15, 2017 2:36 PM
Benjamin Sticka; MayorCouncil
SEPA Comments concerning Emerald Heights expansion application
Emerald Heights SEPA DNS Comments - Juntti.docx

I am attaching my comments concerning the SEPA Thank you.
Bruce Junti
425-979-1011

Click here to report this email as spam.
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Bruce Juntti
17807 NE 109th Ct
Redmond, WA 98052

June 15, 2017
Re: Emerald Heights Proposed New AL Building

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Dear Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report and I have a number of concerns about the proposed
building.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review. The idea
that Emerald Heights has said in the application that they have adequately screened the property from
view and that there will be no environmental impact on trees, no increase in traffic and no alteration of
existing views in neighboring communities is totally ridiculous, in my view. Since:
•

•

•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and
bike to nearby schools.
o The traffic impact doesn’t include new staff for the building.
SEPA does not adequately support argument that structure is integrated into the existing
neighborhood.
o The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.
o The building’s physical size is totally disproportionate to nearby homes. The proposed
building is essentially a 3-story monolithic apartment complex and would not blend in
with the existing neighborhood of single family homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property
adjacent to wooded area or downtown Redmond.
o The new building would destroy existing habitat for deer, birds, and other species. In
addition to deer, bears and bobcats have been seen in the 111th St. area.
o More construction would be an extra burden on our neighborhood; Emerald Heights has
already done enough construction on their property as far as I’m concerned.
SEPA highlights destruction a large section of mature greenspace without sufficient
environmental mitigation. Emerald Heights states that “87.7% trees [will be] saved” but this
conflicts with other documents they have provided.

•

SEPA does not adequately address additional light pollution created for adjacent residences
across the street on 176th Ave NE.

Again, I urge you to reconsider approving this application.

Sincerely,
Bruce Juntti

To:
Cc:
Subject:

Bruce Juntti
Julie Lawton
RE: SEPA Comments concerning Emerald Heights expansion application

Dear Mr. Junti,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Bruce Juntti [mailto:the99nomad@gmail.com]
Sent: Thursday, June 15, 2017 2:36 PM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Subject: SEPA Comments concerning Emerald Heights expansion application

I am attaching my comments concerning the SEPA Thank you.
Bruce Junti
425-979-1011
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Bruce M Reynolds <bruceandrobin@gmail.com>
Wednesday, May 31, 2017 4:29 PM
Benjamin Sticka
Proposed assisted-living facility at Emerald Heights

Dear Mr. Sticka:
I would like to register my objections to the proposed development at Emerald Heights retirement center titled
“EMERALD HEIGHTS - ASSISTED LIVING BUILDING”, regarding a proposed assisted-living facility along
176th Way NE.
If appropriate, I would like to become a Party of Record to the proposed development. Please keep me informed
about the status and progress of the proposed development.
I object to the proposed development for several reasons, including:
• The development does not provide for at least 25% units that satisfy the city’s standard for affordable
housing (required by finding number L100204).
• The development does not provide a residential, rather than institutional, appearance (required by RZC).
• The development is not sufficiently screened from surrounding residential areas (required by RZC).
• The development is not consistent with the character of the existing and planned local neighborhood
(required by RZC).
• The development does not maintain the single-family character of the existing neighborhood (required by
RZC).
• The development does not preserve and foster the local neighborhood’s unique character (required by
RZC).
Bruce M Reynolds
17714 NE 105th St
Redmond, WA
425.883.0236

Click here to report this email as spam.
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To:
Cc:
Subject:

Bruce M Reynolds
Julie Lawton
RE: Proposed assisted-living facility at Emerald Heights

Dear Bruce Reynolds,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Bruce M Reynolds [mailto:bruceandrobin@gmail.com]
Sent: Wednesday, May 31, 2017 4:29 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Proposed assisted-living facility at Emerald Heights

Dear Mr. Sticka:
I would like to register my objections to the proposed development at Emerald Heights retirement center titled
“EMERALD HEIGHTS - ASSISTED LIVING BUILDING”, regarding a proposed assisted-living facility along
176th Way NE.
If appropriate, I would like to become a Party of Record to the proposed development. Please keep me informed
about the status and progress of the proposed development.
I object to the proposed development for several reasons, including:
• The development does not provide for at least 25% units that satisfy the city’s standard for affordable
housing (required by finding number L100204).
• The development does not provide a residential, rather than institutional, appearance (required by RZC).
• The development is not sufficiently screened from surrounding residential areas (required by RZC).
• The development is not consistent with the character of the existing and planned local neighborhood
(required by RZC).
• The development does not maintain the single-family character of the existing neighborhood (required by
RZC).
• The development does not preserve and foster the local neighborhood’s unique character (required by
RZC).
Bruce M Reynolds
17714 NE 105th St
1

Redmond, WA
425.883.0236

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Caren Brown <browncaren@msn.com>
Thursday, June 1, 2017 6:47 AM
Benjamin Sticka
MayorCouncil
Emerald Heights' proposed assisted living facility

I just recently learned of the proposed Emerald Heights Assisted Living Facility proposed build. My husband
and I own a home in Abbey Road.
We have been supporters of Emerald Heights since it opened, and I have even served terms on their board several times. Although I support their mission, I am a opposed to the proposed addition's placement on the
property. The placement changes dramatically the flavor of the neighborhood.
I am also a realtor, and am concerned about the values in this neighborhood when a structure that
is inconsistent with current neighborhood character is placed along the much admired "boulevard" of Abbey
Road.
Please reject the design/construction of this facility.
Sincerely,
Caren Brown
10815 179th CT NE
Redmond, WA 98052
425-802-4643
browncaren@msn.com

Click here to report this email as spam.
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To:
Cc:
Subject:

Caren Brown
Julie Lawton
RE: Emerald Heights' proposed assisted living facility

Dear Caren Brown,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Caren Brown [mailto:browncaren@msn.com]
Sent: Thursday, June 01, 2017 6:47 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights' proposed assisted living facility

I just recently learned of the proposed Emerald Heights Assisted Living Facility proposed build. My husband
and I own a home in Abbey Road.
We have been supporters of Emerald Heights since it opened, and I have even served terms on their board several times. Although I support their mission, I am a opposed to the proposed addition's placement on the
property. The placement changes dramatically the flavor of the neighborhood.
I am also a realtor, and am concerned about the values in this neighborhood when a structure that
is inconsistent with current neighborhood character is placed along the much admired "boulevard" of Abbey
Road.
Please reject the design/construction of this facility.
Sincerely,
Caren Brown
10815 179th CT NE
Redmond, WA 98052
425-802-4643
browncaren@msn.com
1
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From:
Sent:
To:
Subject:

Carey Fujii <dafuj@comcast.net>
Wednesday, May 31, 2017 5:08 PM
Benjamin Sticka; MayorCouncil
Emerald Heights proposed Assisted Living Facility

To Mr. Ben Sticka and the Redmond City Council,
Having received the notice of the proposed changes, I have concerns that wholesale removal of trees along the
179th/176th boulevard will provide no visual screening of the proposed new Assisted Living facility which from an
architectural perspective, seems very out of place in the primarily residential neighborhood.
It has also been called to my attention that the proposed project is non-compliant with Redmond's existing zoning codes
including:
•
•
•

RZC 21.08.C.3.b
RZC 21.08.C.5.a
RZC 21.08.D.2

Having lived in Redmond these past 30+ years we have seen tremendous growth which I believe has been very well
managed by our Mayor and City Council.
In the spirit of keeping this track record going, I humbly request further review of the proposed facility include addressing
the above concerns.
Thank you for listening.
Best Regards,
Carey J. Fujii
17708 NE 110 Way
Redmond, WA
(425) 444-2991

Click here to report this email as spam.
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To:
Cc:
Subject:

Carey Fujii
Julie Lawton
RE: Emerald Heights proposed Assisted Living Facility

Dear Carey Fujii,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Carey Fujii [mailto:dafuj@comcast.net]
Sent: Wednesday, May 31, 2017 5:08 PM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights proposed Assisted Living Facility
To Mr. Ben Sticka and the Redmond City Council,
Having received the notice of the proposed changes, I have concerns that wholesale removal of trees along the
179th/176th boulevard will provide no visual screening of the proposed new Assisted Living facility which from an
architectural perspective, seems very out of place in the primarily residential neighborhood.
It has also been called to my attention that the proposed project is non-compliant with Redmond's existing zoning codes
including:
•
•
•

RZC 21.08.C.3.b
RZC 21.08.C.5.a
RZC 21.08.D.2

Having lived in Redmond these past 30+ years we have seen tremendous growth which I believe has been very well
managed by our Mayor and City Council.
In the spirit of keeping this track record going, I humbly request further review of the proposed facility include addressing
the above concerns.
Thank you for listening.
Best Regards,
Carey J. Fujii
17708 NE 110 Way
Redmond, WA
1

(425) 444-2991
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From:
Sent:
To:
Cc:
Subject:

Carolyn Barnes <carolyn.a.barnes@gmail.com>
Friday, May 26, 2017 9:45 AM
Benjamin Sticka; John Marchione
'Jim Palmquist'; chris@casarobison.com
Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Ben,
I would like to become a party of record for the Emerald Heights Assisted Living Building Project LAND-2016-01735. My
husband and I are concerned that it violates several provisions of RZC 21.08 Residential Regulations R 4-6 zoning
requirements in that in that the setback area located adjacent to the street side will not sufficiently screen the
development from Abbey Road homes. Landscaping in the plan is not sufficient to screen parking, with little effort
to preserve existing mature vegetation. The proposed 3 story tall modern apartment building design also do not
reflect the neighborhood character of Abbey Road. The proposed project design does not provide for sufficient
integration with the surrounding Abbey Road neighborhood.
We also understand that when R 4-6 zoning deviations are approved, 25 percent of the new units increased above
the R 4-6 zone requirements must be set-aside for households earning less than 80 percent of the King
County Median Income, adjusted for household size. I considered moving my Mother into Emerald Heights several
years ago and am quite sure there is no provision for low income housing available within Emerald Heights.
One final comment: As a longtime Redmond resident (since 1984) I find it quite frustrating to learn about major
projects when they reach their final stages and there is limited opportunity to comment or appeal. We have been
given almost no time to comment on this particular project that significantly affects the character of our
neighborhood. The comment process appears to be designed to discourage and limit the opportunity for resident
input.
Please respond to let me know you received my input. My husband Bruce Barnes sent an e-mail last week
requesting to become a party of interest and has not received any response. Unfortunately, we will be out of the
country on the date of the hearing, but are extremely interested in the outcome and would be present if we were in
the area.
Respectfully,
Carolyn Barnes
10936 178th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Carolyn Barnes
Julie Lawton
RE: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Ms. Barnes,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record". You will receive additional information
as the project moves forward in the planning process. Finally, I have shared your concerns with Julie
Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.
Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Carolyn Barnes [mailto:carolyn.a.barnes@gmail.com]
Sent: Friday, May 26, 2017 9:45 AM
To: Benjamin Sticka <bsticka@redmond.gov>; John Marchione <jmarchione@redmond.gov>
Cc: 'Jim Palmquist' <jim.palmquist@pacificnwreps.com>; chris@casarobison.com
Subject: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Ben,
I would like to become a party of record for the Emerald Heights Assisted Living Building Project LAND-2016-01735. My
husband and I are concerned that it violates several provisions of RZC 21.08 Residential Regulations R 4-6 zoning
requirements in that in that the setback area located adjacent to the street side will not sufficiently screen the
development from Abbey Road homes. Landscaping in the plan is not sufficient to screen parking, with little effort
to preserve existing mature vegetation. The proposed 3 story tall modern apartment building design also do not
reflect the neighborhood character of Abbey Road. The proposed project design does not provide for sufficient
integration with the surrounding Abbey Road neighborhood.
We also understand that when R 4-6 zoning deviations are approved, 25 percent of the new units increased above
the R 4-6 zone requirements must be set-aside for households earning less than 80 percent of the King
County Median Income, adjusted for household size. I considered moving my Mother into Emerald Heights several
years ago and am quite sure there is no provision for low income housing available within Emerald Heights.
One final comment: As a longtime Redmond resident (since 1984) I find it quite frustrating to learn about major
projects when they reach their final stages and there is limited opportunity to comment or appeal. We have been
given almost no time to comment on this particular project that significantly affects the character of our

1

neighborhood. The comment process appears to be designed to discourage and limit the opportunity for resident
input.
Please respond to let me know you received my input. My husband Bruce Barnes sent an e-mail last week
requesting to become a party of interest and has not received any response. Unfortunately, we will be out of the
country on the date of the hearing, but are extremely interested in the outcome and would be present if we were in
the area.
Respectfully,
Carolyn Barnes
10936 178th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Charles Moore <Moore.CG@hotmail.com>
Monday, May 29, 2017 3:05 PM
Benjamin Sticka
MayorCouncil
Party of Record request

Dear Mr. Sticka,
Please add me as a Party of Record concerning the proposed construction of an assisted living facility by Emerald
Heights (http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046). I am quite concerned that the design
for this project fails to comply with the Redmond zoning codes and with the Comprehensive Plan. In particular, the
current design does not "sufficiently screen the development from surrounding residential uses" (RZC 21.08.370.C.3.b.v)
and there is no case for allowing reduced lanscaping requirements because the architectural design does not "reflect
nearby neighborhood character." (Rather, it is entirely inconsistent with existing neighborhood character.) Further, the
plan for a single, large, three-story building using a "contemporary" architectural aesthetic fails to "project a residential,
rather than institutional, appearance" (RZC 21.08.370.C.5.a).
My name and postal address are as follows:
Charles Moore
10834 179th Ct. NE
Redmond, WA 98052
Thank you for your help.
Sincerely yours,
Charles Moore

Click here to report this email as spam.
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To:
Cc:
Subject:

Charles Moore
Julie Lawton
RE: Party of Record request

Mr. Moore,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or Julie.
Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Charles Moore [mailto:Moore.CG@hotmail.com]
Sent: Monday, May 29, 2017 3:05 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Party of Record request
Dear Mr. Sticka,
Please add me as a Party of Record concerning the proposed construction of an assisted living facility by Emerald
Heights (http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046). I am quite concerned that the design
for this project fails to comply with the Redmond zoning codes and with the Comprehensive Plan. In particular, the
current design does not "sufficiently screen the development from surrounding residential uses" (RZC 21.08.370.C.3.b.v)
and there is no case for allowing reduced lanscaping requirements because the architectural design does not "reflect
nearby neighborhood character." (Rather, it is entirely inconsistent with existing neighborhood character.) Further, the
plan for a single, large, three-story building using a "contemporary" architectural aesthetic fails to "project a residential,
rather than institutional, appearance" (RZC 21.08.370.C.5.a).
My name and postal address are as follows:
Charles Moore
10834 179th Ct. NE
Redmond, WA 98052
Thank you for your help.
Sincerely yours,
Charles Moore
1
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From:
Sent:
To:
Subject:

CDougherty99 <cdougherty99@comcast.net>
Tuesday, May 16, 2017 8:07 AM
Benjamin Sticka
Emerald Heights ALB File LAND-2016-01735

I received the letter last night regarding the Notice of Application for this project. I have a few
questions:
1. The building is identified as having "(3) LEVELS OF ASSISTED LIVING". The site map shows
LEVEL P @ CIVIL 337-0" and LEVEL 1 FINISHED FLOOR CIVIL @ 347'-0". Please clarify if there is
a parking level plus 2 floors, or if there is a parking level plus 3 floors. Please provide the floor
elevation of each floor, as well as the highest elevation point of the building.
2. It appears that the east face of the building is less than 15' away from the existing sidewalk. Please
confirm. Is that acceptable under City building standards?
3. All trees in the area will need to be removed. Please provide the architect's building elevations so
that a better understanding of the visual impacts can be obtained.
4. Will the City allow the construction crews to park on the east shoulder of 176th Ave NE, similar to
other projects? That's a traffic hazard as their vehicles are typically within 1-2 feet of the road.
Thanks for your time. I look forward to your response.
Charlie Dougherty
Click here to report this email as spam.
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To:
Cc:
Subject:

CDougherty99
Julie Lawton
RE: Emerald Heights ALB File LAND-2016-01735

Mr. Dougherty,
Thank you for your follow-up email. I have provided answers to your questions below in RED.
Please let me know if I can answer any additional questions you might have? Thank you and have a
nice day.
Thanks for the info, Ben. I see that the architect's submittal (P. 29/56) has the date 5/18/2017 in the
lower left corner. Does that indicate that there is an upcoming presentation on that date, perhaps to
the Design Review Board? Also, it is noted in the same location "DESIGN REVIEW 100%". Does that
indicate that this has gone through a design review already and received some sort of initial
approval?
The project has gone before the Design Review Board on two separate occasions. The project will
be going back before the DRB on June 15th.
There is a comment in the application, Section 21.60.020(D), that states "Project is part of an existing
senior living community that was previously rezoned to R6 after a comprehensive master planning
effort that included this project." A couple questions, please:
1. Is the master plan available on the City website? If not, can you send me a copy, assuming it's
not more too large? Yes. The Comprehensive Plan is available online. I have provided a link
below for your review.
https://www.redmond.gov/PlansProjects/ComprehensivePlanning/
2. The end of the sentence - "that included this project" - implies that prior master plan approval
makes this project a foregone conclusion. Am I correct in my reading of the application's
phrasing?
No. The project is still required to comply with all City Code requirements and is being
reviewed as a Site Plan Entitlement application. Review procedures can be found in the
Redmond Zoning Code. I have provided a link below for your review.
http://online.encodeplus.com/regs/redmond-wa/doc-viewer.aspx#secid-734

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Cc: "Julie Lawton" <julie@lawtonpmg.com>
1

Sent: Tuesday, May 16, 2017 9:19:04 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
Thank you for your email regarding the proposed building to be located at the Emerald Heights campus. I have attached
a link, which provides the following: site plan, elevations and landscaping which should answer your first three
questions. Regarding the staging of construction crews I would have to defer that to the applicant. I would encourage
you to reach out to Julie Lawton with Emerald Heights who might be able to better answer that question. Julie can be
reached at julie@lawtonpmg.com or at (206) 419-6230. I have also cc’d her as a part of this response. Please let me
know if you would like any additional information? Thank you.
Emerald Heights link
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Tuesday, May 16, 2017 8:07 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights ALB File LAND-2016-01735

I received the letter last night regarding the Notice of Application for this project. I have a few
questions:
1. The building is identified as having "(3) LEVELS OF ASSISTED LIVING". The site map shows
LEVEL P @ CIVIL 337-0" and LEVEL 1 FINISHED FLOOR CIVIL @ 347'-0". Please clarify if
there is a parking level plus 2 floors, or if there is a parking level plus 3 floors. Please provide
the floor elevation of each floor, as well as the highest elevation point of the building.
2. It appears that the east face of the building is less than 15' away from the existing sidewalk. Please
confirm. Is that acceptable under City building standards?
3. All trees in the area will need to be removed. Please provide the architect's building elevations so
that a better understanding of the visual impacts can be obtained.
4. Will the City allow the construction crews to park on the east shoulder of 176th Ave NE, similar to
other projects? That's a traffic hazard as their vehicles are typically within 1-2 feet of the road.
Thanks for your time. I look forward to your response.
Charlie Dougherty
Click here to report this email as spam.
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To:
Cc:
Subject:

CDougherty99
Julie Lawton
RE: Emerald Heights ALB File LAND-2016-01735

Mr. Dougherty,
Thank you for your email regarding the proposed building to be located at the Emerald Heights campus. I have attached
a link, which provides the following: site plan, elevations and landscaping which should answer your first three
questions. Regarding the staging of construction crews I would have to defer that to the applicant. I would encourage
you to reach out to Julie Lawton with Emerald Heights who might be able to better answer that question. Julie can be
reached at julie@lawtonpmg.com or at (206) 419-6230. I have also cc’d her as a part of this response. Please let me
know if you would like any additional information? Thank you.
Emerald Heights link
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Tuesday, May 16, 2017 8:07 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights ALB File LAND-2016-01735

I received the letter last night regarding the Notice of Application for this project. I have a few
questions:
1. The building is identified as having "(3) LEVELS OF ASSISTED LIVING". The site map shows
LEVEL P @ CIVIL 337-0" and LEVEL 1 FINISHED FLOOR CIVIL @ 347'-0". Please clarify if
there is a parking level plus 2 floors, or if there is a parking level plus 3 floors. Please provide
the floor elevation of each floor, as well as the highest elevation point of the building.
2. It appears that the east face of the building is less than 15' away from the existing sidewalk. Please
confirm. Is that acceptable under City building standards?
3. All trees in the area will need to be removed. Please provide the architect's building elevations so
that a better understanding of the visual impacts can be obtained.
4. Will the City allow the construction crews to park on the east shoulder of 176th Ave NE, similar to
other projects? That's a traffic hazard as their vehicles are typically within 1-2 feet of the road.
Thanks for your time. I look forward to your response.
Charlie Dougherty
1
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From:
Sent:
To:
Subject:
Attachments:

CDougherty99 <cdougherty99@comcast.net>
Thursday, June 15, 2017 2:54 PM
Benjamin Sticka
Re: Emerald Heights ALB File LAND-2016-01735
image001.png; Charles Dougherty SEPA Comments.docx

Thanks, Ben. It makes perfect sense.
I have attached my response to the SEPA document for the project. I found the document to be
lacking, and urge that the City rescind their approval of the DNS and require a new look at SEPA that
is inclusive of the entire neighborhood, not just the Emerald Heights facility.
Thanks
Charlie
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Thursday, June 15, 2017 10:13:00 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
Thank you for your email. That is a good question. Each comment letter is counted individually. Parties of record are
logged individually as to organize a mailing list and not send the same information to multiple persons at one address. I
hope this clears up your question. Please let me know if you have any additional questions or you can always call me for
additional clarity. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Thursday, June 15, 2017 7:55 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Hi Ben - It was my understanding that each person that asked to be a party of record was counted
individually. The copied text below seems to indicate that my wife and I were counted together as a
single party of record. Can you confirm if we are considered to be a single party of record, or if we are
considered separately?
1

Thanks
Charlie Dougherty
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Tuesday, June 6, 2017 4:08:02 PM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
The City has five days to respond, but that may not include the time to gather all request information, which could take
a few extra days. I confirmed that you were included as a “part of record”. Please see the screen shot below which
shows you indicated on our spreadsheet. Please let me know if you have any additional questions.
Parties of Record spreadsheet

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Tuesday, June 06, 2017 2:01 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Thanks, Ben. How long does the public records request typically take?
Also, I didn't receive confirmation that I have been included as a Party of Record. I sent an email to
you on 5/31 at 3:30 pm or so.
Thanks
Charlie
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Tuesday, June 6, 2017 8:04:55 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,

You will need to complete a public records request for the requested information below. I have provided a link below
for your request. As far the “parties of record” it looks like the number was approximately 166. Thank you.
https://www.redmond.gov/Government/public_records_request_portal
2

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Thursday, June 01, 2017 9:06 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Ben - I see that notices were posted today showing that the new building was considered to be a
DNS. Can you provide me with the completed environmental checklist and the "other information on
file" with the City?
Also, can you tell me how many individuals signed up to be a Party of Record for the project?
Thanks
Charlie
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Friday, May 19, 2017 1:25:46 PM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
Please find the answers to your questions below in RED. If you would like to discuss in more detail, I can be
reached by phone as well. I will be out of the office on Monday. Thank you.

- Can the DRB approve the project even though it's in the open comment period? I would assume the
answer is yes, since it was scheduled for last night but the public comment period doesn't close until
May 31. You are correct. The comment period is not related to the Design Review Board
making a decision.
- For the ALB, was there any public notification of the project other than the signs that were recently
posted and the letters that were sent out last week? For example, the initial presentation to the DRB
was 8/4/2016 - were there any signs posted and/or letters sent before that meeting?
The only notice the City provides for DRB is what is posted on the City website. No mailings
or signs are posted for any DRB meetings. For future reference I have included the link for the
DRB meetings.
DRB LINK
http://www.redmond.gov/cms/one.aspx?objectId=10407
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Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Friday, May 19, 2017 9:57:37 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
The only notice required for DRB is the notice that is posted on the City’s website. No boards or mailings are
required. The project was supposed to go before the DRB last night, but couldn’t due to a lack of quorum. I hope this
answers your questions. Thanks and have a nice weekend.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Friday, May 19, 2017 8:43 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Hi Ben - just a quick clarification....
The memo you sent is dated June 15, 2017, the date that you indicated would be the next
presentation to the DRB. But on P. 2, Staff Recommendation No. 1 reads "Approval of materials as
presented at tonight's May 18, 2017 meeting." Was there a presentation last night?
Also, before the 8/4/2016 and 10/20/2016 DRB presentations, was there a public notice process? Did
boards go up with notification? Were letters mailed to nearby residents?
Thanks
Charlie
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Friday, May 19, 2017 7:44:07 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735

Mr. Dougherty,
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Please find the responses to your questions below in RED. Please let me know if you
have any additional questions. Thank you.
You indicated that the project has gone before the DRB on two separate occasions.
Can you provide the dates so that I can take a look at the meeting minutes?
I have attached the DRB memo for Emerald Heights, which includes the previous
meeting minutes.
Also, to reference my previous comment in the application, Section 21.60.020(D), that
states "Project is part of an existing senior living community that was previously
rezoned to R6 after a comprehensive master planning effort that included this project."
Your response included a link to the City of Redmond Comprehensive Plan. Where in
the Comprehensive Plan is this specific project included?
I have attached the Ordinance which approved the Rezoning from R-4 to R-6.
And to make sure I'm clear, when I read the comment, I interpreted that the
"comprehensive master planning effort" was an Emerald Heights-specific Master Plan.
Is there an Emerald Heights-specific Master Plan on file with the City?
No. There is no Emerald Heights Master Plan.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Cc: "Julie Lawton" <julie@lawtonpmg.com>
Sent: Thursday, May 18, 2017 8:05:48 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
Thank you for your follow-up email. I have provided answers to your questions below in
RED. Please let me know if I can answer any additional questions you might have? Thank you and
have a nice day.
Thanks for the info, Ben. I see that the architect's submittal (P. 29/56) has the date 5/18/2017 in the
lower left corner. Does that indicate that there is an upcoming presentation on that date, perhaps to
the Design Review Board? Also, it is noted in the same location "DESIGN REVIEW 100%". Does that
5

indicate that this has gone through a design review already and received some sort of initial
approval?
The project has gone before the Design Review Board on two separate occasions. The project will
be going back before the DRB on June 15th.
There is a comment in the application, Section 21.60.020(D), that states "Project is part of an existing
senior living community that was previously rezoned to R6 after a comprehensive master planning
effort that included this project." A couple questions, please:
1. Is the master plan available on the City website? If not, can you send me a copy, assuming it's
not more too large? Yes. The Comprehensive Plan is available online. I have provided a link
below for your review.
https://www.redmond.gov/PlansProjects/ComprehensivePlanning/
2. The end of the sentence - "that included this project" - implies that prior master plan approval
makes this project a foregone conclusion. Am I correct in my reading of the application's
phrasing?
No. The project is still required to comply with all City Code requirements and is being
reviewed as a Site Plan Entitlement application. Review procedures can be found in the
Redmond Zoning Code. I have provided a link below for your review.
http://online.encodeplus.com/regs/redmond-wa/doc-viewer.aspx#secid-734

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Cc: "Julie Lawton" <julie@lawtonpmg.com>
Sent: Tuesday, May 16, 2017 9:19:04 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
Thank you for your email regarding the proposed building to be located at the Emerald Heights campus. I have attached
a link, which provides the following: site plan, elevations and landscaping which should answer your first three
questions. Regarding the staging of construction crews I would have to defer that to the applicant. I would encourage
you to reach out to Julie Lawton with Emerald Heights who might be able to better answer that question. Julie can be
reached at julie@lawtonpmg.com or at (206) 419-6230. I have also cc’d her as a part of this response. Please let me
know if you would like any additional information? Thank you.
Emerald Heights link
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
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Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Tuesday, May 16, 2017 8:07 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights ALB File LAND-2016-01735

I received the letter last night regarding the Notice of Application for this project. I have a few
questions:
1. The building is identified as having "(3) LEVELS OF ASSISTED LIVING". The site map shows
LEVEL P @ CIVIL 337-0" and LEVEL 1 FINISHED FLOOR CIVIL @ 347'-0". Please clarify if
there is a parking level plus 2 floors, or if there is a parking level plus 3 floors. Please provide
the floor elevation of each floor, as well as the highest elevation point of the building.
2. It appears that the east face of the building is less than 15' away from the existing sidewalk. Please
confirm. Is that acceptable under City building standards?
3. All trees in the area will need to be removed. Please provide the architect's building elevations so
that a better understanding of the visual impacts can be obtained.
4. Will the City allow the construction crews to park on the east shoulder of 176th Ave NE, similar to
other projects? That's a traffic hazard as their vehicles are typically within 1-2 feet of the road.
Thanks for your time. I look forward to your response.
Charlie Dougherty
Click here to report this email as spam.
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Charles Dougherty
17612 NE 110th Way
Redmond, WA 98052

Sent via email to bsticka@redmond.gov

June 15, 2017
Mr. Sticka
Planner, City of Redmond
Redmond, WA 98073
RE: SEPA File Number: SEPA-2017-00459
Dear Mr. Sticka:
I have serious concerns about the SEPA documentation filed for the new Emerald Heights Assisted Living
Building, File LAND-2016-01735. I believe it is misleading and/or erroneous in several areas, which I have
itemized below. It is difficult to believe that 100% removal of all vegetation, including nearly 100
“significant” trees, and replacement with a 3-floor, 35-ft high monolith building can be considered
eligible for a SEPA Determination of Non-Significance.
I have itemized below multiple areas where the SEPA document fails to adequately address the impacts
for this new structure. The DNS should be rejected.
1. Section B.1.e: There is a total of 16,400 cubic yards of material to and from the site, which
represents 1,640 dump truck trips through an existing residential neighborhood. This is a huge
environmental impact, and is not addressed in this document. Also, with construction proposed for
Fall/Winter 2017 (Section A.7), what protection is provided for students heading to/from school or
residents walking through the neighborhood, particularly during the short days of winter?
2. Section B.1.g: The listed responses notes that 38% of the “site” will include pervious land. This
addresses the entire Emerald Heights property, and does not focus on the new ALS Building. The
better question is: For the new ALS Building site, how much of the existing area will be converted
from pervious to impervious land? I would guess that it is going from nearly 100% to somewhere
between 5% to 10%. That is a significant environmental impact that is obscured by focus on the
entire Emerald Heights campus.
3. Section B.2.a: “The amount of emissions to the air is not expected to be significant.” Can this be
quantified? How can diesel-driven excavation equipment and dump trucks transporting an
estimated 16,400 CY of soils NOT have some impact on the environment? Please provide
documentation to back up this assertion.
4. Section B.3.a.8: “The project maximizes landscaped area, and retains existing vegetation to the
maximum extent feasible…”. This statement is designed to be misleading to the reader. First,
Section B.4.a states that all vegetation within the construction site will be removed. Thus, NO
existing vegetation is retained. Second, the landscaped area appears to be between 5% and 10% of
the construction area, which cannot begin to compensate for the loss in greenscape. The Design
Review document, P. 13, Plant Schedule, clearly states that “smaller trees with narrow habits” will
be planted, further underscoring the inadequacy of the landscaping relative to the mass of the new

building. I’ve attached the Conceptual Perspective below – please explain how landscaping will help
to make this monolith less visible.

5. Section B.4.c: 93 Significant trees will be removed, but the document claims that 87.6% of those
trees will be saved. This is another example of misleading information. Again referencing Section
B.4.a, all vegetation will be removed. This, 100% of significant trees on the site will be removed.
6. Section B.4.e: “The proposed landscaping will…… help reestablish the evergreen tree stands that
were removed for construction.” It is impossible to remove all vegetation, construct a massive
building over 90% of the site, then reestablish tree stands. Look at the Conceptual Landscape Plan –
the building is ringed by shrubs, with additional landscaping at the ends. That’s nowhere close to
what is claimed in this SEPA document.
7. Section B.7.b.2: “…no additional traffic noise will be generated.” The adjacent roadway is served by
a bus route. Construction of a 3-story monolith within 15’ of the road will cause the bus noise to be
reflected across the street into the adjacent neighborhood, resulting in a significant increase in
noise. Perhaps there is no noise impact to Emerald Heights, but the adjacent neighborhood will be
subject to a significant increase in noise.
8. Section B.8.c: The existing buildings are described as having a “residential quality”. This is an
attempt to characterize all of the site buildings as “residential” to establish a baseline. Those
buildings visible from the adjacent neighborhood and roadway look like apartment buildings, with
gabled roofs that are somewhat comparative to the neighborhood. There are other buildings in the
complex that are more “contemporary”, but these are toward the back and are seen by very few
people outside of the complex. This contemporary look does not belong in a residential
neighborhood, and should be constructed in urban centers with similar buildings, i.e. downtown.
9. Section B.8.i: Once this new building is completed, the existing area will be converted into additional
housing units, which will also increase the number of staff. Therefore, this new ALB will impact the

number of people who reside and work at the facility. Although the response may be technically
correct, it is misleading and deceptive.
10. Section B.9.a: See item above. Again, this document fails to tell the whole story. By stating that the
“…residents for these new units already reside in the existing buildings”, Emerald Heights is omitting
the known impact of additional housing planned for the original building conversion.
11. Section B.10.b & c: “Views for the neighboring development will not be altered.” When you look at
the Design Review submittal, particularly the Conceptual Perspective labeled “NORTHEAST VIEW
FROM 176TH”, the “VIEW” is clearly altered. This blatant “misstatement” calls into question every
other statement made in this document. The adjacent neighborhood, and the entire community
outside of Emerald Heights, will have irreparable harm done to their “view”.
12. Section B.11.a: “Any additional lighting will be consistent with the lighting that exists on site.”
Where on the site is there a comparable building, 35’ high, built within 15’ of the roadway? All other
buildings on site that impact the general public are set back, and are obscured by a combination of
greenery and parking stalls. And much of the future trees are deciduous, and will provide no
screening in fall and winter months.
13. Section B.14.e: “There would be no change in the traffic generated by Emerald Heights.” How can
this be true? Once the existing space is converted into additional housing units, there will be
additional residents, staff and visitors. Thus, there is definitely an impact on traffic.
There is a clear and compelling basis for rejecting this DNS due to the large number of inadequacies and
misrepresentations of the project impact. Please reject the DNS.
Thanks for your consideration.
Sincerely,

Charles Dougherty

To:
Cc:
Subject:

CDougherty99
Julie Lawton
RE: Emerald Heights ALB File LAND-2016-01735

Dear Mr. Dougherty,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Thursday, June 15, 2017 2:54 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Thanks, Ben. It makes perfect sense.
I have attached my response to the SEPA document for the project. I found the document to be
lacking, and urge that the City rescind their approval of the DNS and require a new look at SEPA that
is inclusive of the entire neighborhood, not just the Emerald Heights facility.
Thanks
Charlie
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Thursday, June 15, 2017 10:13:00 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
Thank you for your email. That is a good question. Each comment letter is counted individually. Parties of record are
logged individually as to organize a mailing list and not send the same information to multiple persons at one address. I
hope this clears up your question. Please let me know if you have any additional questions or you can always call me for
additional clarity. Thank you.
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Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Thursday, June 15, 2017 7:55 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Hi Ben - It was my understanding that each person that asked to be a party of record was counted
individually. The copied text below seems to indicate that my wife and I were counted together as a
single party of record. Can you confirm if we are considered to be a single party of record, or if we are
considered separately?
Thanks
Charlie Dougherty
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Tuesday, June 6, 2017 4:08:02 PM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
The City has five days to respond, but that may not include the time to gather all request information, which could take
a few extra days. I confirmed that you were included as a “part of record”. Please see the screen shot below which
shows you indicated on our spreadsheet. Please let me know if you have any additional questions.
Parties of Record spreadsheet

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Tuesday, June 06, 2017 2:01 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Thanks, Ben. How long does the public records request typically take?
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Also, I didn't receive confirmation that I have been included as a Party of Record. I sent an email to
you on 5/31 at 3:30 pm or so.
Thanks
Charlie
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Tuesday, June 6, 2017 8:04:55 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,

You will need to complete a public records request for the requested information below. I have provided a link below
for your request. As far the “parties of record” it looks like the number was approximately 166. Thank you.
https://www.redmond.gov/Government/public_records_request_portal

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Thursday, June 01, 2017 9:06 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Ben - I see that notices were posted today showing that the new building was considered to be a
DNS. Can you provide me with the completed environmental checklist and the "other information on
file" with the City?
Also, can you tell me how many individuals signed up to be a Party of Record for the project?
Thanks
Charlie
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Friday, May 19, 2017 1:25:46 PM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
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Please find the answers to your questions below in RED. If you would like to discuss in more detail, I can be
reached by phone as well. I will be out of the office on Monday. Thank you.

- Can the DRB approve the project even though it's in the open comment period? I would assume the
answer is yes, since it was scheduled for last night but the public comment period doesn't close until
May 31. You are correct. The comment period is not related to the Design Review Board
making a decision.
- For the ALB, was there any public notification of the project other than the signs that were recently
posted and the letters that were sent out last week? For example, the initial presentation to the DRB
was 8/4/2016 - were there any signs posted and/or letters sent before that meeting?
The only notice the City provides for DRB is what is posted on the City website. No mailings
or signs are posted for any DRB meetings. For future reference I have included the link for the
DRB meetings.
DRB LINK
http://www.redmond.gov/cms/one.aspx?objectId=10407

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Friday, May 19, 2017 9:57:37 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
The only notice required for DRB is the notice that is posted on the City’s website. No boards or mailings are
required. The project was supposed to go before the DRB last night, but couldn’t due to a lack of quorum. I hope this
answers your questions. Thanks and have a nice weekend.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Friday, May 19, 2017 8:43 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re: Emerald Heights ALB File LAND-2016-01735

Hi Ben - just a quick clarification....
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The memo you sent is dated June 15, 2017, the date that you indicated would be the next
presentation to the DRB. But on P. 2, Staff Recommendation No. 1 reads "Approval of materials as
presented at tonight's May 18, 2017 meeting." Was there a presentation last night?
Also, before the 8/4/2016 and 10/20/2016 DRB presentations, was there a public notice process? Did
boards go up with notification? Were letters mailed to nearby residents?
Thanks
Charlie
From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Sent: Friday, May 19, 2017 7:44:07 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735

Mr. Dougherty,
Please find the responses to your questions below in RED. Please let me know if you
have any additional questions. Thank you.
You indicated that the project has gone before the DRB on two separate occasions.
Can you provide the dates so that I can take a look at the meeting minutes?
I have attached the DRB memo for Emerald Heights, which includes the previous
meeting minutes.
Also, to reference my previous comment in the application, Section 21.60.020(D), that
states "Project is part of an existing senior living community that was previously
rezoned to R6 after a comprehensive master planning effort that included this project."
Your response included a link to the City of Redmond Comprehensive Plan. Where in
the Comprehensive Plan is this specific project included?
I have attached the Ordinance which approved the Rezoning from R-4 to R-6.
And to make sure I'm clear, when I read the comment, I interpreted that the
"comprehensive master planning effort" was an Emerald Heights-specific Master Plan.
Is there an Emerald Heights-specific Master Plan on file with the City?
No. There is no Emerald Heights Master Plan.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
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From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
Cc: "Julie Lawton" <julie@lawtonpmg.com>
Sent: Thursday, May 18, 2017 8:05:48 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
Thank you for your follow-up email. I have provided answers to your questions below in
RED. Please let me know if I can answer any additional questions you might have? Thank you and
have a nice day.
Thanks for the info, Ben. I see that the architect's submittal (P. 29/56) has the date 5/18/2017 in the
lower left corner. Does that indicate that there is an upcoming presentation on that date, perhaps to
the Design Review Board? Also, it is noted in the same location "DESIGN REVIEW 100%". Does that
indicate that this has gone through a design review already and received some sort of initial
approval?
The project has gone before the Design Review Board on two separate occasions. The project will
be going back before the DRB on June 15th.
There is a comment in the application, Section 21.60.020(D), that states "Project is part of an existing
senior living community that was previously rezoned to R6 after a comprehensive master planning
effort that included this project." A couple questions, please:
1. Is the master plan available on the City website? If not, can you send me a copy, assuming it's
not more too large? Yes. The Comprehensive Plan is available online. I have provided a link
below for your review.
https://www.redmond.gov/PlansProjects/ComprehensivePlanning/
2. The end of the sentence - "that included this project" - implies that prior master plan approval
makes this project a foregone conclusion. Am I correct in my reading of the application's
phrasing?
No. The project is still required to comply with all City Code requirements and is being
reviewed as a Site Plan Entitlement application. Review procedures can be found in the
Redmond Zoning Code. I have provided a link below for your review.
http://online.encodeplus.com/regs/redmond-wa/doc-viewer.aspx#secid-734

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: "Benjamin Sticka" <bsticka@redmond.gov>
To: "CDougherty99" <cdougherty99@comcast.net>
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Cc: "Julie Lawton" <julie@lawtonpmg.com>
Sent: Tuesday, May 16, 2017 9:19:04 AM
Subject: RE: Emerald Heights ALB File LAND-2016-01735
Mr. Dougherty,
Thank you for your email regarding the proposed building to be located at the Emerald Heights campus. I have attached
a link, which provides the following: site plan, elevations and landscaping which should answer your first three
questions. Regarding the staging of construction crews I would have to defer that to the applicant. I would encourage
you to reach out to Julie Lawton with Emerald Heights who might be able to better answer that question. Julie can be
reached at julie@lawtonpmg.com or at (206) 419-6230. I have also cc’d her as a part of this response. Please let me
know if you would like any additional information? Thank you.
Emerald Heights link
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: CDougherty99 [mailto:cdougherty99@comcast.net]
Sent: Tuesday, May 16, 2017 8:07 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights ALB File LAND-2016-01735

I received the letter last night regarding the Notice of Application for this project. I have a few
questions:
1. The building is identified as having "(3) LEVELS OF ASSISTED LIVING". The site map shows
LEVEL P @ CIVIL 337-0" and LEVEL 1 FINISHED FLOOR CIVIL @ 347'-0". Please clarify if
there is a parking level plus 2 floors, or if there is a parking level plus 3 floors. Please provide
the floor elevation of each floor, as well as the highest elevation point of the building.
2. It appears that the east face of the building is less than 15' away from the existing sidewalk. Please
confirm. Is that acceptable under City building standards?
3. All trees in the area will need to be removed. Please provide the architect's building elevations so
that a better understanding of the visual impacts can be obtained.
4. Will the City allow the construction crews to park on the east shoulder of 176th Ave NE, similar to
other projects? That's a traffic hazard as their vehicles are typically within 1-2 feet of the road.
Thanks for your time. I look forward to your response.
Charlie Dougherty
Click here to report this email as spam.
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Project'Management'Group

May 25, 2017
Mr. Chris Robison
11006 178th CT NE
Redmond, WA 98052
Dear Mr. Robison,
I received your e-mail and wanted to provide a prompt response to the concerns you’ve shared.
The need to expand services on the Emerald Heights campus and the current construction plan that will add a
new building near 176th Avenue required several years of study during which all potential options on campus
that would allow for placement of a new building were considered. The final determination for the location
of the new building is the only viable solution that will allow Emerald Heights to continue to meet resident
needs in the long-term. We are certainly sensitive to the close proximity of that building to the street, and
have planned thoughtful landscaping around what we believe is an appealing architectural design similar to
other buildings on our campus. The landscaping around the new building will be in keeping with the
landscaping on the campus.
The proposed landscaping will include native trees such as Douglas Fir and Western Red Cedar to help
reestablish the evergreen tree stands that were removed for construction. Shrubs and groundcovers have
been chosen based on their drought tolerance and attributes. Many of the shrubs and groundcovers are
natives and all are in harmony with the lush natural aesthetic of the surrounding landscape. The trees
replaced on the site will include minimum of 30% evergreens, which will serve to support the wildlife and
provide canopy and habitat for birds. In compliance with the City of Redmond’s code, we will be installing 93
new trees. We understand that due to the construction the new landscape will not be as large as the exiting
trees removed for the building but it will mature into a lush area that resembles the rest of the campus.
We remain confident that the new additions to the Emerald Heights campus will be an enhancement, not
only to the Emerald Heights campus, but also to the greater Redmond community.
Yours sincerely,

Julie Lawton
Owner’s Representative

2020 N 75th St , Seattle, WA 98103 I 206-419-6230 I www.lawtonpmg.com

From:
Sent:
To:
Subject:

Chris Robison <chris@casarobison.com>
Wednesday, May 24, 2017 3:08 PM
Benjamin Sticka
Fwd: Emerald Heights Proposed Expansion

Re: Emerald Heights AL and IL Bldg. File number: Land - 2016-01735
Hello Mr. Sticka
We've lived in Abbey Road for 20 years and have loved it. We're very distressed by the news that Emerald Heights is
proposing a three story building along 176th Ave. We can certainly understand Emerald Heights’ desire to expand their
services, and in the downtown corridor, this proposed building would be a beautiful and welcome addition. However, in
our neighborhood, this building would be an eyesore, look very much out of place and could also quite possibly affect
our housing prices.

I'm certainly not a city planner, an attorney, or an expert in this field, but I am a long-time resident of Redmond and
would very much like to keep this kind of development in our downtown corridor.

We would like to be a party of record in this matter to receive updates on future steps.

Thank you.

Chris Robison-chris@casarobison.com
Jeff Robison-jeff@casarobison.com
11006 178th CT NE
Redmond, WA 98052
425-466-6091

Click here to report this email as spam.
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To:
Cc:
Subject:

Chris Robison
Julie Lawton
RE: Emerald Heights Proposed Expansion

Dear Christ Robinson,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Chris Robison [mailto:chris@casarobison.com]
Sent: Wednesday, May 24, 2017 3:08 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Fwd: Emerald Heights Proposed Expansion
Re: Emerald Heights AL and IL Bldg. File number: Land - 2016-01735
Hello Mr. Sticka
We've lived in Abbey Road for 20 years and have loved it. We're very distressed by the news that Emerald Heights is
proposing a three story building along 176th Ave. We can certainly understand Emerald Heights’ desire to expand their
services, and in the downtown corridor, this proposed building would be a beautiful and welcome addition. However, in
our neighborhood, this building would be an eyesore, look very much out of place and could also quite possibly affect
our housing prices.

I'm certainly not a city planner, an attorney, or an expert in this field, but I am a long-time resident of Redmond and
would very much like to keep this kind of development in our downtown corridor.

We would like to be a party of record in this matter to receive updates on future steps.
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Thank you.

Chris Robison-chris@casarobison.com
Jeff Robison-jeff@casarobison.com
11006 178th CT NE
Redmond, WA 98052
425-466-6091

Click here to report this email as spam.

2

From:
Sent:
To:
Subject:

Chris Robison <chris@casarobison.com>
Wednesday, June 14, 2017 8:57 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Hello Mr. Sticka. Thank you for the opportunity to comment on the SEPA letter. I have no experience in this area, so not
sure if there is a certain protocol to follow. I have read the SEPA report for the Emerald Height proposed building and
have a few comments.
•
•
•
•
•
•
•
•
•
•
•
•

The stated total square footage of the new building is 62,933. If you look at our average home in the
neighborhood of about 2,700 square feet, this new building equals the size of 23 of our homes. The sheer size
will have an impact.
What are the plans for future additions? Where is the Independent Living Building supposed to go? Will EH
continue to claim that there will be no increase in residents for that building either.
A skybridge is not consistent with a neighborhood feeling
The fact that 12,600 cubic yards of dirt will be excavated for this building should give anyone the indication that
this is not consistent with a neighborhood sized building.
EH makes the statement “All vegetation within the construction limits would be removed.” In the very next
statement they assert that 100% of the landmark trees will be saved and 87.6% of the significant trees will be
saved. These two statements contradict each other.
The noise level during construction for the houses directly across the street will be extremely disruptive; as if
construction is right in their backyard. Oh wait! It will be.
EH states that they provide buses for residents and encourage staff to ride public transportation and that there
will be no increase in traffic. Why then are they building an underground garage that accommodates 26 more
cars? These statements are not consistent.
EH claims that all of their buildings have a residential quality to them. The newest buildings along the south side,
bordering RHS do not have a residential quality to them.
EH claims “None of the existing units are being eliminated”. They say the current 56 residents will be moved
over to the new building. Will the existing units remain empty? We have even heard that EH is “pre-selling” units
in the new building. How then can they continue to assert that there will not be an increase in residents?
Views from the residents in Abbey Road will be significantly altered! We’ll see a big eyesore of a building that
belongs in the downtown corridor. Not in our neighborhood.
There will not be enough room between the new building and the fence to completely hide the building –
certainly not during fall and winter.
The common areas and hallways will be lit 24 hours a day. This light will have significant impact on the houses
right across 176th Ave.

I hope you can support the residents of Abbey Road in helping us preserve the beauty of our neighborhood. Thank you.
Chris Robison
11006 178th CT NE
Redmond, WA 98052
425 466-6091

Click here to report this email as spam.
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To:
Cc:
Subject:

Chris Robison
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Chris Robinson,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Chris Robison [mailto:chris@casarobison.com]
Sent: Wednesday, June 14, 2017 8:57 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
Hello Mr. Sticka. Thank you for the opportunity to comment on the SEPA letter. I have no experience in this area, so not
sure if there is a certain protocol to follow. I have read the SEPA report for the Emerald Height proposed building and
have a few comments.
•
•
•
•
•
•
•
•

The stated total square footage of the new building is 62,933. If you look at our average home in the
neighborhood of about 2,700 square feet, this new building equals the size of 23 of our homes. The sheer size
will have an impact.
What are the plans for future additions? Where is the Independent Living Building supposed to go? Will EH
continue to claim that there will be no increase in residents for that building either.
A skybridge is not consistent with a neighborhood feeling
The fact that 12,600 cubic yards of dirt will be excavated for this building should give anyone the indication that
this is not consistent with a neighborhood sized building.
EH makes the statement “All vegetation within the construction limits would be removed.” In the very next
statement they assert that 100% of the landmark trees will be saved and 87.6% of the significant trees will be
saved. These two statements contradict each other.
The noise level during construction for the houses directly across the street will be extremely disruptive; as if
construction is right in their backyard. Oh wait! It will be.
EH states that they provide buses for residents and encourage staff to ride public transportation and that there
will be no increase in traffic. Why then are they building an underground garage that accommodates 26 more
cars? These statements are not consistent.
EH claims that all of their buildings have a residential quality to them. The newest buildings along the south side,
bordering RHS do not have a residential quality to them.
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•
•
•
•

EH claims “None of the existing units are being eliminated”. They say the current 56 residents will be moved
over to the new building. Will the existing units remain empty? We have even heard that EH is “pre-selling” units
in the new building. How then can they continue to assert that there will not be an increase in residents?
Views from the residents in Abbey Road will be significantly altered! We’ll see a big eyesore of a building that
belongs in the downtown corridor. Not in our neighborhood.
There will not be enough room between the new building and the fence to completely hide the building –
certainly not during fall and winter.
The common areas and hallways will be lit 24 hours a day. This light will have significant impact on the houses
right across 176th Ave.

I hope you can support the residents of Abbey Road in helping us preserve the beauty of our neighborhood. Thank you.
Chris Robison
11006 178th CT NE
Redmond, WA 98052
425 466-6091

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Claudia Schach <cschach@hotmail.com>
Tuesday, May 30, 2017 8:36 PM
Benjamin Sticka
MayorCouncil
Emerald Heights Construction

Hello Mr Sticka,
On May 24th, 2017, I sent you a request to become a Party of Record for the Emerald Heights Construction project.
Since I have not received a reply, I am writing again to confirm that you have recorded my request.
I want to record my strong opposition to this project. It is non-compliant with several Zoning Codes and the
Comprehensive Plan of the City of Redmond, specifically

•

•

•

RZC 21.C.3.b (Density. Landscape Requirements) Setback areas located adjacent to the side, street side, and
rear property lines shall be landscaped to sufficiently screen the development from surrounding residential
uses.The current application removes virtually all trees at the site and there is not enough room to “sufficiently
screen” the building. In addition, the modern architecture is in direct contrast to the adjacent neighborhood, so
there is no basis for allowing reduced landscaping requirement.
RZC21.08.C.5 (Design and Development Standards): Developments shall be designed to project a residential,
rather than institutional, appearance….Site design, building placement, and perimeter landscape treatments
shall screen the portions of the development which are different in appearance from abutting single-family
dwellings. The design of the development does not follow these guidelines. It is more suited for the City’s
designated Urban Centers than a neighborhood of single-family homes
RZC21.08.D.2 (Approval Criteria) The design, scale, and appearance of the development is consistent with the
existing and planned neighborhood in which it may be located. Again, a three-story, modern building is entirely
inconsistent with the character of the Abbey Road neighborhood.

Over the years, Emerald Heights has expanded several times but always did it in a way that maintained the character of
the neighborhood. The buildings were smaller, hidden behind a lush green belt, and designed to fit in the surrounding
neighborhood with their gabled roofs, wooden balconies, and brick. The design of the new development is very different
and looks more like an industrial building. If this development is approved, it will negatively affect the character of the
neighborhood.
Sincerely,
Claudia Schach
cschach@hotmail.com
10802 177th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Claudia Schach <cschach@hotmail.com>
Wednesday, May 24, 2017 5:11 PM
Benjamin Sticka
Emerald Heights AL & IL Bldg

We recently received a Notice of Application for The Emerald Heights Assisted Living Building ( File Number: LAND-201601735) and request to become a “party of record” for this project.
Claudia & David Schach
10802 177th Ct NE
Redmond, WA 98052
425-444-3782
cschach@hotmail.com

Click here to report this email as spam.

1

From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Wednesday, May 31, 2017 8:11 AM
'Claudia Schach'
'Julie Lawton'
RE: Emerald Heights Construction

Dear Claudia Schach,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Claudia Schach [mailto:cschach@hotmail.com]
Sent: Tuesday, May 30, 2017 8:36 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights Construction

Hello Mr Sticka,
On May 24th, 2017, I sent you a request to become a Party of Record for the Emerald Heights Construction
project. Since I have not received a reply, I am writing again to confirm that you have recorded my request.
I want to record my strong opposition to this project. It is non-compliant with several Zoning Codes and the
Comprehensive Plan of the City of Redmond, specifically
•

•

RZC 21.C.3.b (Density. Landscape Requirements) Setback areas located adjacent to the side,
street side, and rear property lines shall be landscaped to sufficiently screen the development
from surrounding residential uses.The current application removes virtually all trees at the site and
there is not enough room to “sufficiently screen” the building. In addition, the modern architecture is in
direct contrast to the adjacent neighborhood, so there is no basis for allowing reduced landscaping
requirement.
RZC21.08.C.5 (Design and Development Standards): Developments shall be designed to project a
residential, rather than institutional, appearance….Site design, building placement, and perimeter
landscape treatments shall screen the portions of the development which are different in
appearance from abutting single-family dwellings. The design of the development does not follow
1

these guidelines. It is more suited for the City’s designated Urban Centers than a neighborhood of
single-family homes
•

RZC21.08.D.2 (Approval Criteria) The design, scale, and appearance of the development is
consistent with the existing and planned neighborhood in which it may be located. Again, a threestory, modern building is entirely inconsistent with the character of the Abbey Road neighborhood.

Over the years, Emerald Heights has expanded several times but always did it in a way that maintained the
character of the neighborhood. The buildings were smaller, hidden behind a lush green belt, and designed to fit
in the surrounding neighborhood with their gabled roofs, wooden balconies, and brick. The design of the new
development is very different and looks more like an industrial building. If this development is approved, it will
negatively affect the character of the neighborhood.
Sincerely,
Claudia Schach
cschach@hotmail.com
10802 177th Ct NE
Redmond, WA 98052
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Colleen Broughton <colleenbroughton@yahoo.com>
Tuesday, June 13, 2017 12:34 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I'm a 14-year resident of the Abbey Road Development (Canterbury subdivision) in Redmond. Recent
development plans by Emerald Heights concern me, as my children and I use the tree-lined sidewalk
to walk to/from the Power Line trail and to other neighborhoods. We also drive along 176th Ave NE
multiple times per day.
After reading the proposal, my main concerns are:
1) Emerald Heights is not providing full disclosure about the impact of the proposed expansion (56
resident units in a 3-story building)
2) The City of Redmond has approved the plan without understanding (or reviewing after a period of
time) the significant impact to the residential neighborhood
3) Emerald Heights' neighbors--upon realizing the true extent of expansion--do not want a well-used,
tree-lined and nature-canopied corridor to be replaced with a 3-story structure, with little to no
landscaping, and increased street traffic.
Traffic Concerns
The Emerald Heights proposal uses out-of-date traffic assumptions, and also does not include a plan
for:
* Additional vehicles using 176th Ave NE (to drive and park) during construction (the previous
Emerald Heights construction caused significant street parking (which reduces visibility at
intersections for pedestrians and drivers) and vehicles using the neighborhood corridor)
* Additional staff driving to/from and parking at the new facility
* Additional residents--along with their guests--driving to/from,and parking at, the new facility
The City of Redmond should appreciate the traffic increase to residential neighbors the new
construction and facility creates, and require Emerald Heights to include on-site solutions for the
traffic and parking generated by proposed construction (during and after), especially in an area where
children are mandated to bike/WALK TO SCHOOL.
Aesthetic/Environmental Concern
Emerald Heights' SEPA application states that they have adequately screened the new property from
view, and that there will be no environmental impact on trees, and no alteration of existing views in
neighboring communities.
The three-story construction rendering and landscaping documents, as currently available, eliminates
almost all trees from the fence line along 176th Ave NE -- leaving no other possible view than of the
3-story institutional facility.
- The proposed building's size is disproportionate to adjacent residential homes
- The proposed building's modern elements are not in harmony with the single-family homes within
view, or within the Abbey Road development
- The proposed building is NOT well screened by landscaping (according to currently available
renderings and plans)
- SEPA highlights destroying almost all mature greenspace without equal replacement or mitigation
1

The home owners along 176th Ave NE would have a view of a 3-story building, instead of a tree-lined
corridor that transitions to the green belt -- posing both a light, aesthetic, and environmental impact to
neighbors. The heavily-used pedestrian path's view (currently of the tree-lined corridor that transitions
to the green belt) would be replaced with a 3-story institutional facility out of character with singlefamily homes and the walking path's natural view that's been fostered for over 30 years in Abbey
Road and around Redmond High School.
I'm disheartened that the 27-page Emerald Heights' SEPA application allowed the City to determine
that this project is "environmentally non significant" when there are, at a minimum, inconsistent data
points and proposed plans that CLEARLY IMPACT the Abbey Road community.
Please reconsider the Emerald Heights proposal, and do not allow them to irrevocably harm the
nature-like setting of our Redmond neighborhood with their 3-story facility (removal of most trees and
56 units of new residents WILL have an impact!).
Thank you for the consideration,
Colleen Broughton
17718 NE 104th Way
Redmond, Wa 98052
425 985 6984
colleenbroughton@yahoo.com
Click here to report this email as spam.
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To:
Cc:
Subject:

Colleen Broughton
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Ms. Broughton,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Colleen Broughton [mailto:colleenbroughton@yahoo.com]
Sent: Tuesday, June 13, 2017 12:34 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I'm a 14-year resident of the Abbey Road Development (Canterbury subdivision) in Redmond. Recent
development plans by Emerald Heights concern me, as my children and I use the tree-lined sidewalk
to walk to/from the Power Line trail and to other neighborhoods. We also drive along 176th Ave NE
multiple times per day.
After reading the proposal, my main concerns are:
1) Emerald Heights is not providing full disclosure about the impact of the proposed expansion (56
resident units in a 3-story building)
2) The City of Redmond has approved the plan without understanding (or reviewing after a period of
time) the significant impact to the residential neighborhood
3) Emerald Heights' neighbors--upon realizing the true extent of expansion--do not want a well-used,
tree-lined and nature-canopied corridor to be replaced with a 3-story structure, with little to no
landscaping, and increased street traffic.
Traffic Concerns
The Emerald Heights proposal uses out-of-date traffic assumptions, and also does not include a plan
for:
* Additional vehicles using 176th Ave NE (to drive and park) during construction (the previous
Emerald Heights construction caused significant street parking (which reduces visibility at
intersections for pedestrians and drivers) and vehicles using the neighborhood corridor)
* Additional staff driving to/from and parking at the new facility
* Additional residents--along with their guests--driving to/from,and parking at, the new facility
1

The City of Redmond should appreciate the traffic increase to residential neighbors the new
construction and facility creates, and require Emerald Heights to include on-site solutions for the
traffic and parking generated by proposed construction (during and after), especially in an area where
children are mandated to bike/WALK TO SCHOOL.
Aesthetic/Environmental Concern
Emerald Heights' SEPA application states that they have adequately screened the new property from
view, and that there will be no environmental impact on trees, and no alteration of existing views in
neighboring communities.
The three-story construction rendering and landscaping documents, as currently available, eliminates
almost all trees from the fence line along 176th Ave NE -- leaving no other possible view than of the
3-story institutional facility.
- The proposed building's size is disproportionate to adjacent residential homes
- The proposed building's modern elements are not in harmony with the single-family homes within
view, or within the Abbey Road development
- The proposed building is NOT well screened by landscaping (according to currently available
renderings and plans)
- SEPA highlights destroying almost all mature greenspace without equal replacement or mitigation
The home owners along 176th Ave NE would have a view of a 3-story building, instead of a tree-lined
corridor that transitions to the green belt -- posing both a light, aesthetic, and environmental impact to
neighbors. The heavily-used pedestrian path's view (currently of the tree-lined corridor that transitions
to the green belt) would be replaced with a 3-story institutional facility out of character with singlefamily homes and the walking path's natural view that's been fostered for over 30 years in Abbey
Road and around Redmond High School.
I'm disheartened that the 27-page Emerald Heights' SEPA application allowed the City to determine
that this project is "environmentally non significant" when there are, at a minimum, inconsistent data
points and proposed plans that CLEARLY IMPACT the Abbey Road community.
Please reconsider the Emerald Heights proposal, and do not allow them to irrevocably harm the
nature-like setting of our Redmond neighborhood with their 3-story facility (removal of most trees and
56 units of new residents WILL have an impact!).
Thank you for the consideration,
Colleen Broughton
17718 NE 104th Way
Redmond, Wa 98052
425 985 6984
colleenbroughton@yahoo.com
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Dan Song <songdan@outlook.com>
Tuesday, May 30, 2017 10:38 PM
Benjamin Sticka
The Proposed New Building at Emerald Heights

Dear Mr Ben Sticka
My husband Yue Jiang, my 2-year old daughter Elaina and I live at 17736 NE 108th Way Redmond (the neighborhood of
Abbey Road). I'm writing to express my disappointment regarding the proposed new building of Emerald Heights.
We used to live on Avondale Road before we moved in this neighborhood in 2014. When we lived there, we often took a
walk after dinner around education hill in summertime. I was deeply obsessed by the shady street (176th) at the first
time I saw it, and because of that I fell in love with this neighborhood and wished we could live here one day. Our wish
came true right before my daughter was born. She loves this shady street as much as I do! On this street she took rides
in her stroller, practiced walking, collecting yellow leaves in fall...We have so many beautiful memories!
A couple of days ago, we heard that a new contemporary building will be built along the street and trees will be
removed. We saw the blueprint of the new look of the street. This definitely is not the street and the neighborhood I
used to love! I would like to do something to make a change. Please add me to the "party of record".
Thanks,
Dana Song
Get Outlook for iOS

Click here to report this email as spam.
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To:
Cc:
Subject:

Dan Song
Julie Lawton
RE: The Proposed New Building at Emerald Heights

Dear Dana Song,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Dan Song [mailto:songdan@outlook.com]
Sent: Tuesday, May 30, 2017 10:38 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: The Proposed New Building at Emerald Heights

Dear Mr Ben Sticka
My husband Yue Jiang, my 2-year old daughter Elaina and I live at 17736 NE 108th Way Redmond (the
neighborhood of Abbey Road). I'm writing to express my disappointment regarding the proposed new building
of Emerald Heights.
We used to live on Avondale Road before we moved in this neighborhood in 2014. When we lived there, we
often took a walk after dinner around education hill in summertime. I was deeply obsessed by the shady street
(176th) at the first time I saw it, and because of that I fell in love with this neighborhood and wished we could
live here one day. Our wish came true right before my daughter was born. She loves this shady street as much
as I do! On this street she took rides in her stroller, practiced walking, collecting yellow leaves in fall...We have
so many beautiful memories!
A couple of days ago, we heard that a new contemporary building will be built along the street and trees will be
removed. We saw the blueprint of the new look of the street. This definitely is not the street and the
neighborhood I used to love! I would like to do something to make a change. Please add me to the "party of
record".
Thanks,
Dana Song
Get Outlook for iOS
1

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

David Ginsberg <daginsberg@hotmail.com>
Tuesday, May 30, 2017 11:45 AM
Benjamin Sticka
Public Comment - Project Name: Emerald Heights Assisted Living Building
(LAND-2016-01735)

City of Redmond Planning Department
Development Services Center
15670 NE 85th Street
PO Box 97010
Mail Stop 2SPL
Redmond, WA 98073-9710

ATTN: Benjamin Sticka
bsticka@redmond.gov

Project Name: Emerald Heights Assisted Living Building (LAND-2016-01735)

Dear Benjamin,
Please consider the following comments, and add me as a party of record, regarding the proposed project to add a
building and parking lot on the Emerald Heights Assisted Living property on 176th Avenue.
I would like to register concerns that the project may not be in compliance with the city zoning codes and
comprehensive plan of the City of Redmond.
At risk is the destruction of the character and beauty of the natural tree-lined avenue along 176th Avenue in the vicinity
of the water retention pond and powerline trail. The park-like setting all along 176thAvenue is what attracted us to the
neighborhood and was a major influence on our decision to purchase our home in the Abbey Road neighborhood.
The Emerald Heights plan appears to threaten the established character of the neighborhood’s surrounding area by the
destruction of the wooded area that currently screens the existing buildings on the property. New plantings to replace
substantially thinned woods will be insufficient to screen the new and existing structures.
My concern is that the Abbey Road neighborhood will become far less desirable to prospective home buyers and that
property values be negatively impacted as a result.
I believe there could also be significant negative impact to the natural wildlife that makes their home in the undisturbed
woods in the area of the project and its surroundings. I have observed localized populations of animals that are
concentrated in the trees in the area. Douglas Squirrels, ducks, deer, coyote, rabbits, crows, and other birds frequent
the area and make their homes there. This small pocket of wildlife habitat is fast becoming one of the few such places
remaining in Redmond. New residential development has resulted in the tearing down wooded natural habitat at an
alarming rate. Animals are being flushed out of areas they have made their home for many years and are running out of
1

places to go. Again, the wildlife that the Abbey Road residents enjoy are part of the charm and character of our
neighborhood. Preserving wildlife habitat should weigh high in long term planning of the city.
Please consider a firm denial of the Emerald Heights development planned in this project. I would also urge the city
planners to proactively protect the woods to the west of the Emerald Heights structures (behind Redmond High School),
both on and off the property owned by them.
Thank you for your consideration.
David Ginsberg
10505 180TH CT NE
Redmond WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

David Ginsberg
Julie Lawton
RE: Public Comment - Project Name: Emerald Heights Assisted Living Building
(LAND-2016-01735)

Mr. Ginsberg,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: David Ginsberg [mailto:daginsberg@hotmail.com]
Sent: Tuesday, May 30, 2017 11:45 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Public Comment - Project Name: Emerald Heights Assisted Living Building (LAND-2016-01735)

City of Redmond Planning Department
Development Services Center
15670 NE 85th Street
PO Box 97010
Mail Stop 2SPL
Redmond, WA 98073-9710

ATTN: Benjamin Sticka
bsticka@redmond.gov

Project Name: Emerald Heights Assisted Living Building (LAND-2016-01735)

Dear Benjamin,
1

Please consider the following comments, and add me as a party of record, regarding the proposed project to add
a building and parking lot on the Emerald Heights Assisted Living property on 176th Avenue.
I would like to register concerns that the project may not be in compliance with the city zoning codes and
comprehensive plan of the City of Redmond.
At risk is the destruction of the character and beauty of the natural tree-lined avenue along 176th Avenue in the
vicinity of the water retention pond and powerline trail. The park-like setting all along 176thAvenue is what
attracted us to the neighborhood and was a major influence on our decision to purchase our home in the Abbey
Road neighborhood.
The Emerald Heights plan appears to threaten the established character of the neighborhood’s surrounding area
by the destruction of the wooded area that currently screens the existing buildings on the property. New
plantings to replace substantially thinned woods will be insufficient to screen the new and existing structures.
My concern is that the Abbey Road neighborhood will become far less desirable to prospective home buyers
and that property values be negatively impacted as a result.
I believe there could also be significant negative impact to the natural wildlife that makes their home in the
undisturbed woods in the area of the project and its surroundings. I have observed localized populations of
animals that are concentrated in the trees in the area. Douglas Squirrels, ducks, deer, coyote, rabbits, crows, and
other birds frequent the area and make their homes there. This small pocket of wildlife habitat is fast becoming
one of the few such places remaining in Redmond. New residential development has resulted in the tearing
down wooded natural habitat at an alarming rate. Animals are being flushed out of areas they have made their
home for many years and are running out of places to go. Again, the wildlife that the Abbey Road residents
enjoy are part of the charm and character of our neighborhood. Preserving wildlife habitat should weigh high in
long term planning of the city.
Please consider a firm denial of the Emerald Heights development planned in this project. I would also urge the
city planners to proactively protect the woods to the west of the Emerald Heights structures (behind Redmond
High School), both on and off the property owned by them.
Thank you for your consideration.
David Ginsberg
10505 180TH CT NE
Redmond WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Debaprajna Bhattacharyya <debaprajna@gmail.com>
Thursday, June 15, 2017 2:38 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I live in Abbey Road, and we received a notice that our neighbor - Emerald Heights Assisted
Living - was proposing to develop land close to our property. I have read over the SEPA
documentation provided (appreciate the information) to understand the impact of the proposal
and I would like to add my comments on that.
The SEPA documentation makes it look like this project is "environmentally non significant" and
that the property is adequately screened from view, and that there will be no environmental
impact on trees, no increase in traffic and no alteration of existing views in neighboring
communities.
• A 3-storey modern building does not fit into the view of the neighbourhood. With all the
trees being cut down, residents on the top floor of the new building will literally be looking
into our home. There will also be significantly increased light pollution. In the absence of
any concrete plans of how the ‘property is adequately screened from view’, the impact to
neighbouring communities is significant.
• Emerald Heights website mentions that they have 550 residents (see
https://www.emeraldheights.com/retirement-living-redmond-wa/)They are proposing that
they go from 451 units today to 533 units by 2020 (see
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208882). Based on backof-envelope-calculations (533 * 550 / 451 = 650), they are adding 100 new residents and
presumably, a proportionate number of new staff. Therefore the claim that traffic will not
increase is not substantiated. During the construction years, there will be quite a bit of
congestion as construction staff comes in and gets the job done.
• Finally, they are removing almost every tree from the side facing 179th. The construction
will have large machinery running for hours digging and creating light, sound and air
pollution with significant environmental impact, not to mention impact for residents in
neighbouring communites.
I propose that Emerald Heights consider building on their western boundary. It would minimize
noise and light pollution for their neighbours while keeping their commitment of adequate
screening.
Best,
Debaprajna Bhattacharyya.

Click here to report this email as spam.
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To:
Cc:
Subject:

Debaprajna Bhattacharyya
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Debapranjna Bhattacharyya,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Debaprajna Bhattacharyya [mailto:debaprajna@gmail.com]
Sent: Thursday, June 15, 2017 2:38 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I live in Abbey Road, and we received a notice that our neighbor - Emerald Heights
Assisted Living - was proposing to develop land close to our property. I have read over
the SEPA documentation provided (appreciate the information) to understand the impact
of the proposal and I would like to add my comments on that.
The SEPA documentation makes it look like this project is "environmentally non
significant" and that the property is adequately screened from view, and that there will
be no environmental impact on trees, no increase in traffic and no alteration of existing
views in neighboring communities.
• A 3-storey modern building does not fit into the view of the neighbourhood. With
all the trees being cut down, residents on the top floor of the new building will
literally be looking into our home. There will also be significantly increased light
pollution. In the absence of any concrete plans of how the ‘property is adequately
screened from view’, the impact to neighbouring communities is significant.
• Emerald Heights website mentions that they have 550 residents (see
https://www.emeraldheights.com/retirement-living-redmond-wa/)They are
proposing that they go from 451 units today to 533 units by 2020 (see
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208882). Based on
back-of-envelope-calculations (533 * 550 / 451 = 650), they are adding 100 new
residents and presumably, a proportionate number of new staff. Therefore the
1

•

claim that traffic will not increase is not substantiated. During the construction
years, there will be quite a bit of congestion as construction staff comes in and
gets the job done.
Finally, they are removing almost every tree from the side facing 179th. The
construction will have large machinery running for hours digging and creating
light, sound and air pollution with significant environmental impact, not to mention
impact for residents in neighbouring communites.

I propose that Emerald Heights consider building on their western boundary. It would
minimize noise and light pollution for their neighbours while keeping their commitment
of adequate screening.
Best,
Debaprajna Bhattacharyya.
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Wulff Family <drkwulff@hotmail.com>
Tuesday, May 30, 2017 7:07 AM
Benjamin Sticka
MayorCouncil
Emerald Heights' plans for another expansion in Abbey Road Community

Good Morning,
My name is Dion Yahoudy. I own a home in Abbey Road and have resided at 10517 176th CT. NE, Redmond,
WA. 98052 for more than 20 years. I have walked the area of Emerald Heights daily and have witnessed the
expansion of an exclusive, privately held business grew and increased in capacity from its original design to
something taller than any of the homes in the community.
While they were initially careful to honor the general housing themes of our community, once they built the
tall structure they began to look much more industrial and this is no longer the lovely view from my back yard
but I look at the apartment building. I would not support permitting any additional expansion on that site.
For issues of proximity to the road, removal of mature vegetation, RZC 21.08.C.3.b I have concerns with a forprofit business using our limited green areas to increase their incomes as a business.
For issued so monitored development standards, unless we will rezone the entire housing community to
increase profits and construct area for sale, rental, etc it no longer makes sense to permit their expansion as a
for-profit business in a zoned residential community. RZC 21.08.C.5.a.
Finally, I understand the need to support school growth at Redmond High School as a community service and
government agency. In the case of a for-profit business that privately caters to only our aging community that
can afford the 1 million $ buy in I see this continued growth as contrary to the health of the place we call
home. From the increased demands on water, lack of retention of the beautiful landscapes views as
neighbors stroll the community, I would request that under RZC 21.08.D.2 we honor the character of Abbey
Road neighborhood and deny the expansion.
Very Sincerely,
Dion Yahoudy

Click here to report this email as spam.
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To:
Cc:
Subject:

Wulff Family
Julie Lawton
RE: Emerald Heights' plans for another expansion in Abbey Road Community

Dear Dion Yahoudy,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Wulff Family [mailto:drkwulff@hotmail.com]
Sent: Tuesday, May 30, 2017 7:07 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights' plans for another expansion in Abbey Road Community

Good Morning,
My name is Dion Yahoudy. I own a home in Abbey Road and have resided at 10517 176th CT. NE, Redmond,
WA. 98052 for more than 20 years. I have walked the area of Emerald Heights daily and have witnessed the
expansion of an exclusive, privately held business grew and increased in capacity from its original design to
something taller than any of the homes in the community.
While they were initially careful to honor the general housing themes of our community, once they built the
tall structure they began to look much more industrial and this is no longer the lovely view from my back yard
but I look at the apartment building. I would not support permitting any additional expansion on that site.
For issues of proximity to the road, removal of mature vegetation, RZC 21.08.C.3.b I have concerns with a forprofit business using our limited green areas to increase their incomes as a business.
For issued so monitored development standards, unless we will rezone the entire housing community to
increase profits and construct area for sale, rental, etc it no longer makes sense to permit their expansion as a
for-profit business in a zoned residential community. RZC 21.08.C.5.a.
Finally, I understand the need to support school growth at Redmond High School as a community service and
government agency. In the case of a for-profit business that privately caters to only our aging community that
1

can afford the 1 million $ buy in I see this continued growth as contrary to the health of the place we call
home. From the increased demands on water, lack of retention of the beautiful landscapes views as
neighbors stroll the community, I would request that under RZC 21.08.D.2 we honor the character of Abbey
Road neighborhood and deny the expansion.
Very Sincerely,
Dion Yahoudy

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Yahoudy, Dion C <YahoudyD@bsd405.org>
Tuesday, June 13, 2017 9:10 AM
Benjamin Sticka
SEPA Comments Emerald Heights Land 2016-01735

Good Morning Mr. Sticka,
My home is located 3 houses from the fence of Emerald Heights. I walk the sidewalks and back property line 3 times a
day or so and have for nearly 20 years.
In trying to figure out what the SEPA determination means, it appears that the information provided regarding the
Emerald Heights data, community perception, and intended impact are inaccurate and in fact, driven by desire to simply
expand and increase private enterprise at the cost of the very community they desired for their community and ours.
Using a residential community to expand profits for a commercial developer is wrong.
The stroll around the property from the sidewalk already changed significantly with the large brick incinerator, the street
parking that was created for their employees and private contractors has reduced visibility on that very corner for
walkers of every age.
The sightline of trees, nature, will be visually cluttered with what appears to be another high rise proposed in addition to
the one that already exists.
This is just unreasonable. Our own neighbors have begun to sell their properties; those same properties that attracted
Emerald Heights developers to our community because Emerald Heights has turned the neighborhood into a place
cluttered with more traffic, less natural and open space.
To determine that the impact is Non-significant means that those making the decision are not living next door. From a
distance, one could argue that the downtown growth is non-significant when it comes to determining free public access
to parking but then that also would be inaccurate.
Please consider these comments as a part of your review.
Very Sincerely,
Dion Yahoudy

Click here to report this email as spam.
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To:
Cc:
Subject:

Yahoudy, Dion C
Julie Lawton
RE: SEPA Comments Emerald Heights Land 2016-01735

Dear Dion Yahoudy,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Yahoudy, Dion C [mailto:YahoudyD@bsd405.org]
Sent: Tuesday, June 13, 2017 9:10 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments Emerald Heights Land 2016-01735
Good Morning Mr. Sticka,
My home is located 3 houses from the fence of Emerald Heights. I walk the sidewalks and back property line 3 times a
day or so and have for nearly 20 years.
In trying to figure out what the SEPA determination means, it appears that the information provided regarding the
Emerald Heights data, community perception, and intended impact are inaccurate and in fact, driven by desire to simply
expand and increase private enterprise at the cost of the very community they desired for their community and ours.
Using a residential community to expand profits for a commercial developer is wrong.
The stroll around the property from the sidewalk already changed significantly with the large brick incinerator, the street
parking that was created for their employees and private contractors has reduced visibility on that very corner for
walkers of every age.
The sightline of trees, nature, will be visually cluttered with what appears to be another high rise proposed in addition to
the one that already exists.
This is just unreasonable. Our own neighbors have begun to sell their properties; those same properties that attracted
Emerald Heights developers to our community because Emerald Heights has turned the neighborhood into a place
cluttered with more traffic, less natural and open space.
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To determine that the impact is Non-significant means that those making the decision are not living next door. From a
distance, one could argue that the downtown growth is non-significant when it comes to determining free public access
to parking but then that also would be inaccurate.
Please consider these comments as a part of your review.
Very Sincerely,
Dion Yahoudy

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Dmitri Leonov <dmitri.leonov@gmail.com>
Tuesday, May 30, 2017 10:41 PM
Benjamin Sticka
MayorCouncil
Emerald Heights Assisted Living Building project - request to become a party of record

Dear Mr. Sticka,
My name is Dmitri A. Leonov. I am a homeowner at Abbey Road residing at 17628 NE 110th Way.
This is to request that I become a party of record in the project of Emerald Heights Assisted Living Building as I would like
to be notified of next steps in the design review process and be able to appeal if needed. In my opinion the project is not
in compliance with section 21.08 or Redmond Zoning Code and would fundamentally alter the unique nature of this
neighborhood.
Sincerely,
Dmitri A. Leonov.
17628 NE 110th Way
Redmond, WA 98052-7226

Click here to report this email as spam.
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To:
Cc:
Subject:

Dmitri Leonov
Julie Lawton
RE: Emerald Heights Assisted Living Building project - request to become a party of
record

Dear Dmitri Leonov,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Dmitri Leonov [mailto:dmitri.leonov@gmail.com]
Sent: Tuesday, May 30, 2017 10:41 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights Assisted Living Building project - request to become a party of record

Dear Mr. Sticka,
My name is Dmitri A. Leonov. I am a homeowner at Abbey Road residing at 17628 NE 110th Way.
This is to request that I become a party of record in the project of Emerald Heights Assisted Living Building as
I would like to be notified of next steps in the design review process and be able to appeal if needed. In my
opinion the project is not in compliance with section 21.08 or Redmond Zoning Code and would fundamentally
alter the unique nature of this neighborhood.
Sincerely,
Dmitri A. Leonov.
17628 NE 110th Way
Redmond, WA 98052-7226
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Ed Stemple <edstemple@comcast.net>
Tuesday, May 30, 2017 9:32 PM
Benjamin Sticka
MayorCouncil
Oppose Emerald Heights proposal

Mr. Sticka:
I have reviewed Emerald Heights’ proposal to build a new 3-story assisted living facility backing up to 176th. I oppose
this project.
Please make me a party of record:
Edward Stemple
10603 180th Ct. NE
Redmond, WA 98052
Please do not approve this project. It will have a material adverse impact on the character of the adjacent Abbey Road
neighborhood in which I live and own a home. The project will violate the letter and spirit of several aspects of the
Redmond Zoning Code, most significantly:
- Insufficient screening from surrounding residential uses. It will stick out like a sore thumb. This building would be fine
in a more densely zoned neighborhood but not in an area like Education Hill. it will be by far the most prominent
structure in a neighborhood that is otherwise all single-family homes and schools. Emerald heights has previously built
facilities with a significant setback from 176th such that their facilities are nearly invisible from the road. This proposed
building would abut the road and be too close to be hidden by any vegetation.
The City says it wants to concentrate new dense housing downtown and maintain the character of single-family
neighborhoods. So I’m asking you to stick to that plan and not make an exception for this project.
Thank you.
Edward Stemple
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To:
Cc:
Subject:

Ed Stemple
Julie Lawton
RE: Oppose Emerald Heights proposal

Dear Ed Stemple,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
-----Original Message----From: Ed Stemple [mailto:edstemple@comcast.net]
Sent: Tuesday, May 30, 2017 9:32 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Oppose Emerald Heights proposal
Mr. Sticka:
I have reviewed Emerald Heights’ proposal to build a new 3-story assisted living facility backing up to 176th. I oppose
this project.
Please make me a party of record:
Edward Stemple
10603 180th Ct. NE
Redmond, WA 98052
Please do not approve this project. It will have a material adverse impact on the character of the adjacent Abbey Road
neighborhood in which I live and own a home. The project will violate the letter and spirit of several aspects of the
Redmond Zoning Code, most significantly:
- Insufficient screening from surrounding residential uses. It will stick out like a sore thumb. This building would be fine
in a more densely zoned neighborhood but not in an area like Education Hill. it will be by far the most prominent
structure in a neighborhood that is otherwise all single-family homes and schools. Emerald heights has previously built
facilities with a significant setback from 176th such that their facilities are nearly invisible from the road. This proposed
building would abut the road and be too close to be hidden by any vegetation.
The City says it wants to concentrate new dense housing downtown and maintain the character of single-family
neighborhoods. So I’m asking you to stick to that plan and not make an exception for this project.
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Thank you.
Edward Stemple
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From:
Sent:
To:
Cc:
Subject:

Elena Kuznetsova <lena.kuzn@gmail.com>
Tuesday, May 30, 2017 10:52 PM
Benjamin Sticka
MayorCouncil
Emerald Heights Assisted Living Building project - request to become a party of record

Dear Mr. Sticka,
My name is Elena Kuznetsova. My husband and I own the property at 17628 NE 110th Way where we are residing.
This is to request that I become a party of record in the project of Emerald Heights Assisted Living Building as I would like to be
notified of next steps in the design review process and be able to appeal if needed. In my opinion the project is not in
compliance with section 21.08 or Redmond Zoning Code and would fundamentally alter the unique nature of this neighborhood.
Sincerely,
Elena Kuznetsova.
17628 NE 110th Way
Redmond, WA 98052-7226

Click here to report this email as spam.
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To:
Cc:
Subject:

Elena Kuznetsova
Julie Lawton
RE: Emerald Heights Assisted Living Building project - request to become a party of
record

Dear Elena Kuznetsova,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Elena Kuznetsova [mailto:lena.kuzn@gmail.com]
Sent: Tuesday, May 30, 2017 10:52 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights Assisted Living Building project - request to become a party of record
Dear Mr. Sticka,
My name is Elena Kuznetsova. My husband and I own the property at 17628 NE 110th Way where we are residing.
This is to request that I become a party of record in the project of Emerald Heights Assisted Living Building as I would like to be
notified of next steps in the design review process and be able to appeal if needed. In my opinion the project is not in
compliance with section 21.08 or Redmond Zoning Code and would fundamentally alter the unique nature of this neighborhood.
Sincerely,
Elena Kuznetsova.
17628 NE 110th Way
Redmond, WA 98052-7226

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Ella Belenko <ella@belenko.com>
Tuesday, May 30, 2017 9:17 PM
Benjamin Sticka
MayorCouncil
Party of Record - Emerald Heights AL & IL Bldg; File Number: LAND -2016 - 01735

Hello,
I strongly believe that a proposed 3 Level Assisted Living Building with a Skybridge connecting
to an Existing Independent Living Building is not fitting in our neighborhood of signle family
homes. The proposal would require to remove a lot of mature trees at the site and not leaving
enough space for new landscaping to make the green belt again. The design of the proposed
building looks like a great contemporary office building, but doesn't look like resindential.
I'd like to become a party of recod. My primary residence is:
10909 178th Pl NE
Redmond, WA 98052
Thank you,
-Ella Belenko
425.497.9933

Click here to report this email as spam.
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To:
Cc:
Subject:

Ella Belenko
Julie Lawton
RE: Party of Record - Emerald Heights AL & IL Bldg; File Number: LAND -2016 - 01735

Dear Ella Belenko,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Ella Belenko [mailto:ella@belenko.com]
Sent: Tuesday, May 30, 2017 9:17 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Party of Record - Emerald Heights AL & IL Bldg; File Number: LAND -2016 - 01735

Hello,
I strongly believe that a proposed 3 Level Assisted Living Building with a Skybridge
connecting to an Existing Independent Living Building is not fitting in our neighborhood
of signle family homes. The proposal would require to remove a lot of mature trees at
the site and not leaving enough space for new landscaping to make the green belt again.
The design of the proposed building looks like a great contemporary office building, but
doesn't look like resindential.
I'd like to become a party of recod. My primary residence is:
10909 178th Pl NE
Redmond, WA 98052
Thank you,
-Ella Belenko
425.497.9933

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

F. <fhome@comcast.net>
Wednesday, May 31, 2017 9:19 PM
Benjamin Sticka
MayorCouncil
Party of Record

Hello,
I would like to be added as a Party of Record for the proposed Emerald Heights assisted living facility project along 176th
Ave NE in the Abbey Road neighborhood.
Thank you,
F. Camara
17620 NE 110th Way
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

F.
Julie Lawton
RE: Party of Record

Dear F. Camara,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: F. [mailto:fhome@comcast.net]
Sent: Wednesday, May 31, 2017 9:19 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Party of Record
Hello,
I would like to be added as a Party of Record for the proposed Emerald Heights assisted living facility project along 176th
Ave NE in the Abbey Road neighborhood.
Thank you,
F. Camara
17620 NE 110th Way
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Gary Schare <gschare@gmail.com>
Tuesday, May 30, 2017 1:16 PM
Benjamin Sticka
MayorCouncil
Party of Record Request -- Concern: Emerald Heights Current Building Plan

Hi Mr. Sticka,
I understand you are the Project Planner for the proposed Emerald Heights Assisted Living Facility building which would back up to 176th
Ave.
I would like be listed on this proposal as a Party of Record in opposition of the proposal.
My address is:
10734 - 179th Ct NE
Redmond, WA 98052
I have several concerns about this proposed building and its impact on our neighborhood.
Thank you,
Gary Schare
425-882-3150

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Tuesday, May 30, 2017 4:23 PM
'Gary Schare'
Julie Lawton
RE: Party of Record Request -- Concern: Emerald Heights Current Building Plan

Mr. Gary Schare,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Gary Schare [mailto:gschare@gmail.com]
Sent: Tuesday, May 30, 2017 1:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Party of Record Request -- Concern: Emerald Heights Current Building Plan
Hi Mr. Sticka,
I understand you are the Project Planner for the proposed Emerald Heights Assisted Living Facility building which would back up to 176th
Ave.
I would like be listed on this proposal as a Party of Record in opposition of the proposal.
My address is:
10734 - 179th Ct NE
Redmond, WA 98052
I have several concerns about this proposed building and its impact on our neighborhood.
Thank you,
Gary Schare
425-882-3150

Click here to report this email as spam.

1

From:
Sent:
To:
Cc:
Subject:
Attachments:

Gary Schare <gschare@gmail.com>
Wednesday, June 14, 2017 4:43 PM
Benjamin Sticka
MayorCouncil
Comments/Objections to Emerald Heights SEPA
Emerald Heights SEPA DNS Comments - Gary Schare.docx

Hello Mr. Sticka,
Please find attached my comments/objections to the Emerald Heights SEPA for LAND 2016-01735 to add to the public record.
In addition to the objections laid out in the document, my wife and I noticed several inaccuracies which need
to be addressed. These are listed in both her comments (sent separately) and mine attached to this email.

My wife Julie and I firmly believe this project, as proposed, will adversely impact our Education Hill
neighborhood.
Sincerely,
Gary Schare
Click here to report this email as spam.
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Gary Schare
10734 179th Ct NE
Redmond, WA 98052
gschare@gmail.com

June 14, 2017
Re: Emerald Heights Plan AL & IL Bldg, LAND 2016-01735

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Dear Mr. Sticka,
I am a 20-year resident of Abbey Road. Emerald Heights has historically been a good neighbor, so I am
very surprised at the size and location of their proposed assisted living facility.
I am very concerned about the negative impact the proposed expansion of Emerald Heights would have
on Abbey Road and the Education Hill community at large. Based upon my review of Emerald Heights’
SEPA DNS statement, there are several points that are either incorrect or incomplete. I’m shocked this
SEPA DNS statement would be accepted with these oversights. These points should be addressed before
design review approval.
Please add my objection below into the public record. I urge you to reconsider the city’s position on this
proposal at the upcoming Design Review.
Sincerely,
Gary Schare

Summary of Objections: Emerald Heights has not adequately met all of Redmond’s regulations for
environmental protection and mitigation. Here are my objections, followed by detailed comments
related to Emerald Height’s SEPA DNS statements.
1) The proposed building does not have a residential quality and will be a disconnect
with other structures in the area.
2) Number of people residing and working in the new building is not accurate. This
raises the question of adequate parking and increased traffic.
3) The view for the Abbey Road Community will be altered.
4) More residents will create more traffic. At minimum by the staff serving them.
5) Residents in assisted living facilities are, by nature, medically fragile. Therefore, this
increased population will draw on more emergency medical services.

Detailed SEPA DNS Errors/Oversights

1) Section B, item 8c (page 16): Describe and structures on site:
“All buildings are 35’ tall or less. The buildings have a residential quality to them.”
The proposed building appears to be at or exceed the height of 35’. This, and the proposed
building’s close proximity to the street and lack of vegetation between the proposed
building and street, will make it dominate the landscape. Add to this the proposed modern
architecture, which is not shared with any of the homes in the surrounding area, and the
building will be an eye sore with a huge disconnect from the immediate community.
2) Section B, Item 8i (page 17): How many people would reside or work in the completed
project.
“Current campus has approximately 380 residents in the independent living, 56 in assisted
living and 50 in skilled nursing”.
Emerald Heights did not include residents from the new facility or those who will work there
in these numbers. In addition, there is no accounting for staff in the existing facility. Some of
these facilities are staffed 24/7. There should be accounting for these people at minimum.
In addition, during construction the number of people in and out of this facility expands.
During the last construction project, the shoulder along 176th was used ‘temporarily’ for
construction parking. Emerald Heights employees filled this ‘temporary’ parking area to
capacity well past the end of construction. I had to contact the City to end this practice, as it
was not safe during dark, rainy winter months for pedestrians and bike riders. In addition,
parking in this area results in a significant amount of litter, which my husband picks up daily
while walking our dog. This raises in my mind the question of adequate parking for staff,
visitors, and residents at this facility. Has this been studied?
These revised numbers should be included in the traffic impact calculations.
3) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be
altered or obstructed?
“views for the neighboring developments will not be altered”.
This is false. For example, how can any neighbor driving toward 176th Ave NE from NE 108th
Way or NE 110th Way possibly miss a large, three-story, modern architected building, with
few surrounding trees, close to the road? Currently we see a bank of trees. Trees and green
spaces are what make Abby Road unique. This building would change the character of our
community.

4) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says “there would be no change in the traffic generated…” This is false.
It is logical, more residents mean more traffic period. At minimum by traffic generated from
staff supporting this new population.
With the overcrowding of Redmond High School, traffic in the mornings along 176th Ave NE
is a mess. Students from the Bear Creek/Lake of the Woods area use 176th Ave NE as a short
cut to avoid the back-up on Avondale and 104th St. In the dark months, we drive our kids to
Redmond High School because we have determined it is not safe to cross a dark road with
heavy traffic, traveled by newly licensed drivers. We really don’t need to add to this traffic.

5) Section B, Item 15 (page 23): Would the project result in an increased need for public
services?
The completed project would not result in an increased need for police and fire protection,
or emergency medical service.
At minimum, more residents in an Assisted Living Facility will draw upon more emergency
medical services. The residents in these facilities are most often medically fragile. My wife’s
father lives in an Assisted Living Facility, and can speak from experience: medical emergency
calls are made regularly. Has anyone pulled the number of medical emergencies calls for
Emerald Heights in the past year and then project the number of increased calls to include
the increased population in assisted living?

To:
Cc:
Subject:

Gary Schare
Julie Lawton
RE: Comments/Objections to Emerald Heights SEPA

Dear Mr. Schare,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Gary Schare [mailto:gschare@gmail.com]
Sent: Wednesday, June 14, 2017 4:43 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Comments/Objections to Emerald Heights SEPA
Hello Mr. Sticka,
Please find attached my comments/objections to the Emerald Heights SEPA for LAND 2016-01735 to add to the public record.
In addition to the objections laid out in the document, my wife and I noticed several inaccuracies which need
to be addressed. These are listed in both her comments (sent separately) and mine attached to this email.

My wife Julie and I firmly believe this project, as proposed, will adversely impact our Education Hill
neighborhood.
Sincerely,
Gary Schare
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Georgette Kammer <gettep@mkammer.com>
Tuesday, May 30, 2017 8:02 PM
Benjamin Sticka
MayorCouncil
Party of Record for Project Name: Emerald Heights AL and IL Bldg File Number: LAND
-2016 - 01735
Emerald Heights AL and IL Bldg File# LAND -2016 - 01735 Non-Compliance.pdf

Dear Mr. Sticka,
I have received notice that Emerald Heights has submitted a proposal to the City of Redmond for a new “3 Level Assisted
Living Building with a Skybridge connecting to an Existing Independent Living Building”. This 347 foot long building will
have a multiple floor underground parking garage and will be immediately adjacent to 176th Ave NE between NE 110th
Way and NE 108th Way.
There are significant concerns including: destruction of mature trees and green space along 176th Ave NE, 24 / 7 light
and noise pollution, and the addition of a multi-story structure which is not architecturally consistent with an
established single family community.
This will detract from the natural beauty of our neighborhood and also hurt our property values.
City plans show that Emerald Heights has plenty of alternative space within their property and away from 176th Ave
NE in which this structure could be built.
It has come to my attention that there are areas of Non-Compliance of which I have attached as a PDF. The areas where
the proposed new facility is not compliant are underlined. This is only a subset of the numerous areas of noncompliance.
I would like to become a Party of Record in this proposal.
Name: Georgette Kammer
Address: 10906 177th Ct. NE, Redmond, WA 98052
Email: gettep@mkammer.com
Thank you for your attention.
Sincerely,
Georgette Kammer
gettep@mkammer.com

Click here to report this email as spam.
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To:
Cc:
Subject:

Georgette Kammer
Julie Lawton
RE: Party of Record for Project Name: Emerald Heights AL and IL Bldg File Number:
LAND -2016 - 01735

Dear Mr. Kammer,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Georgette Kammer [mailto:gettep@mkammer.com]
Sent: Tuesday, May 30, 2017 8:02 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Party of Record for Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Dear Mr. Sticka,
I have received notice that Emerald Heights has submitted a proposal to the City of Redmond for a new “3 Level Assisted
Living Building with a Skybridge connecting to an Existing Independent Living Building”. This 347 foot long building will
have a multiple floor underground parking garage and will be immediately adjacent to 176th Ave NE between NE 110th
Way and NE 108th Way.
There are significant concerns including: destruction of mature trees and green space along 176th Ave NE, 24 / 7 light
and noise pollution, and the addition of a multi-story structure which is not architecturally consistent with an
established single family community.
This will detract from the natural beauty of our neighborhood and also hurt our property values.
City plans show that Emerald Heights has plenty of alternative space within their property and away from 176th Ave
NE in which this structure could be built.
It has come to my attention that there are areas of Non-Compliance of which I have attached as a PDF. The areas where
the proposed new facility is not compliant are underlined. This is only a subset of the numerous areas of noncompliance.
I would like to become a Party of Record in this proposal.
Name: Georgette Kammer
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Address: 10906 177th Ct. NE, Redmond, WA 98052
Email: gettep@mkammer.com
Thank you for your attention.
Sincerely,
Georgette Kammer
gettep@mkammer.com

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Georgette Kammer <gettep@mkammer.com>
Wednesday, June 14, 2017 12:22 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I am a home owner in the affected area of the Emerald Heights planned expansion.
While the city has determined that the expansion is "Non-Significant" I strongly disagree. It is especially disturbing that
the city had already tentatively approved the Emerald Heights “Master Plan” in 2009 and we are only just now being
notified. If the issue truly WAS not significant, you would not hear from anyone regarding this planned expansion.
I was one of the first residents to move into the area 23 or so years ago when the other homes were still being
completed…just across from Emerald Heights. We appreciate the cooperation and good neighbors that Emerald Heights
have been throughout the years.
However, there are many adverse impacts that the proposal will have on my neighborhood! To name just a few that
have already been specifically addressed in a letter submitted by Mr. Fischer. I agree with his statements and
observations and reiterate here:
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of Redmond’s
regulations for environmental protection and mitigation.
• SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby
schools.
• SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property adjacent to wooded
area.
• SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.
• SEPA does not adequately address additional light pollution created for adjacent residences across the street on
176th Ave NE.
Section B, Item 15 (page 23): Would the project result in an increased need for public services?
Emerald Heights states “no”. how can this be? They plan to increase the population density at the site, but not plan for
increased need for public services? Absurd!
I walk along our residential neighborhood and the increased traffic is definitely a greater safety hazard to myself and the
families and children who live in the neighborhood. There would be an increase in delivery vehicle traffic and
Emergency service vehicle traffic—So of COURSE there will be an impact.
Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance vegetation of the
site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in harmony with the lush and
natural aesthetic of the surrounding landscape”. Their statement is incorrect. The proposal removes 98% of existing
vegetation and replaces it with a 3-story monstrosity with poor attention to plantings near the base of the
1

structure. Replacement trees will never reach mature height given constraints imposed by new structure. There is very
little preserved and nothing is build area is enhanced with this proposal.

The destruction of old trees and plant growth which keeps our neighborhood aesthetically pleasing, quiet, and friendly is
especially disturbing. There will instead be a towering building which will have windows looking down into the privacy
of our homes…would you want that for your own home?? This will also affect the value of my home since, again, who
would want to live in a home with others looking into their backyard and windows? The trees and vegetation added will
not be sufficient to block the several proposed stories of the building.
Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce?
The structure will create light pollution for residents across the street of 176th Ave NE. This is not adequately addressed
in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all nuisance lighting from Emerald
Heights facility at night. This canopy would be removed to accommodate the new building. Window blinds alone are
not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate plantings would be small and
would provide almost no screening. In addition, a large number of deciduous trees are proposed and will provide no
screening in fall and winter months.
I recently visited a daughter and it was impossible to sleep in an area with outside lights from across the street that
were shining directly into the room. Even shades on the windows were not sufficient to keep out the bright lights! SEPA
does not adequately address additional light pollution created for adjacent residences across the street on 176th Ave NE.

This statement about the amount of emissions to air is not expected to be significant is utterly ridiculous! There would
be a GREAT increase in exhaust emissions into the homes and it would also affect everyone walking in the
neighborhood….not to mention the noise of heavy equipment and construction for months!
Section B, Item 8i (page 17): How many people would reside or work in the completed project
Emerald Heights has omitted increased work staff needed at the new facility. This should be into the traffic impact
calculations. This is relevant, as I am already aware of existing Emerald Heights staff illegally parking on NE 108th Ave
during work hours. Do they have sufficient parking in place today? If they are not planning for it in SEPA, is the City not
getting full disclosure?
Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”. This is grotesquely false. How
can the City approve such an obviously incorrect statement? Please refer to previous complaints from Abbey Road HOA
petition (>150 signatures) and the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA questions in context
to their isolated community. Hundreds of community members outside their property are impacted by this plan. Their
proposed structure does not attempt to match the look and feel of neighboring communities. How can the SEPA not
capture that critical impact?

Many of Emerald Heights' statements in the application, supporting data, and reasoning are incomplete or
blatantly inaccurate.
I am in agreement with the letter submitted by Mr. Fischer and have reiterated just a few of the issues in
my email.
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I urge you to reconsider and deny the application for expansion of Emerald Heights in its current form. I urge
them to build in the western edge of their property adjacent to wooded area which would not so adversely affect
our quality of life, value of our homes, and the beautiful family-friendly neighborhood which we love!
Sincerely,
Georgette Kammer
gettep@mkammer.com
10906 177th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Georgette Kammer
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Kammer,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Georgette Kammer [mailto:gettep@mkammer.com]
Sent: Wednesday, June 14, 2017 12:22 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
Dear Mr. Sticka,
I am a home owner in the affected area of the Emerald Heights planned expansion.
While the city has determined that the expansion is "Non-Significant" I strongly disagree. It is especially disturbing that
the city had already tentatively approved the Emerald Heights “Master Plan” in 2009 and we are only just now being
notified. If the issue truly WAS not significant, you would not hear from anyone regarding this planned expansion.
I was one of the first residents to move into the area 23 or so years ago when the other homes were still being
completed…just across from Emerald Heights. We appreciate the cooperation and good neighbors that Emerald Heights
have been throughout the years.
However, there are many adverse impacts that the proposal will have on my neighborhood! To name just a few that
have already been specifically addressed in a letter submitted by Mr. Fischer. I agree with his statements and
observations and reiterate here:
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of Redmond’s
regulations for environmental protection and mitigation.
• SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby
schools.
• SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity.
o The building’s physical size is disproportionate to nearby homes.
1

o
o

The building is not well screened.
The building would be better suited to a hidden, western edge of their property adjacent to wooded
area.
• SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.
• SEPA does not adequately address additional light pollution created for adjacent residences across the street on
176th Ave NE.
Section B, Item 15 (page 23): Would the project result in an increased need for public services?
Emerald Heights states “no”. how can this be? They plan to increase the population density at the site, but not plan for
increased need for public services? Absurd!
I walk along our residential neighborhood and the increased traffic is definitely a greater safety hazard to myself and the
families and children who live in the neighborhood. There would be an increase in delivery vehicle traffic and
Emergency service vehicle traffic—So of COURSE there will be an impact.
Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance vegetation of the
site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in harmony with the lush and
natural aesthetic of the surrounding landscape”. Their statement is incorrect. The proposal removes 98% of existing
vegetation and replaces it with a 3-story monstrosity with poor attention to plantings near the base of the
structure. Replacement trees will never reach mature height given constraints imposed by new structure. There is very
little preserved and nothing is build area is enhanced with this proposal.

The destruction of old trees and plant growth which keeps our neighborhood aesthetically pleasing, quiet, and friendly is
especially disturbing. There will instead be a towering building which will have windows looking down into the privacy
of our homes…would you want that for your own home?? This will also affect the value of my home since, again, who
would want to live in a home with others looking into their backyard and windows? The trees and vegetation added will
not be sufficient to block the several proposed stories of the building.
Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce?
The structure will create light pollution for residents across the street of 176th Ave NE. This is not adequately addressed
in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all nuisance lighting from Emerald
Heights facility at night. This canopy would be removed to accommodate the new building. Window blinds alone are
not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate plantings would be small and
would provide almost no screening. In addition, a large number of deciduous trees are proposed and will provide no
screening in fall and winter months.
I recently visited a daughter and it was impossible to sleep in an area with outside lights from across the street that
were shining directly into the room. Even shades on the windows were not sufficient to keep out the bright lights! SEPA
does not adequately address additional light pollution created for adjacent residences across the street on 176th Ave NE.

This statement about the amount of emissions to air is not expected to be significant is utterly ridiculous! There would
be a GREAT increase in exhaust emissions into the homes and it would also affect everyone walking in the
neighborhood….not to mention the noise of heavy equipment and construction for months!
Section B, Item 8i (page 17): How many people would reside or work in the completed project
Emerald Heights has omitted increased work staff needed at the new facility. This should be into the traffic impact
calculations. This is relevant, as I am already aware of existing Emerald Heights staff illegally parking on NE 108th Ave
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during work hours. Do they have sufficient parking in place today? If they are not planning for it in SEPA, is the City not
getting full disclosure?
Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”. This is grotesquely false. How
can the City approve such an obviously incorrect statement? Please refer to previous complaints from Abbey Road HOA
petition (>150 signatures) and the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA questions in context
to their isolated community. Hundreds of community members outside their property are impacted by this plan. Their
proposed structure does not attempt to match the look and feel of neighboring communities. How can the SEPA not
capture that critical impact?

Many of Emerald Heights' statements in the application, supporting data, and reasoning are incomplete or
blatantly inaccurate.
I am in agreement with the letter submitted by Mr. Fischer and have reiterated just a few of the issues in
my email.
I urge you to reconsider and deny the application for expansion of Emerald Heights in its current form. I urge
them to build in the western edge of their property adjacent to wooded area which would not so adversely affect
our quality of life, value of our homes, and the beautiful family-friendly neighborhood which we love!
Sincerely,
Georgette Kammer
gettep@mkammer.com
10906 177th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Grant Johnson <grantjohnson@me.com>
Wednesday, May 31, 2017 3:16 PM
Benjamin Sticka
MayorCouncil
Comments on Proposed Emerald Heights Expansion, Request to be Party of Record

Importance:

High

Mr. Sticka,
My name is Grant Johnson, and I have been a resident of Abbey Road on Education Hill here in Redmond for over 25
years. I am extremely concerned about the proposed expansion at the Emerald Heights assisted living facility. I hereby
request that you add me as a Party of Record to this proposed project.
As I understand it, the proposed building would butt up against 176th, a lovely tree-lined entryway into our
neighborhood in Banbury Lane. The modern, three-story structure and bare minimum 15 ft setback from the sidewalk
are completely inconsistent with the look and character of our long-time neighborhood. The expansion, due to the
minimal setback, would eliminate a large portion of the trees and greenbelt along this street, and replacement
landscaping could not possibly come close to screening out the new structure from the surrounding residential
neighborhoods.
There appear to be several examples where this proposed project is in direct non-compliance with Section 21.08,
Retirement Residences, of the current Redmond Zoning Code and the Comprehensive Plan of the City of Redmond.
Examples (shown in bold underlined text), although not a complete list of non-compliances, include:

•

•

•

RZC 21.08.C.3.b: Density.
o v. Landscape Requirements. Setback areas…shall be landscaped to sufficiently screen the development
from surrounding residential uses…Where possible, existing mature vegetation shall be retained.
o The current proposal will remove nearly all trees at the site, and with a 15 ft setback, there is not
enough space to ‘sufficiently screen’ the development with new landscaping.
RZC 21.08.D.2: Approval Criteria. The design, scale, and appearance of the development is consistent with the
character of the existing and planned neighborhood in which it may be located.
o A three-story, modern, monolithic building is completely, and jarringly, inconsistent with the character
and feel of the Abbey Road neighborhood and the surrounding communities. The modern architecture
of the proposed building is not in harmony with the traditional character of Abbey Road, and the
existing Emerald Heights buildings.
FW-22 Make each neighborhood a better place to live or work by preserving and fostering each neighborhood’s
unique character…
o For over 25 years, Abbey Road has been a wonderful place to live. Two of the main reasons for this are
the consistent, traditional style homes, and the beautiful, tree-lined greenbelts in the neighborhoods
that we walk, run and play along. The greenbelt along Emerald Heights on 176th is a very important part
of this unique character of Abbey Road, and a big reason why this character has been sustained over the
years. I certainly don’t see how this makes our ‘neighborhood a better place to live…'.

It seems strange, and very concerning, why, given the issues and non-compliances above, among others, that this
proposal is as far along the approval process as it is. I strongly urge you to consider these issues, as I believe this project
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should not be approved as-is based on the current Redmond Zoning Code violations. I know many of my neighbors in
Abbey Road and the surrounding neighborhoods agree with me, and I’m confident you will be hearing from them in
force.
My mailing address is:
10817 - 178th Place NE
Redmond, WA 98052-7253
Sincerely,
Grant Johnson

Click here to report this email as spam.
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To:
Cc:
Subject:

Grant Johnson
Julie Lawton
RE: Comments on Proposed Emerald Heights Expansion, Request to be Party of Record

Dear Grant Johnson,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Grant Johnson [mailto:grantjohnson@me.com]
Sent: Wednesday, May 31, 2017 3:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Comments on Proposed Emerald Heights Expansion, Request to be Party of Record
Importance: High

Mr. Sticka,
My name is Grant Johnson, and I have been a resident of Abbey Road on Education Hill here in Redmond for
over 25 years. I am extremely concerned about the proposed expansion at the Emerald Heights assisted living
facility. I hereby request that you add me as a Party of Record to this proposed project.
As I understand it, the proposed building would butt up against 176th, a lovely tree-lined entryway into our
neighborhood in Banbury Lane. The modern, three-story structure and bare minimum 15 ft setback from the
sidewalk are completely inconsistent with the look and character of our long-time neighborhood. The
expansion, due to the minimal setback, would eliminate a large portion of the trees and greenbelt along this
street, and replacement landscaping could not possibly come close to screening out the new structure from the
surrounding residential neighborhoods.
There appear to be several examples where this proposed project is in direct non-compliance with Section
21.08, Retirement Residences, of the current Redmond Zoning Code and the Comprehensive Plan of the City of
Redmond. Examples (shown in bold underlined text), although not a complete list of non-compliances,
include:
•

RZC 21.08.C.3.b: Density.
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v. Landscape Requirements. Setback areas…shall be landscaped to sufficiently screen the
development from surrounding residential uses…Where possible, existing mature
vegetation shall be retained.
o The current proposal will remove nearly all trees at the site, and with a 15 ft setback, there is not
enough space to ‘sufficiently screen’ the development with new landscaping.
RZC 21.08.D.2: Approval Criteria. The design, scale, and appearance of the development is
consistent with the character of the existing and planned neighborhood in which it may be located.
o A three-story, modern, monolithic building is completely, and jarringly, inconsistent with the
character and feel of the Abbey Road neighborhood and the surrounding communities. The
modern architecture of the proposed building is not in harmony with the traditional character of
Abbey Road, and the existing Emerald Heights buildings.
FW-22 Make each neighborhood a better place to live or work by preserving and fostering each
neighborhood’s unique character…
o For over 25 years, Abbey Road has been a wonderful place to live. Two of the main reasons for
this are the consistent, traditional style homes, and the beautiful, tree-lined greenbelts in the
neighborhoods that we walk, run and play along. The greenbelt along Emerald Heights on 176th
is a very important part of this unique character of Abbey Road, and a big reason why this
character has been sustained over the years. I certainly don’t see how this makes our
‘neighborhood a better place to live…'.
o

•

•

It seems strange, and very concerning, why, given the issues and non-compliances above, among others, that
this proposal is as far along the approval process as it is. I strongly urge you to consider these issues, as I
believe this project should not be approved as-is based on the current Redmond Zoning Code violations. I know
many of my neighbors in Abbey Road and the surrounding neighborhoods agree with me, and I’m confident
you will be hearing from them in force.
My mailing address is:
10817 - 178th Place NE
Redmond, WA 98052-7253
Sincerely,
Grant Johnson
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From:
Sent:
To:
Cc:
Subject:

Ronald Amen <amenrage@aol.com>
Tuesday, May 30, 2017 11:29 AM
Benjamin Sticka
mayorcouncil@redmond.gob
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Mr. Sticka,
I would like to become a Party of Record for the project:
Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Gretchen Amen
17806 NE 109th Ct
Redmond, WA 98052
425-881-6348
I live in Abbey Road and would be driving or walking past this structure every day and don't believe something of it's size
and design belong in this neighborhood. I was also surprised that the city of Redmond is considering approving a project
that is in non-compliance with it's own zoning codes and comprehensive plans. I fully support the Abbey Road
Homeowners Association's comments on these areas of non-compliance listed below:
Excerpts from Section 21.08, Retirement Residences, of the Redmond Zoning Code:
• RZC 21.08.C.3.b: Density. Retirement residences located in the R-4 through R-6 zones that provide some
component of assisted living or skilled nursing care may be allowed an increase in density by up to three times
the number of units permitted by the underlying zone provided each of the following conditions exists:
v.
Landscape Requirements. Setback areas located adjacent to the side, street side, and rear property lines
shall be landscaped to sufficiently screen the development from surrounding residential uses. Similar
landscaping shall also be provided within the front setback areas when needed to screen parking. Where
possible, existing mature vegetation shall be retained. The Design Review Board may allow reduced
landscaping requirements for projects that exhibit exceptional site and architectural design qualities that
reflect nearby neighborhood character.
Abbey Road HOA Comment: The current application removes virtually all trees at the site, and there is not
enough space for new landscaping to “sufficiently screen” the development. Furthermore, the contemporary
architecture is in direct contrast to the adjacent neighborhood, so there is no basis for allowing reduced
landscaping requirements.
•

RZC 21.08.C.5.a: Design and Development Standards. Developments shall be designed to project a residential,
rather than institutional, appearance through architectural design, landscaping, the use of building materials, and
surface length. Multiple structures are encouraged instead of large single structures to promote compatibility with
surrounding residential neighborhoods. Site design, building placement, and perimeter landscape treatments shall
screen the portions of the development, which are different in appearance from single-family dwellings from
abutting single-family dwellings.
Abbey Road HOA Comment: The contemporary design projects an institutional rather than residential
appearance. The large, monolithic structure is in direct contrast to the requirement for multiple structures, and is
more suited to placement in the City’s designated Urban Centers and not in a neighborhood of single family
homes. Placement of the new building immediately adjacent to 176th Ave NE precludes the ability to adequately
screen the building from the neighborhood.
RZC 21.08.D.2: Approval Criteria. The design, scale, and appearance of the development is consistent with the
character of the existing and planned neighborhood in which it may be located.
Abbey Road HOA Comment: A three-story, monolithic building is entirely inconsistent with the character of the
Abbey Road neighborhood and the surrounding community. The architecture of the new building is not consistent
with the traditional character of the Abbey Road community. The existing Emerald Heights buildings that are
1

visible to 176th include traditional elements such as 1 or 2 stories, smaller footprints, gabled roofs, wood
balconies, and brick.
Furthermore we believe this project is not in compliance with many components of the City of Redmond
Comprehensive Plan including but not limited to the following:
N-EH-14 Encourage a mix of housing types, styles and a range of choices, while maintaining the overall singlefamily character of established neighborhoods in Education Hill.
Abbey Road HOA Comment: Emerald Heights has comfortably co-existed within the Abbey Road sub division
for over 25 years because it was largely hidden behind a lush green belt and because its visible buildings had
traditional elements such 2 stories or less, single family home sized footprints, gabled roof lines, wooden
balconies and brick. These design elements were consistent with the traditional design elements of the singlefamily homes in Abbey Road. The proposed building will not maintain, but will instead dramatically alter the
single-family character of the neighborhood. The mass of the building and its modern architecture give the
appearance of an office building, hospital or urban apartment. The 15’ setback is insufficient space to grow a
deep enough or tall enough green belt that will screen its three-story height.
FW-22 Make each neighborhood a better place to live or work by preserving and
fostering each neighborhood's unique character and preparation for a sustainable future, while providing for compatible
growth in residences and other land uses, such as businesses, services or parks.
Abbey Road HOA Comment: Abbey Road subdivision is known for two things: its traditional homes and the
beautiful shaded thoroughfare treasured by Abbey Road residents as well as the many citizens of Education Hill
who like to walk, run and bike. The Emerald Heights green belt is a significant contributor to this distinctive road.
The imposition of a large contemporary building on 176th - combined with a reduced greenbelt - will permanently
alter the unique character of this neighborhood.
Thank you for your consideration of these comments,
Gretchen Amen
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To:
Subject:

Ronald Amen
RE: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Ms. Amen,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Ronald Amen [mailto:amenrage@aol.com]
Sent: Tuesday, May 30, 2017 11:29 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: mayorcouncil@redmond.gob
Subject: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Dear Mr. Sticka,
I would like to become a Party of Record for the project:
Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Gretchen Amen
17806 NE 109th Ct
Redmond, WA 98052
425-881-6348
I live in Abbey Road and would be driving or walking past this structure every day and don't believe something of it's size
and design belong in this neighborhood. I was also surprised that the city of Redmond is considering approving a project
that is in non-compliance with it's own zoning codes and comprehensive plans. I fully support the Abbey Road
Homeowners Association's comments on these areas of non-compliance listed below:
Excerpts from Section 21.08, Retirement Residences, of the Redmond Zoning Code:
• RZC 21.08.C.3.b: Density. Retirement residences located in the R-4 through R-6 zones that provide some
component of assisted living or skilled nursing care may be allowed an increase in density by up to three times
the number of units permitted by the underlying zone provided each of the following conditions exists:
v.
Landscape Requirements. Setback areas located adjacent to the side, street side, and rear property lines
shall be landscaped to sufficiently screen the development from surrounding residential uses. Similar
landscaping shall also be provided within the front setback areas when needed to screen parking. Where
possible, existing mature vegetation shall be retained. The Design Review Board may allow reduced
landscaping requirements for projects that exhibit exceptional site and architectural design qualities that
reflect nearby neighborhood character.
Abbey Road HOA Comment: The current application removes virtually all trees at the site, and there is not
enough space for new landscaping to “sufficiently screen” the development. Furthermore, the contemporary
1

architecture is in direct contrast to the adjacent neighborhood, so there is no basis for allowing reduced
landscaping requirements.
•

RZC 21.08.C.5.a: Design and Development Standards. Developments shall be designed to project a residential,
rather than institutional, appearance through architectural design, landscaping, the use of building materials, and
surface length. Multiple structures are encouraged instead of large single structures to promote compatibility with
surrounding residential neighborhoods. Site design, building placement, and perimeter landscape treatments shall
screen the portions of the development, which are different in appearance from single-family dwellings from
abutting single-family dwellings.
Abbey Road HOA Comment: The contemporary design projects an institutional rather than residential
appearance. The large, monolithic structure is in direct contrast to the requirement for multiple structures, and is
more suited to placement in the City’s designated Urban Centers and not in a neighborhood of single family
homes. Placement of the new building immediately adjacent to 176th Ave NE precludes the ability to adequately
screen the building from the neighborhood.
RZC 21.08.D.2: Approval Criteria. The design, scale, and appearance of the development is consistent with the
character of the existing and planned neighborhood in which it may be located.
Abbey Road HOA Comment: A three-story, monolithic building is entirely inconsistent with the character of the
Abbey Road neighborhood and the surrounding community. The architecture of the new building is not consistent
with the traditional character of the Abbey Road community. The existing Emerald Heights buildings that are
visible to 176th include traditional elements such as 1 or 2 stories, smaller footprints, gabled roofs, wood
balconies, and brick.
Furthermore we believe this project is not in compliance with many components of the City of Redmond
Comprehensive Plan including but not limited to the following:
N-EH-14 Encourage a mix of housing types, styles and a range of choices, while maintaining the overall singlefamily character of established neighborhoods in Education Hill.
Abbey Road HOA Comment: Emerald Heights has comfortably co-existed within the Abbey Road sub division
for over 25 years because it was largely hidden behind a lush green belt and because its visible buildings had
traditional elements such 2 stories or less, single family home sized footprints, gabled roof lines, wooden
balconies and brick. These design elements were consistent with the traditional design elements of the singlefamily homes in Abbey Road. The proposed building will not maintain, but will instead dramatically alter the
single-family character of the neighborhood. The mass of the building and its modern architecture give the
appearance of an office building, hospital or urban apartment. The 15’ setback is insufficient space to grow a
deep enough or tall enough green belt that will screen its three-story height.

FW-22 Make each neighborhood a better place to live or work by preserving and
fostering each neighborhood's unique character and preparation for a sustainable future, while providing for compatible
growth in residences and other land uses, such as businesses, services or parks.
Abbey Road HOA Comment: Abbey Road subdivision is known for two things: its traditional homes and the
beautiful shaded thoroughfare treasured by Abbey Road residents as well as the many citizens of Education Hill
who like to walk, run and bike. The Emerald Heights green belt is a significant contributor to this distinctive road.
The imposition of a large contemporary building on 176th - combined with a reduced greenbelt - will permanently
alter the unique character of this neighborhood.
Thank you for your consideration of these comments,
Gretchen Amen
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From:
Sent:
To:
Cc:
Subject:

Howard Harrison <howardhrrsn@gmail.com>
Monday, May 29, 2017 4:11 PM
Benjamin Sticka
MayorCouncil
Emerald Heights' Proposed Addition

Mr. Sticka, Mayor Marchione and Redmond City Council,
Please enter me as a Party of Record regarding the proposed Emerald Heights Proposed addition along 176th Ave NE.
Howard Harrison
17719 NE 110th Way
Redmond, WA 98052
This proposal is out of character with our Abbey Road subdivision and should be denied.
It is out of compliance with the Redmond Comprehensive Plan N-EH-14.
It is also out of compliance with the following zoning codes:

•
•
•

RZC 21.08.C.3.b
RZC 21.08.C.5.a
RZC 21.08.D.2

Emerald Heights has been a good neighbor and was built at the same time as our development. They have had several additions to their
development over the years that have not been very visible from 176th Ave NE, except for the increased traffic. This new proposal is quite
different. It is a long block building that resembles an industrial or downtown building with minimal screening in its 15 foot setback.
I strongly urge you to deny this proposal.
Sincerely,
Howard Harrison

Click here to report this email as spam.
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To:
Cc:
Subject:

Howard Harrison
Julie Lawton
RE: Emerald Heights' Proposed Addition

Mr. Harrison,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Howard Harrison [mailto:howardhrrsn@gmail.com]
Sent: Monday, May 29, 2017 4:11 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights' Proposed Addition
Mr. Sticka, Mayor Marchione and Redmond City Council,
Please enter me as a Party of Record regarding the proposed Emerald Heights Proposed addition along 176th Ave NE.
Howard Harrison
17719 NE 110th Way
Redmond, WA 98052
This proposal is out of character with our Abbey Road subdivision and should be denied.
It is out of compliance with the Redmond Comprehensive Plan N-EH-14.
It is also out of compliance with the following zoning codes:

•
•
•

RZC 21.08.C.3.b
RZC 21.08.C.5.a
RZC 21.08.D.2

Emerald Heights has been a good neighbor and was built at the same time as our development. They have had several additions to their
development over the years that have not been very visible from 176th Ave NE, except for the increased traffic. This new proposal is quite
different. It is a long block building that resembles an industrial or downtown building with minimal screening in its 15 foot setback.
I strongly urge you to deny this proposal.
1

Sincerely,
Howard Harrison
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From:
Sent:
To:
Cc:
Subject:

Indraneel D Sikdar <indraneel.sikdar@yahoo.com>
Monday, May 29, 2017 9:41 PM
Benjamin Sticka
Debaprajna DS
Emerald Heights AL & IL Bldg

Dear Mr. Sticka,
We live at 10819 177th Ct NE, Redmond, and we received a notice that our neighbor Emerald Heights Assisted Living - was proposing to develop land within 500 feet of our
property. We have read over the documentation provided (thanks for that) to
understand the impact of the proposal.
We were very concerned by two specific issues, namely:
- the number of trees they are proposing to remove
- the complete loss of privacy that creates for us
We counted 17+ trees being removed adjacent to the 176th Ave. That completely
changes the look of the avenue (from a leafy enclave to a glass and concrete fortress).
The proposed building will likely be the tallest in the neighborhood, and with no trees to
block the view, the residents of that building will have full view into our home.
We realize that Emerald Heights have the right to request permission to develop their
property as they see fit, but a quick look at their parcel makes us wonder if they would
consider building the new facility to the west of their existing setup, instead of to the
east? They will still end up culling a large number of trees, but at least, that patch is
wide enough to preserve the privacy for them and their neighbors.
Thank you again for informing us and considering our views. We would like to become a
"party of record" for this land use proposal. You can reach us via email or at the address
below.
-Indraneel Deb Sikdar and Debaprajna Bhattacharyya.
10819 177th CT NE
Redmond, WA

Click here to report this email as spam.
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To:
Cc:
Subject:

Indraneel D Sikdar
Julie Lawton
RE: Emerald Heights AL & IL Bldg

Dear Indraneel Sikdar,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Indraneel D Sikdar [mailto:indraneel.sikdar@yahoo.com]
Sent: Monday, May 29, 2017 9:41 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Debaprajna DS <debaprajna@gmail.com>
Subject: Emerald Heights AL & IL Bldg

Dear Mr. Sticka,
We live at 10819 177th Ct NE, Redmond, and we received a notice that our neighbor Emerald Heights Assisted Living - was proposing to develop land within 500 feet of our
property. We have read over the documentation provided (thanks for that) to
understand the impact of the proposal.
We were very concerned by two specific issues, namely:
- the number of trees they are proposing to remove
- the complete loss of privacy that creates for us
We counted 17+ trees being removed adjacent to the 176th Ave. That completely
changes the look of the avenue (from a leafy enclave to a glass and concrete fortress).
The proposed building will likely be the tallest in the neighborhood, and with no trees to
block the view, the residents of that building will have full view into our home.
We realize that Emerald Heights have the right to request permission to develop their
property as they see fit, but a quick look at their parcel makes us wonder if they would
consider building the new facility to the west of their existing setup, instead of to the
east? They will still end up culling a large number of trees, but at least, that patch is
1

wide enough to preserve the privacy for them and their neighbors.
Thank you again for informing us and considering our views. We would like to become a
"party of record" for this land use proposal. You can reach us via email or at the address
below.
-Indraneel Deb Sikdar and Debaprajna Bhattacharyya.
10819 177th CT NE
Redmond, WA
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From:
Sent:
To:
Subject:

Indraneel D Sikdar <indraneel.sikdar@yahoo.com>
Thursday, June 15, 2017 12:56 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I live in Abbey Road, and we received a notice that our neighbor - Emerald Heights Assisted Living - was
proposing to develop land close to our property. I have read over the SEPA documentation provided (thanks
for that) to understand the impact of the proposal and I would like to add my comments on that.
The SEPA documentation makes it look like this project is "environmentally non significant" and that the
property is adequately screened from view, and that there will be no environmental impact on trees, no
increase in traffic and no alteration of existing views in neighboring communities.
•

•

As I mentioned in my last email, a 3-storey modern building does not fit into the view of the neighbourhood.
With all the trees being cut down, residents on the top floor of the new building will literally be looking into our
home. There will also be significantly increased light pollution. In the absence of any concrete plans of how the
‘property is adequately screened from view’, the impact to neighbouring communities is significant.
Emerald Heights website mentions that they have 550 residents (see
https://www.emeraldheights.com/retirement-living-redmond-wa/)They are proposing that they go from

451 units today to 533 units by 2020 (see
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208882). Based on back-of-envelopecalculations (533 * 550 / 451 = 650), they are adding 100 new residents and presumably, a
proportionate number of new staff. Therefore the claim that traffic will not increase is not
substantiated. During the construction years, there will be quite a bit of congestion as construction
staff comes in and gets the job done.
•

Finally, they are removing almost every tree from the side facing 179th. The construction will have large
machinery running for hours digging and creating light, sound and air pollution with significant

environmental impact, not to mention impact for residents in neighbouring communites.
I propose that Emerald Heights consider building on their western boundary. It would minimize noise and light
pollution for their neighbours while keeping their commitment of adequate screening.
Thanks,
-Indraneel
Click here to report this email as spam.
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To:
Cc:
Subject:

Indraneel D Sikdar
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Indraneel Sikdar,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Indraneel D Sikdar [mailto:indraneel.sikdar@yahoo.com]
Sent: Thursday, June 15, 2017 12:56 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I live in Abbey Road, and we received a notice that our neighbor - Emerald Heights Assisted Living - was
proposing to develop land close to our property. I have read over the SEPA documentation provided (thanks
for that) to understand the impact of the proposal and I would like to add my comments on that.
The SEPA documentation makes it look like this project is "environmentally non significant" and that the
property is adequately screened from view, and that there will be no environmental impact on trees, no
increase in traffic and no alteration of existing views in neighboring communities.
•

•

As I mentioned in my last email, a 3-storey modern building does not fit into the view of the neighbourhood.
With all the trees being cut down, residents on the top floor of the new building will literally be looking into our
home. There will also be significantly increased light pollution. In the absence of any concrete plans of how the
‘property is adequately screened from view’, the impact to neighbouring communities is significant.
Emerald Heights website mentions that they have 550 residents (see
https://www.emeraldheights.com/retirement-living-redmond-wa/)They are proposing that they go from

451 units today to 533 units by 2020 (see
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208882). Based on back-of-envelopecalculations (533 * 550 / 451 = 650), they are adding 100 new residents and presumably, a
proportionate number of new staff. Therefore the claim that traffic will not increase is not
substantiated. During the construction years, there will be quite a bit of congestion as construction
staff comes in and gets the job done.
1

•

Finally, they are removing almost every tree from the side facing 179th. The construction will have large
machinery running for hours digging and creating light, sound and air pollution with significant

environmental impact, not to mention impact for residents in neighbouring communites.
I propose that Emerald Heights consider building on their western boundary. It would minimize noise and light
pollution for their neighbours while keeping their commitment of adequate screening.
Thanks,
-Indraneel
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Jodi L. Daub
Monday, June 19, 2017 9:44 AM
Benjamin Sticka
Karen Haluza
FW: What's happening to Redmond and Education Hill?is

Hi Ben,
Would you please draft a response Ms. Rohdin for the Mayor and send it to Anika?
Thanks,
Jodi
From: Anika Van Ry
Sent: Monday, June 19, 2017 9:28 AM
To: Jodi L. Daub <jldaub@redmond.gov>
Subject: FW: What's happening to Redmond and Education Hill?is
Jodi,
The email below was sent to the Mayor, and he would like to respond to Ingrid. Please ask staff to prepare a response
for the Mayor to send, and send the draft reply to me.
Thank you.
Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Ingrid Rohdin [mailto:ingrid.rohdin@outlook.com]
Sent: Sunday, June 18, 2017 10:08 AM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: What's happening to Redmond and Education Hill?is
Dear Mr. Marchione,

I need to write about my concerns.
We used to live in Bellevue and loved it, then everything started to change: small places were torn down and
lots of big and very high buildings started to appear. I am fully aware that this is the progress of time when
everyone is moving into our area, but we decided to move to lovely Redmond that still had so much of its old
charm and lower buildings, it felt like a small town.
1

We choose the Abbey road area with all the greenbelts and mature trees. It has served us very well and we
have been very happy here, but now with this proposed new building at Emerald Heights being built it will ruin
our wonderful tree lined street and our little sanctuary up here on the top of Education Hill. It’s yet another
example of how Redmond is copying Bellevue and turning away from its essence. Downtown Redmond is
being transformed, and now our residential neighborhood will be uglified, too, with architecture that doesn’t
begin to fit in.
I know many of my friends and neighbors feel the same way about all the things happening to Redmond. More
and more we take our business to Woodinville, which still is what Redmond used to be and close enough to
make it convenient.

With regards,
Ingrid Rohdin

Click here to report this email as spam.

2

From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Tuesday, June 20, 2017 8:12 AM
Anika Van Ry
Jodi L. Daub
FW: What's happening to Redmond and Education Hill?is

Anika,
Good morning. I have drafted an email for Ms. Rohdin below. Please let me know if you need anything else. Thank you.

Dear Ms. Rohdin,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Jodi L. Daub
Sent: Monday, June 19, 2017 9:44 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Karen Haluza <khaluza@redmond.gov>
Subject: FW: What's happening to Redmond and Education Hill?is
Hi Ben,
Would you please draft a response Ms. Rohdin for the Mayor and send it to Anika?
Thanks,
Jodi
From: Anika Van Ry
Sent: Monday, June 19, 2017 9:28 AM
To: Jodi L. Daub <jldaub@redmond.gov>
Subject: FW: What's happening to Redmond and Education Hill?is
Jodi,

1

The email below was sent to the Mayor, and he would like to respond to Ingrid. Please ask staff to prepare a response
for the Mayor to send, and send the draft reply to me.
Thank you.
Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Ingrid Rohdin [mailto:ingrid.rohdin@outlook.com]
Sent: Sunday, June 18, 2017 10:08 AM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: What's happening to Redmond and Education Hill?is
Dear Mr. Marchione,

I need to write about my concerns.
We used to live in Bellevue and loved it, then everything started to change: small places were torn down and
lots of big and very high buildings started to appear. I am fully aware that this is the progress of time when
everyone is moving into our area, but we decided to move to lovely Redmond that still had so much of its old
charm and lower buildings, it felt like a small town.
We choose the Abbey road area with all the greenbelts and mature trees. It has served us very well and we
have been very happy here, but now with this proposed new building at Emerald Heights being built it will ruin
our wonderful tree lined street and our little sanctuary up here on the top of Education Hill. It’s yet another
example of how Redmond is copying Bellevue and turning away from its essence. Downtown Redmond is
being transformed, and now our residential neighborhood will be uglified, too, with architecture that doesn’t
begin to fit in.
I know many of my friends and neighbors feel the same way about all the things happening to Redmond. More
and more we take our business to Woodinville, which still is what Redmond used to be and close enough to
make it convenient.

With regards,
Ingrid Rohdin

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Jacqueline Riddell <jacquelr@live.com>
Wednesday, June 7, 2017 3:08 PM
Benjamin Sticka
Party of Record, Apartment Building impact, Abbey Road neighborhood

Hi, I’m an original owner in Abbey Road across the street from the new apartment building being proposed, in the
Banbury Lane neighborhood.
We’d like to be a party of record.
Can we please require Emerald Height to build elsewhere in their property so it does not impact our neighborhood so
adversely?
The two main issues are: 1) the lights from the multi story building with many apartments shining into our neighbor’s
yards & community, especially frequent in an assisted living facility, adversely affecting a a residential neighborhood 2)
the ugly character of a large apartment building in a residential neighborhood. Both issues impact property values.
Thanks,
Jacqueline Riddell
10818 177th Ct NE
Redmond, WA 98052
jacquelr@live.com

Click here to report this email as spam.
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To:
Cc:
Subject:

Jacqueline Riddell
Julie Lawton
RE: Party of Record, Apartment Building impact, Abbey Road neighborhood

Ms. Riddell,

Thank you for your email regarding the proposed building at Emerald Heights. The proposed building is currently under
review and is accepting comments from the community. I have shared your email with my supervisor and it will be
included as a part of the public record. Additionally, I have added you as a "party of record" as per your request. You
will receive additional information as the project moves forward in the planning process. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Jacqueline Riddell [mailto:jacquelr@live.com]
Sent: Wednesday, June 07, 2017 3:08 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Party of Record, Apartment Building impact, Abbey Road neighborhood
Hi, I’m an original owner in Abbey Road across the street from the new apartment building being proposed, in the
Banbury Lane neighborhood.
We’d like to be a party of record.
Can we please require Emerald Height to build elsewhere in their property so it does not impact our neighborhood so
adversely?
The two main issues are: 1) the lights from the multi story building with many apartments shining into our neighbor’s
yards & community, especially frequent in an assisted living facility, adversely affecting a a residential neighborhood 2)
the ugly character of a large apartment building in a residential neighborhood. Both issues impact property values.
Thanks,
Jacqueline Riddell
10818 177th Ct NE
Redmond, WA 98052
jacquelr@live.com

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Jim Suhr <jksuhr@comcast.net>
Wednesday, May 24, 2017 4:31 PM
Benjamin Sticka
request

Hello Mr Sticka -- I have had a chance to review Redmond file number: LAND-2016-01735 pertaining to the Emerald
Heights proposed development.
While I am presently in favor of the AL building development, I would like to be added to your distribution list for future
notices as a “party of record”.
My contact data is: James K. Suhr
10875 176th Circle NE, Apt 2810
Redmond, WA 98052
Thank you -- James Suhr

Click here to report this email as spam.
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To:
Cc:
Subject:

Jim Suhr
Julie Lawton
RE: request

Mr. Suhr,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your comment with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Jim Suhr [mailto:jksuhr@comcast.net]
Sent: Wednesday, May 24, 2017 4:31 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: request
Hello Mr Sticka -- I have had a chance to review Redmond file number: LAND-2016-01735 pertaining to the Emerald
Heights proposed development.
While I am presently in favor of the AL building development, I would like to be added to your distribution list for future
notices as a “party of record”.
My contact data is: James K. Suhr
10875 176th Circle NE, Apt 2810
Redmond, WA 98052
Thank you -- James Suhr

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Faisal Jamil <f_r_jamil@hotmail.com>
Thursday, May 31, 2018 2:02 PM
Benjamin Sticka
MayorCouncil
Proposed Assisted Living Facility along 176thAve NE

Hi Mr. Sticka,
I am contacting you in regards to the Proposed Assisted Living Facility along 176th Ave NE. I am not in favor of
the new construction that will be happening on 176th.
My family and I moved to this area in 2005 and enjoyed the very unique and peaceful atmosphere that we
have called home. My sister, brother and parents also live in the same community. Losing this
atmosphere with new construction will forever change the landscape on Education Hill. I have seen the
multistory residential housing and retail changes in downtown Redmond and accept that those changes
that will happen in an growing urban environment. I don't believe adding multistory residential in a very
residential area will be beneficial in any way to the mainly single family neighborhood.
Please add me as Party of Record.
Thanks.
Regards,
Faisal Jamil

Click here to report this email as spam.
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To:
Cc:
Subject:

Faisal Jamil
Julie Lawton; MayorCouncil
RE: Proposed Assisted Living Facility along 176thAve NE

Dear Faisal Jamil,

Thank you for your email regarding the proposed Assisted Living bldg. Your comment will be shared with the members
of the Technical Committee and will be considered as a part of their recommendation on the project. To become a
“party of record” you will need to provide your mailing address. I have also shared this response with the applicant, in
an effort to inform all parties of your comments. If you have any additional questions or comments, please do not
hesitate to call or email. I have also added a hyperlink, which will direct you to the City’s website for updates on both
Emerald Heights buildings. Thank you.

LAND USE ACTIONS PAGE
http://www.redmond.gov/cms/One.aspx?portalId=169&pageId=222769

Ben Sticka
Planner │City of Redmond
: 425.556.2470 |: bsticka@redmond.gov | Redmond.gov
MS: 2SPL │ 15670 NE 85th St │ Redmond, WA 98052

NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Faisal Jamil [mailto:f_r_jamil@hotmail.com]
Sent: Thursday, May 31, 2018 2:02 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Proposed Assisted Living Facility along 176thAve NE

Hi Mr. Sticka,

I am contacting you in regards to the Proposed Assisted Living Facility along 176th Ave NE. I am not in favor
of the new construction that will be happening on 176th.
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My family and I moved to this area in 2005 and enjoyed the very unique and peaceful atmosphere that we have
called home. My sister, brother and parents also live in the same community. Losing this atmosphere with new
construction will forever change the landscape on Education Hill. I have seen the multistory residential housing
and retail changes in downtown Redmond and accept that those changes that will happen in an growing urban
environment. I don't believe adding multistory residential in a very residential area will be beneficial in any
way to the mainly single family neighborhood.

Please add me as Party of Record.

Thanks.

Regards,

Faisal Jamil

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Jan Stemple <janstemple@comcast.net>
Tuesday, May 30, 2017 10:02 PM
Benjamin Sticka
MayorCouncil
Emerald Heights project

Greetings. I am a Education Hill resident in the Abbey Road neighborhood. I am requesting to become a Party of Record
regarding the proposed assisted living facility along 176th Avenue. I am concerned that such a large, modern building
right next to the road, frequently used sidewalks, and residential homes will change the Abbey Road neighborhood in a
detrimental way.
Thank you for your consideration.
Jan Stemple
10603 180th Ct NE
Redmond WA
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To:
Cc:
Subject:

Jan Stemple
Julie Lawton
RE: Emerald Heights project

Dear Jan Stemple,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
-----Original Message----From: Jan Stemple [mailto:janstemple@comcast.net]
Sent: Tuesday, May 30, 2017 10:02 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights project
Greetings. I am a Education Hill resident in the Abbey Road neighborhood. I am requesting to become a Party of Record
regarding the proposed assisted living facility along 176th Avenue. I am concerned that such a large, modern building
right next to the road, frequently used sidewalks, and residential homes will change the Abbey Road neighborhood in a
detrimental way.
Thank you for your consideration.
Jan Stemple
10603 180th Ct NE
Redmond WA

1

From:
Sent:
To:
Cc:
Subject:

Jason Klinke <jasonklinke@gmail.com>
Monday, May 29, 2017 10:35 PM
Benjamin Sticka
MayorCouncil
Request - Party of Record

I would like to formally request to be a party of record in opposition of the Emerald Heights Proposed Assisted Living
Facility along 176th Ave NE in the Abbey Road subdivision.
My postal address is
Jason Klinke
10825 178th Place NE
Redmond WA 98052
Phone is 206-270-0398
This project does not appear to be in compliance with Redmond City Zoning regulations and, more importantly, does not
sufficiently address the need to conform to the existing neighborhood character.
My family, and others like mine in Abbey Road, enjoy the character of our neighborhood as one consisting
predominantly of single-family homes and a beautiful greenbelt / trail. The project in question would compromise the
City of Redmond's Comprehensive Plan to preserve and foster each neighborhood's unique character.
It would seem that this sort of project, with a 3 story structure and more modern architectural style, is more suited to
some of the more urban / downtown centers in Redmond than in Abbey Road.
Thanks,
Jason

Click here to report this email as spam.
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To:
Cc:
Subject:

Jason Klinke
Julie Lawton
RE: Request - Party of Record

Dear Mr. Klinke,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Jason Klinke [mailto:jasonklinke@gmail.com]
Sent: Monday, May 29, 2017 10:35 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Request - Party of Record

I would like to formally request to be a party of record in opposition of the Emerald Heights Proposed Assisted
Living Facility along 176th Ave NE in the Abbey Road subdivision.
My postal address is
Jason Klinke
10825 178th Place NE
Redmond WA 98052
Phone is 206-270-0398
This project does not appear to be in compliance with Redmond City Zoning regulations and, more importantly,
does not sufficiently address the need to conform to the existing neighborhood character.
My family, and others like mine in Abbey Road, enjoy the character of our neighborhood as one consisting
predominantly of single-family homes and a beautiful greenbelt / trail. The project in question would
compromise the City of Redmond's Comprehensive Plan to preserve and foster each neighborhood's unique
character.
It would seem that this sort of project, with a 3 story structure and more modern architectural style, is more
suited to some of the more urban / downtown centers in Redmond than in Abbey Road.
1

Thanks,
Jason

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Jeff Egberg <jlegberg@gmail.com>
Wednesday, May 31, 2017 10:13 AM
Benjamin Sticka
MayorCouncil; kelli Egberg
Party of Record Request -- Concern: Emerald Heights Current Building Plan

Hi Mr. Sticka,
I understand you are the Project Planner for the proposed Emerald Heights Assisted Living Facility building which would back up to 176th
Ave.
I would like to make sure we are part of the list of properties opposing this proposal. As many properties in the area are opposing this
proposal, I am hopeful you are taking into consideration the neighborhood close to this property and the impact near the homes that close
to High School.
My address is:
10736 - 177th Ct NE
Redmond, WA 98052
I have several concerns regarding this proposed building and its impact on our neighborhood and the street near our home.
Thank you,
The Egberg's
206-920-4907

Click here to report this email as spam.
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To:
Cc:
Subject:

Jeff Egberg
Julie Lawton
RE: Party of Record Request -- Concern: Emerald Heights Current Building Plan

Dear Jeff Egberg,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Jeff Egberg [mailto:jlegberg@gmail.com]
Sent: Wednesday, May 31, 2017 10:13 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>; kelli Egberg <jkegberg@live.com>
Subject: Party of Record Request -- Concern: Emerald Heights Current Building Plan
Hi Mr. Sticka,
I understand you are the Project Planner for the proposed Emerald Heights Assisted Living Facility building which would back up to 176th
Ave.
I would like to make sure we are part of the list of properties opposing this proposal. As many properties in the area are opposing this
proposal, I am hopeful you are taking into consideration the neighborhood close to this property and the impact near the homes that close to
High School.
My address is:
10736 - 177th Ct NE
Redmond, WA 98052
I have several concerns regarding this proposed building and its impact on our neighborhood and the street near our home.
Thank you,
The Egberg's
206-920-4907

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Jennifer H <qwester55@hotmail.com>
Thursday, June 15, 2017 11:53 AM
Benjamin Sticka
Opposed to Emerald Heights expansion

Please reconsider allowing the Emerald Heights expansion so close to the tree-lined street on Abby Road.
I am concerned with the destruction of a large section of mature greenspace without sufficient environmental
mitigation. Part of what makes Emerald Heights so appealing is the "green screen" and the way it blends with
existing green space.
Also, such a tall structure would likely create light pollution for adjacent residences across the street on 176th
Ave. The cozy neighborhood feel would be lost.
Thank you for your consideration,
Jennifer Huang
10514 180th Ct NE
Redmond

Click here to report this email as spam.
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To:
Cc:
Subject:

Jennifer H
Julie Lawton
RE: Opposed to Emerald Heights expansion

Dear Ms. Huang,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Jennifer H [mailto:qwester55@hotmail.com]
Sent: Thursday, June 15, 2017 11:53 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Opposed to Emerald Heights expansion

Please reconsider allowing the Emerald Heights expansion so close to the tree-lined street on Abby Road.
I am concerned with the destruction of a large section of mature greenspace without sufficient
environmental mitigation. Part of what makes Emerald Heights so appealing is the "green screen" and
the way it blends with existing green space.
Also, such a tall structure would likely create light pollution for adjacent residences across the street on
176th Ave. The cozy neighborhood feel would be lost.
Thank you for your consideration,
Jennifer Huang
10514 180th Ct NE
Redmond
Click here to report this email as spam.
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To:
Cc:
Subject:

sharon-jerry-creek@msn.com
Julie Lawton
Emerald Heights response

Mr. Creek,
Good morning. Thank you for your letter regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record". You will receive additional information
as the project moves forward in the planning process. Next, with regard to your questions on water
supply, you can reach out to Jeff Thompson at jthompson@redmond.gov or (425) 556-2884. With
respect to your questions related to Stormwater you can reach out to Jeff Dendy at
jdendy@redmond.gov or (425) 556-2890. Finally, I have shared your concerns with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.
Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
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From:
Sent:
To:
Subject:

Jim Ball <jimball76@hotmail.com>
Tuesday, May 30, 2017 6:18 PM
Benjamin Sticka; MayorCouncil
Emerald Heights Expansion

Hello
I received notice of the plan to expand Emerald Heights in the Abbey Road neighborhood of Education Hill.
I am not in favor and have concerns of a 3 story building being added in this residential neighborhood.
As a long time residence we have already endured the building of a new high school that hindered our
westerly view.
A high rise building that is not blocked by the current natural fauna would be an eyesore.
Redmond has too many of these same type buildings within Redmond city limits and this would be one more
in a high residential area.
Thank you
Jim Ball
Click here to report this email as spam.
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To:
Cc:
Subject:

Jim Ball
Julie Lawton
RE: Emerald Heights Expansion

Dear Mr. Ball,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. If you wish to be a party of record
you will need to submit your mailing address as a response to this email. If so, you will receive additional information as
the project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with Emerald
Heights. If you have any additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Jim Ball [mailto:jimball76@hotmail.com]
Sent: Tuesday, May 30, 2017 6:18 PM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights Expansion

Hello
I received notice of the plan to expand Emerald Heights in the Abbey Road neighborhood of Education Hill.
I am not in favor and have concerns of a 3 story building being added in this residential neighborhood.
As a long time residence we have already endured the building of a new high school that hindered our
westerly view.
A high rise building that is not blocked by the current natural fauna would be an eyesore.
Redmond has too many of these same type buildings within Redmond city limits and this would be one more
in a high residential area.
Thank you
Jim Ball
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Joan Glass <js.glass@att.net>
Tuesday, May 30, 2017 9:37 AM
Benjamin Sticka
MayorCouncil
request to become Party of Record

Hello Mr. Sticka,
I am a 23 year resident of Abbey Road residential area in Redmond. I am writing to request to
become a Party of Record in regard to the proposed Emerald Heights Assisted Living Facility to be
built along 176th Ave NE. I oppose the structure as currently planned.
While I appreciate the need for the increased capacity for assisted living at Emerald Heights, I do not
think that Emerald Heights has worked sufficiently to screen the large structure from the street. This
is a residential area known for our green belts and trees. The information provided does not, in my
opinion, meet the requirements for RZC21.o8.c.3.b.v of the Redmond Zoning Code for Retirement
Residences. Specifically the section that “Set back areas located to adjacent to the side, street side,
and rear property lines shall be landscaped to sufficiently screen the development from the
surrounding residential areas.”
The years that it would take for any plantings by Emerald Heights to screen the area would be too
long to negate the impact of the structure on our residential environment. That also would not meet
the requirements in the same code “Where possible, existing mature vegetation shall be
retained.” The current design does not meet the additional specifications of “exceptional site and
architectural design qualities that reflect nearby neighborhood character” to justify any allowance by
the Design Review Board for reduced landscaping requirements. A 3 story apartment type building
does not reflect our neighborhood’s character of two story single family homes, especially along 176th
Ave NE.
I ask that the Design Review Board reject the request for the assisted living structure at Emerald
Heights.
Thank you,
Joan Glass
10806 179th Ct. NE
Redmond, WA 98052
425-869-6706
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Click here to report this email as spam.
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To:
Cc:
Subject:

js.glass@att.net
Julie Lawton
RE: request to become Party of Record

Dear Ms. Glass,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Joan Glass [mailto:js.glass@att.net]
Sent: Tuesday, May 30, 2017 9:37 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: request to become Party of Record

Hello Mr. Sticka,
I am a 23 year resident of Abbey Road residential area in Redmond. I am writing to request to
become a Party of Record in regard to the proposed Emerald Heights Assisted Living Facility to be
built along 176th Ave NE. I oppose the structure as currently planned.
While I appreciate the need for the increased capacity for assisted living at Emerald Heights, I do not
think that Emerald Heights has worked sufficiently to screen the large structure from the street. This
is a residential area known for our green belts and trees. The information provided does not, in my
opinion, meet the requirements for RZC21.o8.c.3.b.v of the Redmond Zoning Code for Retirement
Residences. Specifically the section that “Set back areas located to adjacent to the side, street side,
and rear property lines shall be landscaped to sufficiently screen the development from the
surrounding residential areas.”
The years that it would take for any plantings by Emerald Heights to screen the area would be too
long to negate the impact of the structure on our residential environment. That also would not meet
the requirements in the same code “Where possible, existing mature vegetation shall be
retained.” The current design does not meet the additional specifications of “exceptional site and
architectural design qualities that reflect nearby neighborhood character” to justify any allowance by
the Design Review Board for reduced landscaping requirements. A 3 story apartment type building
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does not reflect our neighborhood’s character of two story single family homes, especially along 176th
Ave NE.
I ask that the Design Review Board reject the request for the assisted living structure at Emerald
Heights.
Thank you,
Joan Glass
10806 179th Ct. NE
Redmond, WA 98052
425-869-6706

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Joe Hatch <joe.hatch@comcast.net>
Monday, May 29, 2017 9:25 AM
Benjamin Sticka; MayorCouncil
Party of record request

Please add me as a party of record on the Emerald Heights Assisted Living Building project LAND-2016-01735
This project does not comply with our neighborhood image and persists of questionable zoning infractions.
Joe Hatch
17721 NE 107th Ct.
Redmond, WA 98052
Sent from my iPhone
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To:
Cc:
Subject:

Joe Hatch
Julie Lawton
RE: Party of record request

Mr. Hatch,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

-----Original Message----From: Joe Hatch [mailto:joe.hatch@comcast.net]
Sent: Monday, May 29, 2017 9:25 AM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Subject: Party of record request
Please add me as a party of record on the Emerald Heights Assisted Living Building project LAND-2016-01735
This project does not comply with our neighborhood image and persists of questionable zoning infractions.
Joe Hatch
17721 NE 107th Ct.
Redmond, WA 98052
Sent from my iPhone
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From:
Sent:
To:
Subject:

Hatch, Joe <joehatch@amazon.com>
Thursday, June 15, 2017 9:37 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

I too would like to express my concerns regarding Emerald Heights expansion plans along the
curve of 176th adjacent to Abbey Road. My concerns focus upon three major points:
I.
II.
III.

The Emerald Heights description of plans appear to be half-truths
How this plan and the associated approval process appear to be contradictory with the
city of Redmond’s regulations
Destruction of the trees and the change to the neighborhood aesthetics and “natural
assets”

RE I above:
According to the Emerald Heights website “In order for the project to feel cohesive with the
rest of the campus, the Courtyard will continue the contemporary aesthetic established with
the community expansion projects in 2014.”
I feel this is a half-truth as, the 2014 expansion projects location was not visible by the existing
neighbors nor from the street. This expansion was only visible from the High School field. As
such, the neighborhood aesthetics were not impacted. This statement of “In order for the
project to feel cohesive with the rest of the campus” is less than a half-truth, and bordering
upon dishonest. This new expansion will only be “cohesive” with the 2014 expansion, and in
no way resembles the remainder / majority of the Emerald Heights campus nor the
surrounding neighborhood.
Re II above:
This perceived lack of continuity directly contradicts the cities stated policies. As taken from
the Redmond.gov website
http://www.redmond.gov/PlansProjects/ComprehensivePlanning/redmond2030,
“Redmond is treasured for its attractive character, natural assets, friendly and welcoming
atmosphere, diversity, safety and quiet settings. Redmond includes a broad choice of housing
types at a range of prices, including affordable homes. During the past 20 years, there has
been much more variety in the types and prices of newly constructed homes, including more
cottages, accessory dwelling units, attached homes, live-work units and other smaller singlefamily homes. New homes blend with existing homes and the natural environment, retaining
valued characteristics of neighborhoods as they continue to evolve. While single-family
1

neighborhoods have remained stable, the number and variety of multifamily housing choices
have increased significantly, especially in mixed-use developments in the Urban Centers.
Through careful planning and community involvement, changes and innovation in housing
styles and development have been embraced by the community. Residents enjoy a feeling of
connection to their neighborhoods and to the community as a whole.”
This plan appears to contradict the entire sentence highlighted above, particularly to the
“retaining valued characteristics” portion. We expect the city to adhere to its own high
standards.
Re III above:
The “natural assets” the city refers to would be significantly diminished with the construction
of the massive building fronting the road, minimal building set back from the 176th and the
subsequent removal of the trees and bushes which currently form a canopy over the road and
obscure the sight of Emerald Heights from the neighborhood and passerby’s. The removal of
the canopy and the clear visibility of Emerald Heights will adversely impact the neighborhood
and its residents.
Per http://www.redmond.gov/cms/One.aspx?portalId=169&pageId=18898, residents are
informed of the importance of trees and permits “Why must I get a permit if I just want to get
rid of a tree in my own yard? It's not only because of aesthetics. Tree removal without
subsequent tree replacement can cause potential water runoff problems for your property
and neighboring properties as well. Permits can also help to avoid accidental cutting of trees
on public property.” I fail to see how construction of a three story building would be allowed
to proceed based on the significant removal of trees required to accomplish the expansion.
Per the SEPA dated June 1, 2017, the Emerald Heights project was deemed as nonsignificant. This status per the Redmond.gov site states “a Determination of NonSignificance
(DNS) is issued by city staff. This occurs when a project will not have a probable significant
adverse impact.” I have not found a member of the Abbey Road community that was
consulted by the city staff. This was a misguided and poor decision. My family and I strongly
disagree with this decision!
Finally, I do not know this statement to be true. That said, I have heard Emerald Heights has
the ability to expand on their property in a location not visible to existing neighbors. To the
extent this is true, Emerald Heights should take this path.
Regards,
Joe Hatch
17721 NE 107th Ct
2

I am happy to discuss this note in person or over the telephone:
(303) 910-3642

Click here to report this email as spam.
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To:
Cc:
Subject:

Hatch, Joe
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Joe Hatch,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Hatch, Joe [mailto:joehatch@amazon.com]
Sent: Thursday, June 15, 2017 9:37 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

I too would like to express my concerns regarding Emerald Heights expansion plans along the
curve of 176th adjacent to Abbey Road. My concerns focus upon three major points:
I.
II.
III.

The Emerald Heights description of plans appear to be half-truths
How this plan and the associated approval process appear to be contradictory with the
city of Redmond’s regulations
Destruction of the trees and the change to the neighborhood aesthetics and “natural
assets”

RE I above:
According to the Emerald Heights website “In order for the project to feel cohesive with the
rest of the campus, the Courtyard will continue the contemporary aesthetic established with
the community expansion projects in 2014.”
I feel this is a half-truth as, the 2014 expansion projects location was not visible by the existing
neighbors nor from the street. This expansion was only visible from the High School field. As
such, the neighborhood aesthetics were not impacted. This statement of “In order for the
project to feel cohesive with the rest of the campus” is less than a half-truth, and bordering
upon dishonest. This new expansion will only be “cohesive” with the 2014 expansion, and in
1

no way resembles the remainder / majority of the Emerald Heights campus nor the
surrounding neighborhood.
Re II above:
This perceived lack of continuity directly contradicts the cities stated policies. As taken from
the Redmond.gov website
http://www.redmond.gov/PlansProjects/ComprehensivePlanning/redmond2030,
“Redmond is treasured for its attractive character, natural assets, friendly and welcoming
atmosphere, diversity, safety and quiet settings. Redmond includes a broad choice of housing
types at a range of prices, including affordable homes. During the past 20 years, there has
been much more variety in the types and prices of newly constructed homes, including more
cottages, accessory dwelling units, attached homes, live-work units and other smaller singlefamily homes. New homes blend with existing homes and the natural environment, retaining
valued characteristics of neighborhoods as they continue to evolve. While single-family
neighborhoods have remained stable, the number and variety of multifamily housing choices
have increased significantly, especially in mixed-use developments in the Urban Centers.
Through careful planning and community involvement, changes and innovation in housing
styles and development have been embraced by the community. Residents enjoy a feeling of
connection to their neighborhoods and to the community as a whole.”
This plan appears to contradict the entire sentence highlighted above, particularly to the
“retaining valued characteristics” portion. We expect the city to adhere to its own high
standards.
Re III above:
The “natural assets” the city refers to would be significantly diminished with the construction
of the massive building fronting the road, minimal building set back from the 176th and the
subsequent removal of the trees and bushes which currently form a canopy over the road and
obscure the sight of Emerald Heights from the neighborhood and passerby’s. The removal of
the canopy and the clear visibility of Emerald Heights will adversely impact the neighborhood
and its residents.
Per http://www.redmond.gov/cms/One.aspx?portalId=169&pageId=18898, residents are
informed of the importance of trees and permits “Why must I get a permit if I just want to get
rid of a tree in my own yard? It's not only because of aesthetics. Tree removal without
subsequent tree replacement can cause potential water runoff problems for your property
and neighboring properties as well. Permits can also help to avoid accidental cutting of trees
on public property.” I fail to see how construction of a three story building would be allowed
to proceed based on the significant removal of trees required to accomplish the expansion.

2

Per the SEPA dated June 1, 2017, the Emerald Heights project was deemed as nonsignificant. This status per the Redmond.gov site states “a Determination of NonSignificance
(DNS) is issued by city staff. This occurs when a project will not have a probable significant
adverse impact.” I have not found a member of the Abbey Road community that was
consulted by the city staff. This was a misguided and poor decision. My family and I strongly
disagree with this decision!
Finally, I do not know this statement to be true. That said, I have heard Emerald Heights has
the ability to expand on their property in a location not visible to existing neighbors. To the
extent this is true, Emerald Heights should take this path.
Regards,
Joe Hatch
17721 NE 107th Ct
I am happy to discuss this note in person or over the telephone:
(303) 910-3642

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

jofuj@comcast.net
Wednesday, May 31, 2017 4:44 PM
Benjamin Sticka; MayorCouncil
comments regarding Emerald Heights proposed Assisted Living Facility

Dear Mr. Sticka and Redmond City Council,
Please note our concerns regarding the proposed Assisted Living Facility for Emerald Heights.
We are quite concerned that what's being proposed removes almost all the trees at the site and doesn't provide
enough space for landscaping to sufficiently screen the new structure. The contemporary design of project is not
in keeping with the residential character of the neighborhood.
Please consider that the proposed project isn't compliant with the following:
•
•
•

RZC 21.08.C.3.b
RZC 21.08.C.5.a
RZC 21.08.D.2

Thank you very much.
Josephine Fujii
resident Abbey Road community

Click here to report this email as spam.
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To:
Cc:
Subject:

jofuj@comcast.net
Julie Lawton
RE: comments regarding Emerald Heights proposed Assisted Living Facility

Dear Josephine Fujii,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, if you would like to be
a “party of record” you will need to provide your mailing address. If so, you will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with Emerald
Heights. If you have any additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: jofuj@comcast.net [mailto:jofuj@comcast.net]
Sent: Wednesday, May 31, 2017 4:44 PM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Subject: comments regarding Emerald Heights proposed Assisted Living Facility

Dear Mr. Sticka and Redmond City Council,
Please note our concerns regarding the proposed Assisted Living Facility for Emerald Heights.
We are quite concerned that what's being proposed removes almost all the trees at the site and doesn't provide
enough space for landscaping to sufficiently screen the new structure. The contemporary design of project is not
in keeping with the residential character of the neighborhood.
Please consider that the proposed project isn't compliant with the following:
•
•
•

RZC 21.08.C.3.b
RZC 21.08.C.5.a
RZC 21.08.D.2

Thank you very much.
Josephine Fujii
resident Abbey Road community

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Julianna Yu <yu_julianna@hotmail.com>
Wednesday, May 17, 2017 10:54 PM
Benjamin Sticka
Abbey Road HOA
Emerald Heights LAND-2016-01735

Dear Mr. Sticka:
I am a resident of the Abbey Road Neighborhood and live within 500 ft of the proposed "3 Level Assisted Living
Building with a Skybridge connecting to an Existing Independent Living Building".
I have reviewed the design plans and have several concerns. There would be destruction of mature trees and
green space along 176th Ave NE, light pollution, and loss of privacy for Abbey Road residents due to the
proximity of the structure to the street. A large multi-story structure like this is not consistent with the
architecture of our established single family residence community.
This 347 foot building will detract from the natural beauty of our neighborhood and also diminish property
values.
City of Redmond plans show that Emerald Heights has plenty of alternative space within their property and
away from 176th Ave NE in which this structure could be built. This would allow Emerald Heights
to add a building that would not be visible from 176th Ave NE.
It is disappointing to me that Emerald Heights Leadership did not approach the Abbey Road HOA or residents
to discuss a plan in which we could collaborate to ensure growth that is respectful to both parties and ensures
preservation of our increasingly scarce green space.
Please add my name as a "party of record" for future communication regarding this proposal.
Can you please send the dates and times of the upcoming Design Review Board Meetings?
Sincerely,
Julianna Yu
17711 NE 110th Way
425-223-2757

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Julianna Yu <yu_julianna@hotmail.com>
Wednesday, June 14, 2017 1:20 PM
Benjamin Sticka
marcus@hueygroup.net; Mayor (Internet); Julianna Yu
Comments for SEPA-LAND-2017-00459 Emerald Heights
Julianna Yu.SEPA-LAND-2016-01735.docx

Dear Mr. Sticka:
I am a Party of Record for the Emerald Heights AL & IL Building Project. I am submitting my comments
regarding my concerns about this proposal and the SEPA Determination of non-significance application.
Please review and add my attached letter to public comments.
There are multiple concerns that have been raised by myself and others in the community, and I urge you and
the City of Redmond to carefully review and take these comments into account.
Sincerely,
Julianna Yu

Click here to report this email as spam.
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Julianna Yu
17711 NE 110th Way
Redmond, WA
yu_julianna@hotmail.com

June 14, 2017
Re: Emerald Heights LAND-2016-01735
To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Dear Mr. Sticka:
I am a 9-year Abbey Road Resident and Party of Record for Emerald Heights Expansion – 2017-00459.
Please add my comments to the public record.
After carefully reviewing the SEPA Report, I have several concerns regarding the City of Redmond’s
determination that this project is environmentally “non-significant”.
I urge the City Design Review Board to deny this application.
Summary of Objection: Emerald Heights has not adequately demonstrated compliance with Redmond’s
regulations for environmental protection and mitigation.
•
•
•
•
•
•
•
•
•
•

Use of outdated traffic impact study based on incorrect growth assumptions.
Expansion will push additional traffic burden onto surrounding residential streets.
Increased traffic will increase safety hazard to children and young adults who walk and bike
to nearby schools.
Design of structure is not integrated into the existing neighborhood.
The building’s contemporary design is similar in appearance to a medical office building and
does not harmonize with well-established neighborhoods in close visual proximity.
The building’s physical size is disproportionate to nearby homes.
The building is not well screened.
The building would be better suited to a hidden, western edge of their property adjacent to
wooded area.
Proposal would destroy a large section of mature greenspace without sufficient
environmental mitigation.
Proposal does not adequately address additional light pollution created for adjacent
residences across the street on 176th Ave NE.

A) This proposed building fails to respect the intent of Redmond’s land use guidelines by
calculating the allowed residential units based on a large section of unbuildable land. Emerald
Heights is preserving its internal green views and single-family cottages with low population
density and the expensive of green space and views of neighboring communities.
The number of residential units that are being proposed supercede the zoning laws. The area is already
excessively dense as it was changed from R4 to R6, and has a 3X bonus for being a retirement
community.
Emerald Heights has calculated the number of residential units based on a 38-acre property. (38 acres x
6 units per acre x 3 bonus allotment for retired residence = 684 units.)
However, there is a large fraction of the 38 acres that is not buildable due to being Class II stream /
critical area. The current developed area is approximately 17 acres.
By generous estimates – if Emerald Heights has 20 buildable acres – the total allowed residential units
should be (20 acres x 6 units per acre x 3 bonus allotment for retirement residence = 360 units). The
City is allowing an excess of 300 additional units to be crammed into the limited buildable land.
Emerald Heights has 4 established single-family cottages with green views (significant less than R6 x 3
zoning) that they elect to preserve – and are therefore pushing this large, unsightly structure to the
edges of their property. This proposal would cause the destruction of a large swath of established green
space and tress, removing existing effective screening along the 176th Ave NE of the Abbey Road
Development.
Emerald Heights has no problem preserving their internal single-family unit homes with low density
while creating exceedingly high-density areas, destroying of neighboring green space adjacent to the
Abbey Road single family unit homes.
The City should recalculate residential unit density based of buildable acreage on the Emerald Heights
property, and recommend that Emerald Heights distribute the burden of increased growth needs
throughout their buildable land and their existing single-family unit dwellings.
They can convert the buildable land that currently houses 4 single residence cottages on the Western
edge of their developed property into higher density development.
In this way, the large structure would be shielded from nearby communities. Relocating those small
cottages to the eastern border could be accommodated with less screening and more overall harmony
with the surrounding neighborhood on the other side of 176th Ave NE.
B) The proposed building does not have a residential quality. Its design and architecture are
more consistent with a medical office building. It is 347 feet long, 3 stories, and excess of 40
feet tall at the highest points. This building and its architecture are completely incompatible
with surrounding residential neighborhoods and will not provide adequate screening.
This design is in direct violation of RZC 21.08 Residential Regulations, 5.a. Design and Development
Standards, which state that “multiple structures are encouraged instead of large single structures to
promote compatibility with surrounding residential neighborhoods.”

5.a. also states that “site design, building placement and perimeter landscape treatments shall screen
the portions of the development, which are different in appearance from single-family dwellings from
abutting single-family dwellings.
Section B, item 8c (page 16): Describe and structures on site: Emerald Heights suggests their buildings
“have a residential quality to them”. This is subjective, and I strongly disagree that this building has a
residential quality.
This Emerald Heights building (left) is strikingly similar in appearance to a 3-story medical office building,
(right, South Coast Health System, Smook Architecture.)

Can any reasonable person that is agree that this institutional appearing building will “provide
compatibilty with surrounding single-family residential neighborhoods”?

C) Views from neighboring developments - Section B, Item 10 (page 19): Aesthetics. Emerald Heights’
statement is false that “views for the neighboring developments will not be altered”.
I will echo the numerous complaints from Abbey Road HOA petition and emails that you have already
received.
Emerald Heights’ SEPA answers are all context to their isolated community and neglects the style and
“feel” of the community that surrounds them. Many Redmond residents walk, run and enjoy this street
for its beauty and shade trees. Many homes in the immediate adjacent areas will have a significant
alteration of existing views.
The proposed design does not take into account the look and feel of neighboring communities. The City
of Redmond should represent the interests and quality of life of all residents, not just the interest of a
large corporate entity.

Existing Northeast view of 176 Ave NE at NE 110th Way – Abbey Road on right side of street

Existing Southeast view of 176 Ave NE at 108th Way – Abbey Road Development on right side of street.

D) Traffic Volumes - this expansion will only compound existing serious traffic concerns along this
corridor. There has already been an observed increase in traffic (speeds and volume of
vehicles) along 176th Ave by Abbey Road residents which the city has not addressed. This
increase can be correlated to the addition of the Emerald Heights Trailside Independent Living
Building (84 Units) which was built without appropriate traffic mitigation. The addition of this
assisted living building will bring an additional 16 living units to the campus and additional
parking spaces for residents, visitors and support staff. The SEPA application and Heffron
Transportation Traffic Impact Analysis is outdated (2009 data) and erroneously states that
“there would be no change in the traffic generated” – despite the fact that there are plans to
add an additional 26 parking spots.

Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
• The 2010 traffic report makes a number of errors. It uses a 2% growth assumption which does not
match the recent growth patterns.

•

The study does not account for the massive addition of new homes that have been built on NE
116th St in past 5 years. This has affected traffic patterns on all adjacent roads, including 176th Ave
NE, significantly.

The Abbey Road HOA has already voiced concerns about the general increase in traffic along 176th Ave,
and given specific incidents of dangerous speeding and traffic near the entrance of Emerald Heights.
Continuing to allow Emerald Heights to squeeze in new residences will add more vehicular traffic from
new residents, visitors and staff members. This is already a corridor that is dangerous to pedestrians
that the City of Redmond has already identified.
At the April 2017 HOA meeting, the HOA members voiced universal support for traffic calming
measures, and this feedback was given to Jeff Palmer in the the City of Redmond. As of today, the
Abbey Road HOA has not heard of any concrete plans to mitigate these concerns.
Jeff Palmer, City Neighborhood Traffic Coordinator, provided Abbey Road HOA with traffic study data
from 2013 and 2016. The data collected by the City does not support the findings Emerald Heights’
traffic study.
•
•
•

Emerald Heights 2010 traffic report claims an average of 959 cars/day.
Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth).
Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth).
The latter two studies are not taken into account in Emerald Height’s SEPA application.

As you can you can see from the City of Redmond’s data below, there are two areas along Abbey Road,
one immediately adjacent to the Emerald Heights entrance, which met the minimum speed threshold
for implementation of traffic calming measures.
Adding this building, with the associated increase in volume for construction traffic and visitors, will only
add to the existing traffic safety concern that the City has not addressed.

Date

Location

09/15/2016 17400 block of NE 111
Street
12/12/2013 17400 block of NE 111
Street

Posted
Speed
Limit

85th Percentile
Speed (mph)

Average Minimum
Weekday
Speed
Traffic Threshold
Volume
Met?

(mph)
25

33

1684

No

25

29

1670

No

09/15/2016 10900 block of 176 Ave
NE
12/05/2013 10900 block of 176 Ave
NE

25

09/15/2016 10600 block of 179 Ave
NE
12/05/2013 10600 block of 179 Ave
NE

25

09/15/2016 10500 block of 179 Ave
NE
07/16/2015 10500 block of 179 Ave
NE
12/12/2013 10500 block of 179 Ave
NE

25

33 (Southbound
35 mph)
31

1437

Yes

1313

No

2237

Yes

25

34 mph
(Southbound 35)
33

2065

No

25

31

2517

No

25

33

2033

No

25

30

2423

No

E) Traffic Safety - the data is out of date and inaccurate. The 2010 report suggests no significant
traffic accidents have occurred between Jan. 1, 2007 – May 14, 2010. However, 2010 – 2017
has been a period of significant growth and traffic for the City of Redmond. There have been
multiple accidents along 176th Ave, including one within the past month. The City should
require a comprehensive analysis of 2010-2017 traffic, speeds, and collisions to ensure safety
of all residents that use this street. There should be additional accounting for Pedestrian
Safety – particularly of Abbey Road’s children.
Emerald Heights is focused on this expansion to make space for its residents that it has taken no
consideration into its impact on surrounding neighborhood’s children.
An increased traffic burden and speeds puts additional cars on the road and jeopardizes the safety of
our children.
•

Abbey Road children are all walking to school - from Kindergarten through 12th grade. The
Lake Washington School District does not provide busses. There is significant child pedestrian
traffic along 176th Ave during AM and PM hours.

•

Children walk along 176th Ave near the Emerald Heights entrance every day. The construction
traffic and increased traffic from new residents, visitors, and staff will lead to possible safety
concerns.

•

•

•

176th Ave increasingly becoming a “short cut” through street for non-residents who are
avoiding traffic back-ups on NE 104th St, Avondale Road, and 166th Ave NE. This has added to
the overall traffic volume increase. Addition more residential units at Emerald Heights will only
increase overall traffic volumes.
25 MPH Speed limit not observed along 176th Ave, and Redmond Police are not monitoring this
area for traffic violations. On a daily basis, I observe cars speeding along 176th Ave at speeds
of up to 40 mph, zooming past children and other pedestrians.
Lack of marked intersection for children and other pedestrians to cross 176th Ave. Many
children cross at 176th Ave between NE 108th Way and 117th Ct. NE to access the pedestrian
entrance to Redmond High School, the City Bus Stop, or to take a short cut through the
neighborhood toward Horace Mann or Redmond Middle school. There is no marked cross walk,
light, or stop sign to alert drivers of pedestrians crossing.

Examples of recent traffic accidents / near accidents along 176th Ave NE:

•

There was a two-vehicle traffic collision about 3 weeks ago on 176th Ave at NE 108th
Way around 8 AM on a weekday. A construction pickup truck heading northbound was driving
quite fast and a resident was t-boned while making a left turn on 176th Ave. The driver did not
see the pickup truck coming around the corner because he was going so fast. My concern is
that this accident occurred during school hours when neighborhood children are walking to
school. Had there been a child crossing the street, I fear there could have been a serious injury
or fatality.

•

On April 29 around 11 AM, I was walking with a neighbor and our 3 elementary school girls
(ages 7 and 11) to the Horace Mann Bike Derby. The girls were all on their bicycles. The other
parent and I crossed 176th Ave just south of NE 108th Way where there is a path toward
Redmond High School. There is no marked pedestrian walkway so my neighbor walked into the
street first to ensure the children could pass safely. An older male driver in a white sedan sped
along 176th Ave southbound despite the fact that my neighbor was already standing in the
street to allow the girls to safely cross the street. I observed from the sidewalk, and he
slammed on his brakes and came within inches of my neighbor. He was not apologetic, and did
not seem to be concerned that his bumper was almost touching my neighbor's legs.

•

th
th
Two years ago, a car speeding along 176 Ave NE hit the Fieldstone Sign at NE 110 Way,
breaking through the stone sign. If there had been a pedestrian involved, there certainly
would be have been a fatality.

In Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts –
Emerald Heights reports “no proposed measures” needed since “traffic generated will not change”. This
is completely inaccurate. If there is no increased traffic generated – why are they adding more parking
spaces to campus?
In Section B, Item 15a (page 23): “Proposed measures would not result in increased need for police and
fire protection” – this is once again from the internal perspective of Emerald Heights. It does not take
into account the net recent existing increase in Independent Living Units plus the future Assisted Living
adding to overall vehicular traffic each day.
As evidenced by the examples above, there are multiple transportation impacts that this proposed
building would have on the neighboring community. There is no plan to address increase in # of visitors,
the increased number of staff, or increased number of persons in independent living that still drive. In
2013, Emerald Heights expanded the size of their Independent Living units without any traffic mitigation
efforts on 176th Ave. The increase in traffic volume between 2013 and 2016 could be correlated to
these independent units being constructed, yet the City did not appropriately hold Emerald Heights
accountable for this burden. In addition, there is no discussion of how this expansion would negatively
impact pedestrians, particularly of the neighborhood’s young children.

I appreciate your time and consideration to this important matter, and hope that these concerns are
taken seriously by your team and the City of Redmond.

Sincerely,

Julianna Yu

To:
Cc:
Subject:

Julianna Yu
Julie Lawton
RE: Comments for SEPA-LAND-2017-00459 Emerald Heights

Dear Julianna Yu,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Julianna Yu [mailto:yu_julianna@hotmail.com]
Sent: Wednesday, June 14, 2017 1:20 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: marcus@hueygroup.net; Mayor (Internet) <Mayor@redmond.gov>; Julianna Yu <yu_julianna@hotmail.com>
Subject: Comments for SEPA-LAND-2017-00459 Emerald Heights

Dear Mr. Sticka:
I am a Party of Record for the Emerald Heights AL & IL Building Project. I am submitting my comments
regarding my concerns about this proposal and the SEPA Determination of non-significance application.
Please review and add my attached letter to public comments.
There are multiple concerns that have been raised by myself and others in the community, and I urge you and
the City of Redmond to carefully review and take these comments into account.
Sincerely,
Julianna Yu

Click here to report this email as spam.
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To:
Cc:
Subject:

Julianna Yu
Julie Lawton
RE: Emerald Heights LAND-2016-01735

Ms. Yu,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally,
per your request, I have added you as a “Party of Record” for the proposed project. The forthcoming Design
Review Board meeting will occur on June 15th at 7:00 PM. I have added a link for you to review the design of
the proposed building. Finally, I have shared your concerns with Julie Lawton with Emerald Heights. If you
have any additional questions, please feel free to either email myself and/or Julie. Thank you.
Emerald Heights Design Review Materials
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Julianna Yu [mailto:yu_julianna@hotmail.com]
Sent: Wednesday, May 17, 2017 10:54 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Abbey Road HOA <board@abbeyroadhoa.org>
Subject: Emerald Heights LAND-2016-01735

Dear Mr. Sticka:
I am a resident of the Abbey Road Neighborhood and live within 500 ft of the proposed "3 Level Assisted Living
Building with a Skybridge connecting to an Existing Independent Living Building".
I have reviewed the design plans and have several concerns. There would be destruction of mature trees and
green space along 176th Ave NE, light pollution, and loss of privacy for Abbey Road residents due to the
proximity of the structure to the street. A large multi-story structure like this is not consistent with the
architecture of our established single family residence community.
This 347 foot building will detract from the natural beauty of our neighborhood and also diminish property
values.
City of Redmond plans show that Emerald Heights has plenty of alternative space within their property and
away from 176th Ave NE in which this structure could be built. This would allow Emerald Heights
to add a building that would not be visible from 176th Ave NE.
1

It is disappointing to me that Emerald Heights Leadership did not approach the Abbey Road HOA or residents
to discuss a plan in which we could collaborate to ensure growth that is respectful to both parties and ensures
preservation of our increasingly scarce green space.
Please add my name as a "party of record" for future communication regarding this proposal.
Can you please send the dates and times of the upcoming Design Review Board Meetings?
Sincerely,
Julianna Yu
17711 NE 110th Way
425-223-2757

Click here to report this email as spam.

2

From:
Sent:
To:
Cc:
Subject:

Julie Schare <julieschare@gmail.com>
Tuesday, May 30, 2017 10:16 AM
Benjamin Sticka
MayorCouncil
Party of Record Request -- Concern: Emerald Heights Current Building Plan

Hi Mr. Sticka,
I understand you are the Project Planner for the proposed Emerald Heights Assisted Living Facility building which would
back up to 176th Ave.
I would like be listed on this proposal as a Party of Record. My address is:
10734 - 179th Ct NE
Redmond, WA 98052
I have several concerns about this proposed building and its impact on our neighborhood.
Thank you,
Julie Schare
425-882-3150

Click here to report this email as spam.
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To:
Cc:
Subject:

Julie Schare
Julie Lawton
RE: Party of Record Request -- Concern: Emerald Heights Current Building Plan

Dear Ms. Schare,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Julie Schare [mailto:julieschare@gmail.com]
Sent: Tuesday, May 30, 2017 10:16 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Party of Record Request -- Concern: Emerald Heights Current Building Plan

Hi Mr. Sticka,
I understand you are the Project Planner for the proposed Emerald Heights Assisted Living Facility building
which would back up to 176th Ave.
I would like be listed on this proposal as a Party of Record. My address is:
10734 - 179th Ct NE
Redmond, WA 98052
I have several concerns about this proposed building and its impact on our neighborhood.
Thank you,
Julie Schare
425-882-3150
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Julie Schare <julieschare@gmail.com>
Wednesday, June 14, 2017 2:21 PM
Benjamin Sticka
MayorCouncil
Comments/Objection to Emerald Heights SEPA
Emerald Heights SEPA DNS Comments.docx

Hello Mr. Sticka,
Please find attached my comments/objections to the Emerald Heights SEPA for LAND 2016-01735 to add to the
public record. In addition to my objections, I've noticed several inaccuracies which need to be addressed.

I firmly believe this project, as proposed, will adversely impact our Education Hill neighborhood.
Sincerely,
Julie Schare
Click here to report this email as spam.
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Julie Schare
10734 179th Ct NE
Redmond, WA 98052
Julie@schare.com

June 14, 2017
Re: Emerald Heights Plan AL & IL Bldg

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Dear Mr. Sticka,
I am a 20-year resident of Abbey Road. Emerald Heights has historically been a good neighbor, so I am
very surprised at the size and location of their proposed assisted living facility.
I am very concerned about the negative impact the proposed expansion of Emerald Heights would have
on Abbey Road and the Education Hill community at large. Based upon my review of Emerald Heights’
SEPA DNS statement, there are several points that are either incorrect or incomplete. I’m shocked this
SEPA DNS statement would be accepted with these oversights. These points should be addressed before
design review approval.
Please add my objection below into the public record. I urge you to reconsider the city’s position on this
proposal at the upcoming Design Review.
Sincerely,
Julie Schare

Summary of Objections: Emerald Heights has not adequately met all of Redmond’s regulations for
environmental protection and mitigation. Here are my objections, followed by detailed comments
related to Emerald Height’s SEPA DNS statements.
1) The proposed building does not have a residential quality and will be a disconnect
with other structures in the area.
2) Number of people residing and working in the new building is not accurate. This
raises the question of adequate parking and increased traffic.
3) The view for the Abbey Road Community will be altered.
4) More residents will create more traffic. At minimum by the staff serving them.
5) Residents in assisted living facilities are, by nature, medically fragile. Therefore, this
increased population will draw on more emergency medical services.

Detailed SEPA DNS Errors/Oversights

1) Section B, item 8c (page 16): Describe and structures on site:
“All buildings are 35’ tall or less. The buildings have a residential quality to them.”
The proposed building appears to be at or exceed the height of 35’. This, and the proposed
building’s close proximity to the street and lack of vegetation between the proposed
building and street, will make it dominate the landscape. Add to this the proposed modern
architecture, which is not shared with any of the homes in the surrounding area, and the
building will be an eye sore with a huge disconnect from the immediate community.
2) Section B, Item 8i (page 17): How many people would reside or work in the completed
project.
“Current campus has approximately 380 residents in the independent living, 56 in assisted
living and 50 in skilled nursing”.
Emerald Heights did not include residents from the new facility or those who will work there
in these numbers. In addition, there is no accounting for staff in the existing facility. Some of
these facilities are staffed 24/7. There should be accounting for these people at minimum.
In addition, during construction the number of people in and out of this facility expands.
During the last construction project, the shoulder along 176th was used ‘temporarily’ for
construction parking. Emerald Heights employees filled this ‘temporary’ parking area to
capacity well past the end of construction. I had to contact the City to end this practice, as it
was not safe during dark, rainy winter months for pedestrians and bike riders. In addition,
parking in this area results in a significant amount of litter, which my husband picks up daily
while walking our dog. This raises in my mind the question of adequate parking for staff,
visitors, and residents at this facility. Has this been studied?
These revised numbers should be included in the traffic impact calculations.
3) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be
altered or obstructed?
“views for the neighboring developments will not be altered”.
This is false. For example, how can any neighbor driving toward 176th Ave NE from NE 108th
Way or NE 110th Way possibly miss a large, three-story, modern architected building, with
few surrounding trees, close to the road? Currently we see a bank of trees. Trees and green
spaces are what make Abby Road unique. This building would change the character of our
community.

4) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says “there would be no change in the traffic generated…” This is false.
It is logical, more residents mean more traffic period. At minimum by traffic generated from
staff supporting this new population.
With the overcrowding of Redmond High School, traffic in the mornings along 176th Ave NE
is a mess. Students from the Bear Creek/Lake of the Woods area use 176th Ave NE as a short
cut to avoid the back-up on Avondale and 104th St. In the dark months, we drive our kids to
Redmond High School because we have determined it is not safe to cross a dark road with
heavy traffic, traveled by newly licensed drivers. We really don’t need to add to this traffic.

5) Section B, Item 15 (page 23): Would the project result in an increased need for public
services?
The completed project would not result in an increased need for police and fire protection,
or emergency medical service.
At minimum, more residents in an Assisted Living Facility will draw upon more emergency
medical services. The residents in these facilities are most often medically fragile. I have a
father in an Assisted Living Facility, and can speak from experience medical emergency calls
are made regularly. Has anyone pulled the number of medical emergencies calls for Emerald
Heights in the past year and then project the number of increased calls to include the
increased population in assisted living?

To:
Cc:
Subject:

Julie Schare
Julie Lawton
RE: Comments/Objection to Emerald Heights SEPA

Dear Ms. Schare,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Julie Schare [mailto:julieschare@gmail.com]
Sent: Wednesday, June 14, 2017 2:21 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Comments/Objection to Emerald Heights SEPA

Hello Mr. Sticka,
Please find attached my comments/objections to the Emerald Heights SEPA for LAND 2016-01735 to add to
the public record. In addition to my objections, I've noticed several inaccuracies which need to be addressed.
I firmly believe this project, as proposed, will adversely impact our Education Hill neighborhood.
Sincerely,
Julie Schare
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Kaiyu Z <kaiyu.zhao@gmail.com>
Friday, May 19, 2017 5:04 PM
Benjamin Sticka
Serious concerns towards proposed expansion plan from Emerald Heights

Hi Benjamin,

My name is Kaiyu. I moved into Abby Road last year. Life finally settled down after fixing here and there and making it like a home, until
I received the notice about the expansion plan of Emerald Heights.

My house (17603 NE 110th Way) is the closest to the new construction. The proposed building will have a huge impact to my family's
life. I raise my serious concerns towards the plan and sincerely hope Redmond City reconsider the application.

1. The proposed place of the building is very intrusive to our neighborhood. It is right next to their property boundary and barely leaving
any buffer area between their 3 story tall building to the sidewalk. I live in different apartments for a long time and visited a lot of
apartments in my life. I have never seen anything as intrusive as this plan. There is hardly any respect to the current landscape. The
plan does not leave enough buffer area between the rest of the community and the proposed building. Reference: 20C.30.25-120
Minimum Open Space – Landscaping – Buffers. http://www.codepublishing.com/WA/Redmond/CDG/RCDG20C/RCDG20C3025.html

2. Construction of the building will greatly lower down our life quality. I have seen lots of construction sites around Redmond downtown,
the ugly-looking mental fence and road blockers seem the main theme there. It will become a very unpleasant place for people to walk
around. We have lots of kids staying at home during day time, the noise level and construction pollution will impair their health and
cause non-reversible damage to their learning, hearing and language abilities. It would be unfair that they could not even go out to our
own backyard just because of the pollution and noise. Reference for noise damage: https://www.epa.gov/sites/production/files/201507/documents/ochp_noise_fs_rev1.pdf

3. The residence density of Emerald Heights is way higher than normal. According to Redmond zoning code R6, the maximum allowed
unit is 6 per acre. Given their lot size 38, the maximum number of allowed unit is 6 by 38 which is 228. Even without the expansion
plan, their current number of units is 335, adding another 42 (according to their plan) is way over the R6 limit. Reference: Their property
lot size: http://blue.kingcounty.com/Assessor/eRealProperty/Detail.aspx?ParcelNbr=3626059003 Their expansion plan:
https://www.emeraldheights.com/emerald-heights-expand-community-residential-courtyard-building/

4. The construction vibration will cause damage to our properties. The heavy construction equipment usually cause significant vibration
and thus damage to nearby structures. It further lower down our house value and cost our energy to repair. Reference:
http://vibrationdamage.com/constdam.htm

5. The design of the new build is shockingly inconsistent with all the other buildings nearby including the existing buildings inside
Emerald Heights. Given the location of the building (no landscape buffer) and its inconsistent design, it will undoubtedly even further
lower down our house value significantly because the proposed building would be visible from almost all of our windows.
1

Let's respect our "Evergreen State". Cutting down all the trees to get the plan going is intolerable.

Yours sincerely,
Kaiyu Zhao

Click here to report this email as spam.
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To:
Cc:
Subject:

Kaiyu Z
Julie Lawton
RE: Serious concerns towards proposed expansion plan from Emerald Heights

Dear Kaiyu Zhao,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your concerns with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.
Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kaiyu Z [mailto:kaiyu.zhao@gmail.com]
Sent: Friday, May 19, 2017 5:04 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Serious concerns towards proposed expansion plan from Emerald Heights

Hi Benjamin,

My name is Kaiyu. I moved into Abby Road last year. Life finally settled down after fixing here and there and making it like a home, until
I received the notice about the expansion plan of Emerald Heights.

My house (17603 NE 110th Way) is the closest to the new construction. The proposed building will have a huge impact to my family's
life. I raise my serious concerns towards the plan and sincerely hope Redmond City reconsider the application.

1. The proposed place of the building is very intrusive to our neighborhood. It is right next to their property boundary and barely leaving
any buffer area between their 3 story tall building to the sidewalk. I live in different apartments for a long time and visited a lot of
apartments in my life. I have never seen anything as intrusive as this plan. There is hardly any respect to the current landscape. The
plan does not leave enough buffer area between the rest of the community and the proposed building. Reference: 20C.30.25-120
Minimum Open Space – Landscaping – Buffers. http://www.codepublishing.com/WA/Redmond/CDG/RCDG20C/RCDG20C3025.html

2. Construction of the building will greatly lower down our life quality. I have seen lots of construction sites around Redmond downtown,
the ugly-looking mental fence and road blockers seem the main theme there. It will become a very unpleasant place for people to walk
1

around. We have lots of kids staying at home during day time, the noise level and construction pollution will impair their health and
cause non-reversible damage to their learning, hearing and language abilities. It would be unfair that they could not even go out to our
own backyard just because of the pollution and noise. Reference for noise damage: https://www.epa.gov/sites/production/files/201507/documents/ochp_noise_fs_rev1.pdf

3. The residence density of Emerald Heights is way higher than normal. According to Redmond zoning code R6, the maximum allowed
unit is 6 per acre. Given their lot size 38, the maximum number of allowed unit is 6 by 38 which is 228. Even without the expansion
plan, their current number of units is 335, adding another 42 (according to their plan) is way over the R6 limit. Reference: Their property
lot size: http://blue.kingcounty.com/Assessor/eRealProperty/Detail.aspx?ParcelNbr=3626059003 Their expansion plan:
https://www.emeraldheights.com/emerald-heights-expand-community-residential-courtyard-building/

4. The construction vibration will cause damage to our properties. The heavy construction equipment usually cause significant vibration
and thus damage to nearby structures. It further lower down our house value and cost our energy to repair. Reference:
http://vibrationdamage.com/constdam.htm

5. The design of the new build is shockingly inconsistent with all the other buildings nearby including the existing buildings inside
Emerald Heights. Given the location of the building (no landscape buffer) and its inconsistent design, it will undoubtedly even further
lower down our house value significantly because the proposed building would be visible from almost all of our windows.

Let's respect our "Evergreen State". Cutting down all the trees to get the plan going is intolerable.

Yours sincerely,
Kaiyu Zhao

Click here to report this email as spam.

2

From:
Sent:
To:
Cc:
Subject:

Kaiyu <kaiyu.zhao@gmail.com>
Wednesday, June 14, 2017 1:34 AM
Benjamin Sticka
Kaiyu; Mayor (Internet)
SEPA Comments for Emerald Heights LAND 2016-01735

Hi Ben,
This is the third time I am emailing you with comments regarding Emerald Heights' land use.
After reviewing the 29 pages SEPA checklist I found very obvious flaws in it. Strangely enough, it still got city's approval.
My concerns and comments are listed below:

Pg7. 3a.1 water. EH claim the site is far from a stream within their property but they neglected a fact
that there is a storm pond to the northeast of their property no more than 200 feet away. It is very
close to the proposed construction and they have no plan to protect that. The run off water would no
doubt flow to the storm pond (which is lower than the site) and pollute any down stream water bodies
with construction wastes.
Pg 19 10.b view altered or obstructed. EH claims the project does not alter the view of its vicinity area
within the site. They neglected (or deliberately ignored ?) a very important fact that the vicinity
includes all neighbors of EH. The view of field stone neighborhood and abbey road would be
significantly altered and obstructed if the proposed building is constructed.
Pg17. 8j how many people would be displaced by the completed project. No people will be displaced
according to the checklist. Clearly, they are planning to move people from other existing buildings to
the new building (according to pg19 9a). However, I heard even the residence inside EH does not
want the new building, they wish we can appeal the plan. If we fail, in the end at least 56 people
would be moving "voluntarily", I wish EH can do a better job than United Airlines.
Pg19. 9a housing. While being asked whether low income, mid income and high income housing are
offered. They dodged the question by giving an unrelated answer: the residence are already living in
EH. It implies they would be moved. Redmond city always cares about low income population which I
could not agree more. But EH does not even want to discuss the fact that they do not have plans for
low income housing. Their lowest entrance ticket is roughly 300k one time fee excluding monthly
renting (additional ~3k). Without this consideration they will not get any density bonus for their site
even for their current density 335 units / 38 acre = ~8.8 DU/acre adding more units.
Ref: http://blue.kingcounty.com/Assessor/eRealProperty/Detail.aspx?ParcelNbr=3626059003
http://online.encodeplus.com/regs/redmond-wa/doc-viewer.aspx?tocid=002.006.370

Pg20. 11.a lighting. Their lighting plan definitely will greatly impact neighbors next to 172 Ave given
the minimal landscape screening and the positioning of light sources. Yet they claim not interference
with views.
1

Pg22, 14.e no additional traffic.
How could such a claim be true? The logic seems flawless, adding 56 units to the site would not
accommodate more people as they are already living in EH. It is "obvious" no extra traffic is created.
However, they neglected (or purposefully ignored) a fact that none of the existing units would be
eliminated (pg19 9b). An increasing number of livable unites (335 -> 391, a 17% increase) has no
impact to nearby traffic . How could such a statement be justified and approved by the city?
Pg25. D2 EH claims there is no impact to plants. The reason is that, according to EH, they hired a
constructor GLY that is Salmon Safe Accredited. I don't think this is a justified statement, it is not even
logical. We don't have salmon to protect on top of education hill. We do need tree experts for tree
preservation.
Pg 26 no deplete natural resources?
One of the most important resources on earth is oxygen. One can probably survive without petroleum
but no one can live without oxygen. The amount of trees EH is planning to cut down is 93. 93 trees
are able to produce enough oxygen for two people. In order to make it sustainable and not depleting
resources, EH needs to remove (or more properly "displace") 186 residence out of their site to
achieve a local balance, instead of adding 56+ people.
Oxygen production facts according to Santa Monica government website.
https://www.smgov.net/Portals/UrbanForest/contentWithSidebar.aspx?id=14796
To sum up, I don't think EH worked on the project plan seriously. I am extremely unhappy about how city handled this
case so unprofessionally.
CC'd mayor on this email
Best,
Kaiyu Zhao
Residence of 17603 NE 110th way, Redmond, Evergreen State

Click here to report this email as spam.
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To:
Cc:
Subject:

Kaiyu
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Kaiyu Zhao,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kaiyu [mailto:kaiyu.zhao@gmail.com]
Sent: Wednesday, June 14, 2017 1:34 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Kaiyu <kaiyu.zhao@gmail.com>; Mayor (Internet) <Mayor@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Hi Ben,
This is the third time I am emailing you with comments regarding Emerald Heights' land use.
After reviewing the 29 pages SEPA checklist I found very obvious flaws in it. Strangely enough, it still got
city's approval.
My concerns and comments are listed below:
Pg7. 3a.1 water. EH claim the site is far from a stream within their property but they neglected a fact
that there is a storm pond to the northeast of their property no more than 200 feet away. It is very
close to the proposed construction and they have no plan to protect that. The run off water would no
doubt flow to the storm pond (which is lower than the site) and pollute any down stream water bodies
with construction wastes.
Pg 19 10.b view altered or obstructed. EH claims the project does not alter the view of its vicinity area
within the site. They neglected (or deliberately ignored ?) a very important fact that the vicinity
includes all neighbors of EH. The view of field stone neighborhood and abbey road would be
significantly altered and obstructed if the proposed building is constructed.
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Pg17. 8j how many people would be displaced by the completed project. No people will be displaced
according to the checklist. Clearly, they are planning to move people from other existing buildings to
the new building (according to pg19 9a). However, I heard even the residence inside EH does not
want the new building, they wish we can appeal the plan. If we fail, in the end at least 56 people
would be moving "voluntarily", I wish EH can do a better job than United Airlines.
Pg19. 9a housing. While being asked whether low income, mid income and high income housing are
offered. They dodged the question by giving an unrelated answer: the residence are already living in
EH. It implies they would be moved. Redmond city always cares about low income population which I
could not agree more. But EH does not even want to discuss the fact that they do not have plans for
low income housing. Their lowest entrance ticket is roughly 300k one time fee excluding monthly
renting (additional ~3k). Without this consideration they will not get any density bonus for their site
even for their current density 335 units / 38 acre = ~8.8 DU/acre adding more units.
Ref: http://blue.kingcounty.com/Assessor/eRealProperty/Detail.aspx?ParcelNbr=3626059003
http://online.encodeplus.com/regs/redmond-wa/doc-viewer.aspx?tocid=002.006.370

Pg20. 11.a lighting. Their lighting plan definitely will greatly impact neighbors next to 172 Ave given
the minimal landscape screening and the positioning of light sources. Yet they claim not interference
with views.
Pg22, 14.e no additional traffic.
How could such a claim be true? The logic seems flawless, adding 56 units to the site would not
accommodate more people as they are already living in EH. It is "obvious" no extra traffic is created.
However, they neglected (or purposefully ignored) a fact that none of the existing units would be
eliminated (pg19 9b). An increasing number of livable unites (335 -> 391, a 17% increase) has no
impact to nearby traffic . How could such a statement be justified and approved by the city?
Pg25. D2 EH claims there is no impact to plants. The reason is that, according to EH, they hired a
constructor GLY that is Salmon Safe Accredited. I don't think this is a justified statement, it is not even
logical. We don't have salmon to protect on top of education hill. We do need tree experts for tree
preservation.
Pg 26 no deplete natural resources?
One of the most important resources on earth is oxygen. One can probably survive without petroleum
but no one can live without oxygen. The amount of trees EH is planning to cut down is 93. 93 trees
are able to produce enough oxygen for two people. In order to make it sustainable and not depleting
resources, EH needs to remove (or more properly "displace") 186 residence out of their site to
achieve a local balance, instead of adding 56+ people.
Oxygen production facts according to Santa Monica government website.
https://www.smgov.net/Portals/UrbanForest/contentWithSidebar.aspx?id=14796
To sum up, I don't think EH worked on the project plan seriously. I am extremely unhappy about how city
handled this case so unprofessionally.
CC'd mayor on this email
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Best,
Kaiyu Zhao
Residence of 17603 NE 110th way, Redmond, Evergreen State

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Karen Figurelle <kfigurelle@comcast.net>
Thursday, June 15, 2017 2:42 PM
Benjamin Sticka
Mayor (Internet); stop.emeraldheights.expansion@gmail.com
Emerald Heights Expansion SEPA-2017-00459
Emerald Heights letter - 6.15.17.docx

Dear Mr. Sticka,
Please review the attched letter regarding my views about the proposed expansion at Emerald Heights
Thank you,
Karen Figurelle

1

June 15, 2017
Re: Emerald Heights AL & IL Bldg., SEPA – 2017-00459
To: Benjamin Sticka
CC: John Marchione, Marc Huey
Dear Mr. Sticka,
I am writing to express my concern about the proposed expansion at Emerald Heights.
Having seen pictures of what the finished project will look like and having reviewed the
related reports filed as part of the process, I question the impact the new building will have
on the surrounding residential community.
Section B, Item 10 (of the SEPA document) addresses aesthetics. In response to the
question: “What views in the immediate vicinity would be altered or obstructed?” the
Emerald Height response is that “views for the neighboring developments will not be
altered.” This is false. The size, style and proximity of the building to the street and the
nearby residential neighborhood means it will have an impact. It does not fit in with the
look and feel of the neighborhood and because of where it is to be built will be visible to all
(unlike many of the other buildings at Emerald Heights).
Emerald Heights states in Section B, Item 8 that the buildings “have a residential quality to
them.” However, the residential quality appears to be more in line with the modern urban
aesthetic of buildings currently being constructed in the downtown core of Redmond.
What is being proposed seems out of step with its surrounding neighborhood.
Looking at the tree preservation plan, it seems unlikely that enough mature trees will be
saved to minimize the visual impact. According to the Arborist study, “126 significant trees
were identified” in the build area and only 3 trees are proposed to be saved in this
construction area. This number conflicts with the statement in the SEPA document that
87.7% of trees will be saved. Additionally, the trees being removed will impact the light
and glare (Section 8, Item 11) the new building will have on residents living across the
street.
I have lived in Abbey Road for over twenty years and during that time Emerald Heights has
been a good neighbor. However, the current building proposal does not seem to be
adequately addressing its direct impact on the neighborhood and environment. I urge you
to reconsider the city’s position on this proposal at the upcoming Design Review. Please
add my comments into the public record.
Sincerely,
Karen Figurelle
17725 NE 108th Way
Redmond, WA 98052

To:
Cc:
Subject:

Karen Figurelle
Julie Lawton
RE: Emerald Heights Expansion SEPA-2017-00459

Dear Ms. Figurelle,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
-----Original Message----From: Karen Figurelle [mailto:kfigurelle@comcast.net]
Sent: Thursday, June 15, 2017 2:42 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Mayor (Internet) <Mayor@redmond.gov>; stop.emeraldheights.expansion@gmail.com
Subject: Emerald Heights Expansion SEPA-2017-00459
Dear Mr. Sticka,
Please review the attched letter regarding my views about the proposed expansion at Emerald Heights
Thank you,
Karen Figurelle
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From:
Sent:
To:
Subject:

karoly somogyvari <karolyso@msn.com>
Friday, May 26, 2017 6:21 PM
Benjamin Sticka; eger22@msn.com
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Mr. Sticka
My name is Karoly Somogyvari and I live at 17619 NE 110th Way, Redmond. I would like to become a party of
record regarding the Emerald Heights AL and IL Bldg project. (File Number: LAND -2016 - 01735)
I strongly oppose this project because it's inconsistent with the look and density of the neighborhood. It
also drastically alters the look of our key road. All these have negative effects on the property values of the
current residents.
Please keep us updated with information regarding this project.
Sincerely,
Karoly Somogyvari
Click here to report this email as spam.
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To:
Cc:
Subject:

karoly somogyvari
Julie Lawton
RE: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Karoly Somogyvari,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: karoly somogyvari [mailto:karolyso@msn.com]
Sent: Friday, May 26, 2017 6:21 PM
To: Benjamin Sticka <bsticka@redmond.gov>; eger22@msn.com
Subject: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Mr. Sticka
My name is Karoly Somogyvari and I live at 17619 NE 110th Way, Redmond. I would like to become a party of
record regarding the Emerald Heights AL and IL Bldg project. (File Number: LAND -2016 - 01735)
I strongly oppose this project because it's inconsistent with the look and density of the neighborhood. It
also drastically alters the look of our key road. All these have negative effects on the property values of the
current residents.
Please keep us updated with information regarding this project.
Sincerely,
Karoly Somogyvari
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Kate Huey <kate.huey@live.com>
Thursday, May 25, 2017 7:32 PM
Benjamin Sticka
Emerald Heights Expansion

Hello -

My name is Kathryn Huey and I live at 17603 NE 108th Way, Redmond, WA 98052 and
I would like to be a party of record against the Emerald Heights Expansion program.

We have lived in the neighborhood for almost 10 years. One of the reasons we
bought our home versus new construction was because of the overall feel of the
neighborhood. We loved that the builder left mature trees and that the entrance into
the neighborhood (176th) was lined with trees - incredible during spring and fall.

We've also enjoyed having Emerald Heights as neighbors and liked that it fit into the
neighborhood and would be an option for both sets of our parents to live in. Allowing
them to live by us but not with us. We were so disappointed to learn the details of
the expansion. The building looks more like an apartment building and because it is
being built on the very edge of their property, it will change the views and overall look
of the neighborhood - removing several mature trees. It is not consistent with the
overall neighborhood and will have a huge impact on our community.

I was also disappointed that our neighborhood which has partnered frequently with
Emerald Heights was notified so far into the process and that only a small number of
homes were notified. We have asked our homeowners' association to notify every
home in our community and to reach out to the subdivision directly north of Emerald
Heights. In addition we've asked them to reach out to our associations lawyer to
understand what our rights are regarding this expansion.

I would like to request that the city of Redmond not approve these designs and ask
them to either 1) pursue another location on their property which will not impact its
neighbors, 2) mature trees lining 176th be left alone, 3) or if the location of the
building remain that it be moved further in so that it is not so visible to the adjacent
neighborhoods or anyone driving by on 176th.
Could you please let us know what the path forward looks like and where we can be
an active participant to come up with a solution that all parties would be happy
with. Please make me a party of record for this expansion.
Thank you
Kathryn Huey
1

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Friday, May 26, 2017 9:19 AM
'Kate Huey'
Julie Lawton
RE: Emerald Heights Expansion

Ms. Huey,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record". You will receive additional information
as the project moves forward in the planning process. Finally, I have shared your concerns with Julie
Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kate Huey [mailto:kate.huey@live.com]
Sent: Thursday, May 25, 2017 7:32 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights Expansion

Hello My name is Kathryn Huey and I live at 17603 NE 108th Way, Redmond, WA
98052 and I would like to be a party of record against the Emerald Heights
Expansion program.
We have lived in the neighborhood for almost 10 years. One of the reasons
we bought our home versus new construction was because of the overall feel
of the neighborhood. We loved that the builder left mature trees and that the
entrance into the neighborhood (176th) was lined with trees - incredible
during spring and fall.
We've also enjoyed having Emerald Heights as neighbors and liked that it fit
into the neighborhood and would be an option for both sets of our parents to
live in. Allowing them to live by us but not with us. We were so disappointed
to learn the details of the expansion. The building looks more like an
1

apartment building and because it is being built on the very edge of their
property, it will change the views and overall look of the neighborhood removing several mature trees. It is not consistent with the overall
neighborhood and will have a huge impact on our community.
I was also disappointed that our neighborhood which has partnered
frequently with Emerald Heights was notified so far into the process and that
only a small number of homes were notified. We have asked our
homeowners' association to notify every home in our community and to
reach out to the subdivision directly north of Emerald Heights. In addition
we've asked them to reach out to our associations lawyer to understand what
our rights are regarding this expansion.
I would like to request that the city of Redmond not approve these designs
and ask them to either 1) pursue another location on their property which
will not impact its neighbors, 2) mature trees lining 176th be left alone, 3) or
if the location of the building remain that it be moved further in so that it is
not so visible to the adjacent neighborhoods or anyone driving by on 176th.
Could you please let us know what the path forward looks like and where we
can be an active participant to come up with a solution that all parties would
be happy with. Please make me a party of record for this expansion.
Thank you
Kathryn Huey

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Kathleen Moore <kafemoore@gmail.com>
Tuesday, June 13, 2017 3:08 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I am writing to question the accuracy of the SEPA for Emerald Heights AL and IL Building SEPA-2017-00459. My primary
concern is that the long-term loss of trees in the construction area is not adequately accounted for.
Although the SEPA section B.4.c indicates that only 12.3% of the trees on the “site” will be removed, the Tree
Preservation Plan indicates that ALL of the trees where the site runs along 176th Ave NE would be removed. This is an
unacceptably concentrated loss of mature tree canopy that will take many years to replace, even if new trees are planted.
As a result of the removal of all the trees along 176th Ave NE, it is inaccurate to assert, as does the answer to B.10 b, that
“Views for the neighboring developments will not be altered.” In fact, the views along 176th Ave NE will be substantially
altered in a way inconsistent with the character of the Education Hill residential neighborhoods.
A secondary concern is that the impacts on traffic on NE 176th Ave NE have not been adequately addressed (B.14.f.) The
removal of over 13,000 cubic yards of soil (B.1.e.) plus the street cleaning vehicles will add significantly to the traffic jams
that already develop several times a day at the intersection of 176th Ave. NE and NE 104th St. At minimum, limitations on
the times of day construction vehicles can enter and exit the site should be put in place, taking account of the busy
morning and afternoon school traffic times.
I appreciate the opportunity to make these concerns known to your office.
Kathleen Moore
10834 179th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Kathleen Moore
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Ms. Moore,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kathleen Moore [mailto:kafemoore@gmail.com]
Sent: Tuesday, June 13, 2017 3:08 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
Dear Mr. Sticka,
I am writing to question the accuracy of the SEPA for Emerald Heights AL and IL Building SEPA-2017-00459. My primary
concern is that the long-term loss of trees in the construction area is not adequately accounted for.
Although the SEPA section B.4.c indicates that only 12.3% of the trees on the “site” will be removed, the Tree
Preservation Plan indicates that ALL of the trees where the site runs along 176th Ave NE would be removed. This is an
unacceptably concentrated loss of mature tree canopy that will take many years to replace, even if new trees are planted.
As a result of the removal of all the trees along 176th Ave NE, it is inaccurate to assert, as does the answer to B.10 b, that
“Views for the neighboring developments will not be altered.” In fact, the views along 176th Ave NE will be substantially
altered in a way inconsistent with the character of the Education Hill residential neighborhoods.
A secondary concern is that the impacts on traffic on NE 176th Ave NE have not been adequately addressed (B.14.f.) The
removal of over 13,000 cubic yards of soil (B.1.e.) plus the street cleaning vehicles will add significantly to the traffic jams
that already develop several times a day at the intersection of 176th Ave. NE and NE 104th St. At minimum, limitations on
the times of day construction vehicles can enter and exit the site should be put in place, taking account of the busy
morning and afternoon school traffic times.
I appreciate the opportunity to make these concerns known to your office.
Kathleen Moore
10834 179th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Kathy Guo <kathyg@microsoft.com>
Friday, May 19, 2017 11:50 PM
Benjamin Sticka
'Qingtao Geng (whoami4312@hotmail.com)'
Regarding: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Hi
We just received an mail about the new land usage and we are very shocked by this proposal. We would like to raise our
concerns and become a party of the record to keep following up of this proposal.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 – 01735
We bought this house 6 years ago after long time searching. The most attraction of this house is the environment and
neighborhood. After we moved in, we start raising kids and make this place our home. This morning I just took a picture
from my son’s bedroom which will be facing the new proposed building. How pathetic it will be if all the greenbelt has
been removed and we have to face a brick and mortar building? Not only we lose the privacy, we lose the beauty of the
nature. If we want to live in downtown, we don’t need to buy a house here. With this proposal, we are just forced to live
in a downtown like environment. We would like to know whether this proposal meet all the code and regulations? Is
removing the greenbelt necessary and a valid request? There is a small pond just across the boundary and could also be
impacted by this proposal. Actually the whole natural environment will be affected. We hope this proposal could be
ceased to avoid damaging the environment and community.

1

Thanks
Qingtao Geng & Yu Guo
10811 177th CT NE
Redmond, WA

Click here to report this email as spam.
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To:
Cc:
Subject:

Kathy Guo
Julie Lawton
RE: Regarding: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Ms. Guo,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.
Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kathy Guo [mailto:kathyg@microsoft.com]
Sent: Friday, May 19, 2017 11:50 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: 'Qingtao Geng (whoami4312@hotmail.com)' <whoami4312@hotmail.com>
Subject: Regarding: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Hi
We just received an mail about the new land usage and we are very shocked by this proposal. We would like to raise our
concerns and become a party of the record to keep following up of this proposal.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 – 01735
We bought this house 6 years ago after long time searching. The most attraction of this house is the environment and
neighborhood. After we moved in, we start raising kids and make this place our home. This morning I just took a picture
from my son’s bedroom which will be facing the new proposed building. How pathetic it will be if all the greenbelt has
been removed and we have to face a brick and mortar building? Not only we lose the privacy, we lose the beauty of the
nature. If we want to live in downtown, we don’t need to buy a house here. With this proposal, we are just forced to live
in a downtown like environment. We would like to know whether this proposal meet all the code and regulations? Is
removing the greenbelt necessary and a valid request? There is a small pond just across the boundary and could also be
impacted by this proposal. Actually the whole natural environment will be affected. We hope this proposal could be
ceased to avoid damaging the environment and community.

1

Thanks
Qingtao Geng & Yu Guo
10811 177th CT NE
Redmond, WA

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Kathy Guo <kathyg@microsoft.com>
Wednesday, June 14, 2017 3:48 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Hi
I would like to provide my objections to the SEPA Comments for Emerald Heights LAND 2016-01735.
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of
Redmond’s regulations for environmental protection and mitigation.
· SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby
schools.
· SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property adjacent to wooded area.
· SEPA highlights destruction a large section of mature greenspace without sufficient environmental
mitigation.
· SEPA does not adequately address additional light pollution created for adjacent residences across the
street on 176th Ave NE.
o The building would not have a residential quality based on their current design.
Thanks
Kathy Guo
th

10811 177 CT NE
Redmond, WA, 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Kathy Guo
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Ms. Guo,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Finally, I have
shared your comment with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kathy Guo [mailto:kathyg@microsoft.com]
Sent: Wednesday, June 14, 2017 3:48 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Hi
I would like to provide my objections to the SEPA Comments for Emerald Heights LAND 2016-01735.
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of
Redmond’s regulations for environmental protection and mitigation.
· SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby
schools.
· SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property adjacent to wooded area.
· SEPA highlights destruction a large section of mature greenspace without sufficient environmental
mitigation.
· SEPA does not adequately address additional light pollution created for adjacent residences across the
street on 176th Ave NE.
o The building would not have a residential quality based on their current design.
Thanks
1

Kathy Guo
th

10811 177 CT NE
Redmond, WA, 98052

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Kelly Sheffield <sheffieldkelly@live.com>
Monday, May 22, 2017 8:50 AM
Benjamin Sticka
Emerald Heights AL and IL Bldg - File # LAND - 2016 - 01735

Mr. Benjamin Sticka,
My name is Kelly Sheffield and I live across the street from the proposed location of the structure currently being
planned (I live in one of the houses inside the yellow box, below).
I have deep concerns about the choice of location as it will have a dramatic impact on my day to day life – viewing a
three story building from my home rather than trees which I see today and having people be able easily view into my
bedrooms, living areas and yard which are presently very private. This will certainly impact my home value as well but
that is secondary to the impact to me and my family’s privacy.
I would like to request that I be included as a ‘party of record’ so that I can be kept informed of future actions.
Thank you.
Kelly Sheffield
10835 177th CT NE
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Kelly Sheffield
Julie Lawton
RE: Emerald Heights AL and IL Bldg - File # LAND - 2016 - 01735

Dear Kelly Sheffield,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.
Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kelly Sheffield [mailto:sheffieldkelly@live.com]
Sent: Monday, May 22, 2017 8:50 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights AL and IL Bldg - File # LAND - 2016 - 01735
Mr. Benjamin Sticka,
My name is Kelly Sheffield and I live across the street from the proposed location of the structure currently being
planned (I live in one of the houses inside the yellow box, below).
I have deep concerns about the choice of location as it will have a dramatic impact on my day to day life – viewing a
three story building from my home rather than trees which I see today and having people be able easily view into my
bedrooms, living areas and yard which are presently very private. This will certainly impact my home value as well but
that is secondary to the impact to me and my family’s privacy.
I would like to request that I be included as a ‘party of record’ so that I can be kept informed of future actions.
Thank you.
Kelly Sheffield
10835 177th CT NE
Redmond, WA 98052

1
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From:
Sent:
To:
Cc:
Subject:

Kelly Sheffield <sheffieldkelly@live.com>
Tuesday, June 13, 2017 9:57 AM
Benjamin Sticka
Mayor (Internet)
SEPA Comments for Emerald Heights LAND 2016-01735

June 13, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I lived directly across 176th Ave and will be directly and significantly impacted by the proposed new Emerald Heights
structure. I have reviewed Emerald Height’s SEPA DNS report and continue to have concerns, shared with many of my
neighbors, about the proposed expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position that they have met all of
Redmond’s regulations for environmental protection and mitigation.
•

•

•
•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby
schools.
SEPA does not adequately support the argument that the structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property adjacent to wooded
area.
SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.
SEPA does not adequately address additional light pollution created for adjacent residences across the street on
176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1) Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after project
construction.
Emerald Heights states that 38% of the final area will include pervious land.
1

This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very small portion of
the build area will include plantings. An estimated <10% of land will be replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears to be based on its
entire 38-acre property even though more than half of their acreage is Class II stream/Critical area and
unbuildable. In an attempt to maximize profit, they are pushing high density structures to the edges of their
buildable land. If the purpose of the zoning control is to maintain even and aesthetically acceptable building
patterns across discontinuous land use areas, their proposal is a failure.
Instead, I suggest they convert the buildable land on their western boundary that currently houses 4 single
residence cottages into higher density development. In this way, the large structure would be shielded from
nearby communities. Relocating displaced cottages to their eastern border could be accommodated with
less screening and more overall harmony with the surrounding neighborhood near 176th Ave NE.

2) Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration of runoff to
recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retain existing vegetation to maximum extent
feasible”, yet they also state on page 11 of SEPA that 100% of the existing vegetation will be removed from
site. These statements are mutually exclusive of one another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed into a small
bump out in front of a small portion of the structure. Their answer to this question is far overstated.

3) Section B, Item 4c (page 12): Provide the number of significant and landmark trees located on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other documents they have
provided. Per their Arborist study, “126 significant trees were identified” in the build area and only 3 trees
are proposed to be saved in this construction area (2% of existing trees will be retained, not 87%). The
addition of 4 new deciduous trees and a number of smaller “evergreen trees” is a perfunctory gesture that
fails to maintain the spirit of the SEPA intent.

4) Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance
vegetation of the site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in harmony with the
lush and natural aesthetic of the surrounding landscape”. Their statement is incorrect. The proposal
removes 98% of existing vegetation and replaces it with a 3-story monstrosity with poor attention to
plantings near the base of the structure. Replacement trees will never reach mature height given
constraints imposed by the new structure. There is very little preserved and nothing in this build area is
enhanced with this proposal.

5) Section B, Item 5a (page 13): affected animals
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Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly decreasing due to
explosive growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby Greystone
neighborhood on Emerald Heights northern border.

6) Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”. This is a
misleading and deceptive statistic. I believe they are indicating the % of new plantings that will include
evergreens. This is not the same as the % of total plants on the site.

7) Section B, item 8c (page 16): Describe and structures on site:
Emerald Heights suggests their buildings “have a residential quality to them”. This is subjective, and I find
Emerald Height’s depiction absurd. How have they determined the building has a “residential quality to
them”? I could just as easily say the building has a “Depressing Monolith Communist-Bloc Architecture
quality to them.”

8) Section B, Item 8i (page 17): How many people would reside or work in the completed project
Emerald Heights has omitted increased work staff needed at the new facility. This should be factored into
the traffic impact calculations. This is relevant, as I am already aware of existing Emerald Heights staff
illegally parking on NE 108th Ave during work hours. Do they have sufficient parking in place today? If they
are not planning for it in SEPA, is the City not getting full disclosure?

9) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or
obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”. This is
grotesquely false. How can the City approve such an obviously incorrect statement? Please refer to
previous complaints from Abbey Road HOA petition (>150 signatures) and the 80+ emails your office has
received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA
questions in context to their isolated community. Hundreds of community members outside their property
are impacted by this plan. Their proposed structure does not attempt to match the look and feel of
neighboring communities. How can the SEPA not capture that critical impact?

10) Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce?
The structure will create light pollution for me in my home on 177th Ct NE. This is not adequately addressed
in Emerald Height’s response.
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The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all nuisance lighting
from Emerald Heights facility at night. This canopy would be removed to accommodate the new
building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate plantings would be
small and would provide almost no screening. In addition, a large number of deciduous trees are proposed
and will provide no screening in fall and winter months.

11) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
•

•

The 2010 traffic report uses a 2% growth assumption which does not match the recent growth patterns
near this property. Consider the explosive growth in past 7years along NE 116th St. This has significantly
affected traffic patterns on adjacent roads. Jeff Palmer, City Neighborhood Traffic Coordinator has
separately provided Abbey Road HOA with relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in 3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in 6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.
The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars enter Abbey Road
on north side of Emerald Heights at peak PM rush hour. I drive this route daily, and can emphatically
state this is incorrect. During the 5 minutes it usually takes me transverse this length of road, I
encounter a backup of at least 5 cars at the 172nd Ave NE intersection. To clarify: I see 5 cars in 5
minutes, not 5 cars over the span of 4 peak transit hours. The 2010 study is not a sound basis to support
SEPA DNS.

•

The 2010 report claims no significant traffic accidents had occurred and uses that conclusion to
extrapolate risks through 2020! I know from direct observation there have been multiple accidents on
this road in past 7 years. An increased traffic burden from this construction puts additional cars on the
road and the safety of children who walk and bike to school at risk. Has Emerald Heights collected data
from Redmond Police to support their position? If not, why not?

•

Increased traffic volume and high rate of speeds observed on 176th Ave have been mentioned multiple
times to the City of Redmond by the Abbey Road HOA. At the April HOA meeting, the HOA members
voiced support for traffic calming measures, and this feedback was given to the City of Redmond. As of
today, the Abbey Road HOA has not heard of any concrete plans to mitigate these concerns. Adding
additional residences at Emerald Heights will increase traffic from new residents, additional visitors and
staff members. This will tax an already dangerous corridor that the City of Redmond has already
identified. I do not see this highlighted in SEPA DNS.

12) Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number of staff, or
increased number of persons in independent living. In 2013, Emerald Heights expanded the size of their
Independent Living units without any traffic mitigation efforts on 176th Ave. the increase in traffic volume
between 2013 and 2016 are correlated to these unit construction, yet the City did not appropriately hold
Emerald Heights accountable for this burden.
4

13) Section B, Item 15 (page 23): Would the project result in an increased need for public services?
Emerald Heights states “no”. how can this be? They plan to increase the population density at the site, but
not plan for increased need for public services? Absurd!

Thank you,
Kelly Sheffield
10835 177th CT NE (Abbey Road)
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Kelly Sheffield
Julie Lawton; Lorie Limson Cook
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Kelly Sheffield,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kelly Sheffield [mailto:sheffieldkelly@live.com]
Sent: Tuesday, June 13, 2017 9:57 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Mayor (Internet) <Mayor@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
June 13, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I lived directly across 176th Ave and will be directly and significantly impacted by the proposed new Emerald Heights
structure. I have reviewed Emerald Height’s SEPA DNS report and continue to have concerns, shared with many of my
neighbors, about the proposed expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position that they have met all of
Redmond’s regulations for environmental protection and mitigation.
1

•

•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o

Expansion will push additional traffic burden onto surrounding residential streets.

o

Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby
schools.

SEPA does not adequately support the argument that the structure is integrated into the existing neighborhood.
o

The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity.

o

The building’s physical size is disproportionate to nearby homes.

o

The building is not well screened.

o

The building would be better suited to a hidden, western edge of their property adjacent to wooded
area.

•

SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.

•

SEPA does not adequately address additional light pollution created for adjacent residences across the street on
176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1) Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after project
construction.
Emerald Heights states that 38% of the final area will include pervious land.
This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very small portion of
the build area will include plantings. An estimated <10% of land will be replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears to be based on its
entire 38-acre property even though more than half of their acreage is Class II stream/Critical area and
unbuildable. In an attempt to maximize profit, they are pushing high density structures to the edges of their
buildable land. If the purpose of the zoning control is to maintain even and aesthetically acceptable building
patterns across discontinuous land use areas, their proposal is a failure.
Instead, I suggest they convert the buildable land on their western boundary that currently houses 4 single
residence cottages into higher density development. In this way, the large structure would be shielded from
nearby communities. Relocating displaced cottages to their eastern border could be accommodated with
less screening and more overall harmony with the surrounding neighborhood near 176th Ave NE.

2) Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration of runoff to
recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retain existing vegetation to maximum extent
feasible”, yet they also state on page 11 of SEPA that 100% of the existing vegetation will be removed from
site. These statements are mutually exclusive of one another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed into a small
bump out in front of a small portion of the structure. Their answer to this question is far overstated.
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3) Section B, Item 4c (page 12): Provide the number of significant and landmark trees located on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other documents they have
provided. Per their Arborist study, “126 significant trees were identified” in the build area and only 3 trees
are proposed to be saved in this construction area (2% of existing trees will be retained, not 87%). The
addition of 4 new deciduous trees and a number of smaller “evergreen trees” is a perfunctory gesture that
fails to maintain the spirit of the SEPA intent.

4) Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance
vegetation of the site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in harmony with the
lush and natural aesthetic of the surrounding landscape”. Their statement is incorrect. The proposal
removes 98% of existing vegetation and replaces it with a 3-story monstrosity with poor attention to
plantings near the base of the structure. Replacement trees will never reach mature height given
constraints imposed by the new structure. There is very little preserved and nothing in this build area is
enhanced with this proposal.

5) Section B, Item 5a (page 13): affected animals
Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly decreasing due to
explosive growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby Greystone
neighborhood on Emerald Heights northern border.

6) Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”. This is a
misleading and deceptive statistic. I believe they are indicating the % of new plantings that will include
evergreens. This is not the same as the % of total plants on the site.

7) Section B, item 8c (page 16): Describe and structures on site:
Emerald Heights suggests their buildings “have a residential quality to them”. This is subjective, and I find
Emerald Height’s depiction absurd. How have they determined the building has a “residential quality to
them”? I could just as easily say the building has a “Depressing Monolith Communist-Bloc Architecture
quality to them.”

8) Section B, Item 8i (page 17): How many people would reside or work in the completed project
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Emerald Heights has omitted increased work staff needed at the new facility. This should be factored into
the traffic impact calculations. This is relevant, as I am already aware of existing Emerald Heights staff
illegally parking on NE 108th Ave during work hours. Do they have sufficient parking in place today? If they
are not planning for it in SEPA, is the City not getting full disclosure?

9) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or
obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”. This is
grotesquely false. How can the City approve such an obviously incorrect statement? Please refer to
previous complaints from Abbey Road HOA petition (>150 signatures) and the 80+ emails your office has
received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA
questions in context to their isolated community. Hundreds of community members outside their property
are impacted by this plan. Their proposed structure does not attempt to match the look and feel of
neighboring communities. How can the SEPA not capture that critical impact?

10) Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce?
The structure will create light pollution for me in my home on 177th Ct NE. This is not adequately addressed
in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all nuisance lighting
from Emerald Heights facility at night. This canopy would be removed to accommodate the new
building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate plantings would be
small and would provide almost no screening. In addition, a large number of deciduous trees are proposed
and will provide no screening in fall and winter months.

11) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
•

•

The 2010 traffic report uses a 2% growth assumption which does not match the recent growth patterns
near this property. Consider the explosive growth in past 7years along NE 116th St. This has significantly
affected traffic patterns on adjacent roads. Jeff Palmer, City Neighborhood Traffic Coordinator has
separately provided Abbey Road HOA with relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in 3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in 6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.
The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars enter Abbey Road
on north side of Emerald Heights at peak PM rush hour. I drive this route daily, and can emphatically
state this is incorrect. During the 5 minutes it usually takes me transverse this length of road, I
encounter a backup of at least 5 cars at the 172nd Ave NE intersection. To clarify: I see 5 cars in 5
4

minutes, not 5 cars over the span of 4 peak transit hours. The 2010 study is not a sound basis to support
SEPA DNS.
•

The 2010 report claims no significant traffic accidents had occurred and uses that conclusion to
extrapolate risks through 2020! I know from direct observation there have been multiple accidents on
this road in past 7 years. An increased traffic burden from this construction puts additional cars on the
road and the safety of children who walk and bike to school at risk. Has Emerald Heights collected data
from Redmond Police to support their position? If not, why not?

•

Increased traffic volume and high rate of speeds observed on 176th Ave have been mentioned multiple
times to the City of Redmond by the Abbey Road HOA. At the April HOA meeting, the HOA members
voiced support for traffic calming measures, and this feedback was given to the City of Redmond. As of
today, the Abbey Road HOA has not heard of any concrete plans to mitigate these concerns. Adding
additional residences at Emerald Heights will increase traffic from new residents, additional visitors and
staff members. This will tax an already dangerous corridor that the City of Redmond has already
identified. I do not see this highlighted in SEPA DNS.

12) Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number of staff, or
increased number of persons in independent living. In 2013, Emerald Heights expanded the size of their
Independent Living units without any traffic mitigation efforts on 176th Ave. the increase in traffic volume
between 2013 and 2016 are correlated to these unit construction, yet the City did not appropriately hold
Emerald Heights accountable for this burden.

13) Section B, Item 15 (page 23): Would the project result in an increased need for public services?
Emerald Heights states “no”. how can this be? They plan to increase the population density at the site, but
not plan for increased need for public services? Absurd!

Thank you,
Kelly Sheffield
10835 177th CT NE (Abbey Road)
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Kerwin Higashi <kerwin.higashi@frontier.com>
Wednesday, May 31, 2017 1:34 PM
Benjamin Sticka
allyn.higashi@frontier.com
Concern w/proposed Emerald Heights non-compliant expansion
05.31.17 Emerald Heights expansion non-compliance.pdf

Dear Ben,
I was just made aware of the proposed expansion of Emerald Heights. It is our understanding that they
are planning to build additional assisted living facilities alongside and exposed to 176th Ave.NE.
The architecture, three-story height and minimal 15’ setback from the sidewalk are dramatically
inconsistent with the character of our neighborhood. Furthermore, the building will eliminate a large
section of the greenbelt. Replacement landscaping will not sufficiently screen the building from the
surrounding residential uses. The building is not in compliance with Redmond City Zoning and should
not be built as planned.
Proposed Assisted Living Facility along 176thAve NE

Click here to report this email as spam.

Currently, the buildings are not in full view or exposed like the proposed design above. This is a
residential area – Not downtown Redmond and is not in compliance with the Zoning Codes and the
Comprehensive Plan of the City of Redmond.
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Excerpts from Section 21.08, Retirement Residences, of the Redmond Zoning Code:
•

RZC 21.08.C.3.b: Density. Retirement residences located in the R-4 through R-6 zones that
provide some component of assisted living or skilled nursing care may be allowed an increase in
density by up to three times the number of units permitted by the underlying zone provided
each of the following conditions exists:
v.
Landscape Requirements. Setback areas located adjacent to the side, street side, and
rear property lines shall be landscaped to sufficiently screen the development from
surrounding residential uses. Similar landscaping shall also be provided within the front
setback areas when needed to screen parking. Where possible, existing mature
vegetation shall be retained. The Design Review Board may allow reduced landscaping
requirements for projects that exhibit exceptional site and architectural design qualities
that reflect nearby neighborhood character.
Abbey Road HOA Comment: The current application removes virtually all trees at the site, and
there is not enough space for new landscaping to “sufficiently screen” the development.
Furthermore, the contemporary architecture is in direct contrast to the adjacent neighborhood,
so there is no basis for allowing reduced landscaping requirements.

•

RZC 21.08.C.5.a: Design and Development Standards. Developments shall be designed to project
a residential, rather than institutional, appearance through architectural design, landscaping,
the use of building materials, and surface length. Multiple structures are encouraged instead of
large single structures to promote compatibility with surrounding residential neighborhoods.
Site design, building placement, and perimeter landscape treatments shall screen the portions
of the development, which are different in appearance from single-family dwellings from
abutting single-family dwellings.
Abbey Road HOA Comment: The contemporary design projects an institutional rather than
residential appearance. The large, monolithic structure is in direct contrast to the requirement
for multiple structures, and is more suited to placement in the City’s designated Urban Centers
and not in a neighborhood of single family homes. Placement of the new building immediately
adjacent to 176th Ave NE precludes the ability to adequately screen the building from the
neighborhood.

•

RZC 21.08.D.2: Approval Criteria. The design, scale, and appearance of the development are
consistent with the character of the existing and planned neighborhood in which it may be
located.
Abbey Road HOA Comment: A three-story, monolithic building is entirely inconsistent with the
character of the Abbey Road neighborhood and the surrounding community. The architecture of
the new building is not consistent with the traditional character of the Abbey Road community.
The existing Emerald Heights buildings that are visible to 176th include traditional elements such
as 1 or 2 stories, smaller footprints, gabled roofs, wood balconies, and brick.

Furthermore we believe this project is not in compliance with many components of the City of Redmond
Comprehensive Plan including but not limited to the following:
•

N-EH-14 Encourage a mix of housing types, styles and a range of choices, while maintaining the
overall single-family character of established neighborhoods in Education Hill.
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Abbey Road HOA Comment: Emerald Heights has comfortably co-existed within the Abbey
Road sub division for over 25 years because it was largely hidden behind a lush green belt and
because its visible buildings had traditional elements such 2 stories or less, single family home
sized footprints, gabled roof lines, wooden balconies and brick. These design elements were
consistent with the traditional design elements of the single-family homes in Abbey Road. The
proposed building will not maintain, but will instead dramatically alter the single-family
character of the neighborhood. The mass of the building and its modern architecture give the
appearance of an office building, hospital or urban apartment. The 15’ setback is insufficient
space to grow a deep enough or tall enough green belt that will screen its three-story height.
•

FW-22 Make each neighborhood a better place to live or work by preserving and fostering each
neighborhood’s unique character and preparation for a sustainable future, while providing for
compatible growth in residences and other land uses, such as businesses, services or parks.
Abbey Road HOA Comment: Abbey Road subdivision is known for two things: its traditional
homes and the beautiful shaded thoroughfare treasured by Abbey Road residents as well as the
many citizens of Education Hill who like to walk, run and bike. The Emerald Heights green belt is
a significant contributor to this distinctive road. The imposition of a large contemporary building
on 176th - combined with a reduced greenbelt - will permanently alter the unique character of
this neighborhood.

Please feel free to contact us and we would be more than happy to meet with you and the committee
Thank you
Sincerely,

Kerwin & Allyn Higashi
Resident Abby Road Sub division
17703 NE 104th Way
Redmond, WA 98052
425-869-1322
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To:

Ben Sticka (bsticka@redmond.gov)
Project Planner, City of Redmond

From: Kerwin & Allyn Higashi – Resident Abby Road Sub division
17703 NE 104th Way
Redmond, WA 98052
Kerwin.higashi@frontier.com
425-869-1322 H
Date:

May 31, 2017

Subject: Concern over Emerald Heights Expansion Dear Ben,
I was just made aware of the proposed expansion of Emerald Heights. It is our understanding that they
are planning to build additional assisted living facilities alongside and exposed to 176th Ave.NE.
The architecture, three-story height and minimal 15’ setback from the sidewalk are dramatically
inconsistent with the character of our neighborhood. Furthermore, the building will eliminate a large
section of the greenbelt. Replacement landscaping will not sufficiently screen the building from the
surrounding residential uses. The building is not in compliance with Redmond City Zoning and should
not be built as planned.
Proposed Assisted Living Facility along 176thAve NE

Currently, the buildings are not in full view or exposed like the proposed design above. This is a
residential area – Not downtown Redmond and is not in compliance with the Zoning Codes and the
Comprehensive Plan of the City of Redmond.

Excerpts from Section 21.08, Retirement Residences, of the Redmond Zoning Code:
•

RZC 21.08.C.3.b: Density. Retirement residences located in the R-4 through R-6 zones that
provide some component of assisted living or skilled nursing care may be allowed an increase in
density by up to three times the number of units permitted by the underlying zone provided
each of the following conditions exists:
v.

Landscape Requirements. Setback areas located adjacent to the side, street side, and
rear property lines shall be landscaped to sufficiently screen the development from
surrounding residential uses. Similar landscaping shall also be provided within the front
setback areas when needed to screen parking. Where possible, existing mature
vegetation shall be retained. The Design Review Board may allow reduced landscaping
requirements for projects that exhibit exceptional site and architectural design qualities
that reflect nearby neighborhood character.

Abbey Road HOA Comment: The current application removes virtually all trees at the site, and
there is not enough space for new landscaping to “sufficiently screen” the development.
Furthermore, the contemporary architecture is in direct contrast to the adjacent neighborhood,
so there is no basis for allowing reduced landscaping requirements.
•

RZC 21.08.C.5.a: Design and Development Standards. Developments shall be designed to project
a residential, rather than institutional, appearance through architectural design, landscaping,
the use of building materials, and surface length. Multiple structures are encouraged instead of
large single structures to promote compatibility with surrounding residential neighborhoods.
Site design, building placement, and perimeter landscape treatments shall screen the portions
of the development, which are different in appearance from single-family dwellings from
abutting single-family dwellings.
Abbey Road HOA Comment: The contemporary design projects an institutional rather than
residential appearance. The large, monolithic structure is in direct contrast to the requirement
for multiple structures, and is more suited to placement in the City’s designated Urban Centers
and not in a neighborhood of single family homes. Placement of the new building immediately
adjacent to 176th Ave NE precludes the ability to adequately screen the building from the
neighborhood.

•

RZC 21.08.D.2: Approval Criteria. The design, scale, and appearance of the development are
consistent with the character of the existing and planned neighborhood in which it may be
located.
Abbey Road HOA Comment: A three-story, monolithic building is entirely inconsistent with the
character of the Abbey Road neighborhood and the surrounding community. The architecture of
the new building is not consistent with the traditional character of the Abbey Road community.
The existing Emerald Heights buildings that are visible to 176th include traditional elements such
as 1 or 2 stories, smaller footprints, gabled roofs, wood balconies, and brick.

Furthermore we believe this project is not in compliance with many components of the City of Redmond
Comprehensive Plan including but not limited to the following:

•

N-EH-14 Encourage a mix of housing types, styles and a range of choices, while maintaining the
overall single-family character of established neighborhoods in Education Hill.
Abbey Road HOA Comment: Emerald Heights has comfortably co-existed within the Abbey
Road sub division for over 25 years because it was largely hidden behind a lush green belt and
because its visible buildings had traditional elements such 2 stories or less, single family home
sized footprints, gabled roof lines, wooden balconies and brick. These design elements were
consistent with the traditional design elements of the single-family homes in Abbey Road. The
proposed building will not maintain, but will instead dramatically alter the single-family
character of the neighborhood. The mass of the building and its modern architecture give the
appearance of an office building, hospital or urban apartment. The 15’ setback is insufficient
space to grow a deep enough or tall enough green belt that will screen its three-story height.

•

FW-22 Make each neighborhood a better place to live or work by preserving and fostering each
neighborhood’s unique character and preparation for a sustainable future, while providing for
compatible growth in residences and other land uses, such as businesses, services or parks.
Abbey Road HOA Comment: Abbey Road subdivision is known for two things: its traditional
homes and the beautiful shaded thoroughfare treasured by Abbey Road residents as well as the
many citizens of Education Hill who like to walk, run and bike. The Emerald Heights green belt is
a significant contributor to this distinctive road. The imposition of a large contemporary building
on 176th - combined with a reduced greenbelt - will permanently alter the unique character of
this neighborhood.

Please feel free to contact us and we would be more than happy to meet with you and the committee
Thank you
Sincerely,

Kerwin & Allyn Higashi
Kerwin & Allyn Higashi
Resident Abby Road Sub division
17703 NE 104th Way
Redmond, WA 98052
425-869-1322

From:
Sent:
To:
Subject:

kerwin.higashi@frontier.com
Wednesday, June 14, 2017 10:51 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

To: Mr. Benjamin Sticka
Project Planner, City of Redmond
bsticka@redmond.gov
From: Kerwin & Allyn Higashi, Ower/Residents
Abbey Road Sub-division
17703 NE 104th Way
Redmond, WA 98052
Kerwin.higashi@frontier.com
206-465-2519
Date: June 14, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459
Cc: Mayor John Marchione
*************************************************************************************
Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report and continue to have a number of concerns about the proposed
expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of Redmond’s
regulations for environmental protection and mitigation.
• SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby schools.
• SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established neighborhoods in close visual proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property adjacent to wooded area.
• SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.
• SEPA does not adequately address additional light pollution created for adjacent residences across the street on 176th
Ave NE.
Page 1.
Detailed SEPA DNS Errors/Omissions
1) Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after project construction.
Emerald Heights states 38% of the final area will include pervious land. This is certainly incorrect; as a visual estimation of
their submitted drawing suggests a very small portion of the build area will include plantings. I estimate <10% of land will
be replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears to be based on its entire 38acre property even though more than half of their acreage is Class II stream/Critical area and unbuildable. In an attempt
to maximize profit, they are pushing high density structures to the edges of their buildable land. If the purpose of the
zoning control is to maintain even and aesthetically acceptable building patterns across discontinuous land use areas,
their proposal is a failure.
Instead, as an option, suggest they convert the buildable land on their western boundary that currently houses 4 single
residence cottages into higher density development. In this way, the large structure would be shielded from nearby
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communities. Relocating displaced cottages to their eastern border could be accommodated with less screening and
more overall harmony with the surrounding neighborhood near 176th Ave NE.
2) Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration of runoff to recharge
associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retail existing vegetation to maximum extent feasible”, yet they
also state on page 11 of SEPA that 100% of the existing vegetation will be removed from site. These statements are
mutually exclusive of one another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed into a small bump out in front
of a small portion of the structure. Their answer to this question is far overstated.
3) Section B, Item 4c (page 12): Provide the number of significant and landmark trees located on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other documents they have provided. Per
their Arborist study, “126 significant trees were identified” in the build area and only 3 trees are proposed to be saved in
this construction area (2% of existing trees will be retained, not 87%). The addition of 4 new deciduous trees and a
number of smaller “evergreen trees” is a perfunctory gesture that fails to maintain the spirit of the SEPA intent.

Page 2.
4) Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance vegetation of the
site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in harmony with the lush and
natural aesthetic of the surrounding landscape”. Their statement is incorrect. The proposal removes 98% of existing
vegetation and replaces it with a 3-story monstrosity with poor attention to plantings near the base of the
structure. Replacement trees will never reach mature height given constraints imposed by new structure. There is very
little preserved and nothing is build area is enhanced with this proposal.
5) Section B, Item 5a (page 13): affected animals
Emerald Heights neglects to include Eagles , Deer and Black Bears, whose habitat is rapidly decreasing due to explosive
growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby Greystone neighborhood on
Emerald Heights northern border.
6) Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”. This is a misleading and
deceptive statistic. I believe they are indicating the % of new plantings that will include evergreens. This is not the same
as the % of total plants on the site.
7) Section B, item 8c (page 16): Describe and structures on site:
Emerald Heights suggests their buildings “have a residential quality to them”. This is subjective, and I find Emerald
Height’s depiction absurd. How have they determined the building has a “residential quality to them”? This is not so, and
reflects the similar apartment structures built and being built in downtown Redmond. A neighbor compares this building to
a “Depressing Monolith Communist-Bloc Architecture/quality”
8) Section B, Item 8i (page 17): How many people would reside or work in the completed project
Emerald Heights has omitted increased work staff needed at the new facility. This should be into the traffic impact
calculations. This is relevant, as I am already aware of existing Emerald Heights staff illegally parking on NE 108th Ave
during work hours. Do they have sufficient parking in place today? If they are not planning for it in SEPA, is the City not
getting full disclosure?
Page 3.
2

9) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”. This is NOT TRUE &
FALSE! How can the City approve such an obviously incorrect statement? Please refer to previous complaints from
Abbey Road HOA petition (>150 signatures) and the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA questions in context
to their isolated community. Hundreds of community members outside their property are impacted by this plan. Their
proposed structure does not attempt to match the look and feel of neighboring communities. How can the SEPA not
capture that critical impact?
10) Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce?
The structure will create light pollution for residents across the street of 176th Ave NE. This is not adequately addressed
in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all nuisance lighting from Emerald
Heights facility at night. This canopy would be removed to accommodate the new building. Window blinds alone are not
sufficient.
The renderings of the future views are based on a 10-year projection. The immediate plantings would be small and would
provide almost no screening. In addition, a large number of deciduous trees are proposed and will provide no screening
in fall and winter months.
11) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
• The 2010 traffic report uses a 2% growth assumption which does not match the recent growth patterns near this
property. Consider the explosive growth in past 7years along NE 116th St. This has significantly affected traffic patterns
on adjacent roads. Jeff Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road HOA with
relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in 3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in 6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.
Page 4.
• The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars enter Abbey Road on north side of
Emerald Heights at peak PM rush hour. I drive this route daily, and can emphatically state this is incorrect. During the 5
minutes it usually takes me transverse this length of road, I encounter a backup of at least 5 cars at the 172nd Ave NE
intersection. To clarify: I see 5 cars in 5 minutes, not 5 cars over the span of 4 peak transit hours. The 2010 study is not
a sound basis to support SEPA DNS.
• The 2010 report claims no significant traffic accidents had occurred and uses that conclusion to extrapolate risks through
2020! I know from direct observation there have been multiple accidents on this road in past 7 years. An increased traffic
burden from this construction puts additional cars on the road and the safety of children who walk and bike to school at
risk. Has Emerald Heights collected data from Redmond Police to support their position? If not, why not?
• Increased traffic volume and high rate of speeds observed on 176th Ave have been mentioned multiple times to the City
of Redmond by the Abbey Road HOA. At the April HOA meeting, the HOA members voiced support for traffic calming
measures, and this feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not heard of any
concrete plans to mitigate these concerns. Adding additional residences at Emerald Heights will increase traffic from new
residents, additional visitors and staff members. This will tax an already dangerous corridor that the City of Redmond has
already identified. I do not see this highlighted in SEPA DNS.
12) Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number of staff, or increased
number of persons in independent living. In 2013, Emerald Heights expanded the size of their Independent Living units
3

without any traffic mitigation efforts on 176th Ave. the increase in traffic volume between 2013 and 2016 are correlated to
these unit construction, yet the City did not appropriately hold Emerald Heights accountable for this burden.
13) Section B, Item 15 (page 23): Would the project result in an increased need for public services?
Emerald Heights states “no”. how can this be? They plan to increase the population density at the site, but not plan for
increased need for public services? Need specifics on how they feel no additional public services will be needed.
This is a breach of Redmond city policies, guidelines and by-laws –true lack of due diligence and protocols and will have
major consequences to our community and city.
Page 5.
I would appreciate a response – for I never received a response from you regarding the Emerald Heights expansion on
5/31/17 (attached)

Click here to report this email as spam.
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To:
Cc:
Subject:

kerwin.higashi@frontier.com
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Kerwin Higashi,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: kerwin.higashi@frontier.com [mailto:kerwin.higashi@frontier.com]
Sent: Wednesday, June 14, 2017 10:51 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
To: Mr. Benjamin Sticka
Project Planner, City of Redmond
bsticka@redmond.gov
From: Kerwin & Allyn Higashi, Ower/Residents
Abbey Road Sub-division
17703 NE 104th Way
Redmond, WA 98052
Kerwin.higashi@frontier.com
206-465-2519
Date: June 14, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459
Cc: Mayor John Marchione
*************************************************************************************
Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report and continue to have a number of concerns about the proposed
expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of Redmond’s
regulations for environmental protection and mitigation.
• SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby schools.
• SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established neighborhoods in close visual proximity.
o The building’s physical size is disproportionate to nearby homes.
1

o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property adjacent to wooded area.
• SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.
• SEPA does not adequately address additional light pollution created for adjacent residences across the street on 176th
Ave NE.
Page 1.
Detailed SEPA DNS Errors/Omissions
1) Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after project construction.
Emerald Heights states 38% of the final area will include pervious land. This is certainly incorrect; as a visual estimation of
their submitted drawing suggests a very small portion of the build area will include plantings. I estimate <10% of land will
be replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears to be based on its entire 38acre property even though more than half of their acreage is Class II stream/Critical area and unbuildable. In an attempt
to maximize profit, they are pushing high density structures to the edges of their buildable land. If the purpose of the
zoning control is to maintain even and aesthetically acceptable building patterns across discontinuous land use areas,
their proposal is a failure.
Instead, as an option, suggest they convert the buildable land on their western boundary that currently houses 4 single
residence cottages into higher density development. In this way, the large structure would be shielded from nearby
communities. Relocating displaced cottages to their eastern border could be accommodated with less screening and
more overall harmony with the surrounding neighborhood near 176th Ave NE.
2) Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration of runoff to recharge
associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retail existing vegetation to maximum extent feasible”, yet they
also state on page 11 of SEPA that 100% of the existing vegetation will be removed from site. These statements are
mutually exclusive of one another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed into a small bump out in front
of a small portion of the structure. Their answer to this question is far overstated.
3) Section B, Item 4c (page 12): Provide the number of significant and landmark trees located on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other documents they have provided. Per
their Arborist study, “126 significant trees were identified” in the build area and only 3 trees are proposed to be saved in
this construction area (2% of existing trees will be retained, not 87%). The addition of 4 new deciduous trees and a
number of smaller “evergreen trees” is a perfunctory gesture that fails to maintain the spirit of the SEPA intent.

Page 2.
4) Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance vegetation of the
site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in harmony with the lush and
natural aesthetic of the surrounding landscape”. Their statement is incorrect. The proposal removes 98% of existing
vegetation and replaces it with a 3-story monstrosity with poor attention to plantings near the base of the
structure. Replacement trees will never reach mature height given constraints imposed by new structure. There is very
little preserved and nothing is build area is enhanced with this proposal.
5) Section B, Item 5a (page 13): affected animals
Emerald Heights neglects to include Eagles , Deer and Black Bears, whose habitat is rapidly decreasing due to explosive
growth on 116th Ave and nearby.
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In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby Greystone neighborhood on
Emerald Heights northern border.
6) Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”. This is a misleading and
deceptive statistic. I believe they are indicating the % of new plantings that will include evergreens. This is not the same
as the % of total plants on the site.
7) Section B, item 8c (page 16): Describe and structures on site:
Emerald Heights suggests their buildings “have a residential quality to them”. This is subjective, and I find Emerald
Height’s depiction absurd. How have they determined the building has a “residential quality to them”? This is not so, and
reflects the similar apartment structures built and being built in downtown Redmond. A neighbor compares this building to
a “Depressing Monolith Communist-Bloc Architecture/quality”
8) Section B, Item 8i (page 17): How many people would reside or work in the completed project
Emerald Heights has omitted increased work staff needed at the new facility. This should be into the traffic impact
calculations. This is relevant, as I am already aware of existing Emerald Heights staff illegally parking on NE 108th Ave
during work hours. Do they have sufficient parking in place today? If they are not planning for it in SEPA, is the City not
getting full disclosure?
Page 3.
9) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”. This is NOT TRUE &
FALSE! How can the City approve such an obviously incorrect statement? Please refer to previous complaints from
Abbey Road HOA petition (>150 signatures) and the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA questions in context
to their isolated community. Hundreds of community members outside their property are impacted by this plan. Their
proposed structure does not attempt to match the look and feel of neighboring communities. How can the SEPA not
capture that critical impact?
10) Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce?
The structure will create light pollution for residents across the street of 176th Ave NE. This is not adequately addressed
in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all nuisance lighting from Emerald
Heights facility at night. This canopy would be removed to accommodate the new building. Window blinds alone are not
sufficient.
The renderings of the future views are based on a 10-year projection. The immediate plantings would be small and would
provide almost no screening. In addition, a large number of deciduous trees are proposed and will provide no screening
in fall and winter months.
11) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
• The 2010 traffic report uses a 2% growth assumption which does not match the recent growth patterns near this
property. Consider the explosive growth in past 7years along NE 116th St. This has significantly affected traffic patterns
on adjacent roads. Jeff Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road HOA with
relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in 3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in 6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.
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Page 4.
• The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars enter Abbey Road on north side of
Emerald Heights at peak PM rush hour. I drive this route daily, and can emphatically state this is incorrect. During the 5
minutes it usually takes me transverse this length of road, I encounter a backup of at least 5 cars at the 172nd Ave NE
intersection. To clarify: I see 5 cars in 5 minutes, not 5 cars over the span of 4 peak transit hours. The 2010 study is not
a sound basis to support SEPA DNS.
• The 2010 report claims no significant traffic accidents had occurred and uses that conclusion to extrapolate risks through
2020! I know from direct observation there have been multiple accidents on this road in past 7 years. An increased traffic
burden from this construction puts additional cars on the road and the safety of children who walk and bike to school at
risk. Has Emerald Heights collected data from Redmond Police to support their position? If not, why not?
• Increased traffic volume and high rate of speeds observed on 176th Ave have been mentioned multiple times to the City
of Redmond by the Abbey Road HOA. At the April HOA meeting, the HOA members voiced support for traffic calming
measures, and this feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not heard of any
concrete plans to mitigate these concerns. Adding additional residences at Emerald Heights will increase traffic from new
residents, additional visitors and staff members. This will tax an already dangerous corridor that the City of Redmond has
already identified. I do not see this highlighted in SEPA DNS.
12) Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number of staff, or increased
number of persons in independent living. In 2013, Emerald Heights expanded the size of their Independent Living units
without any traffic mitigation efforts on 176th Ave. the increase in traffic volume between 2013 and 2016 are correlated to
these unit construction, yet the City did not appropriately hold Emerald Heights accountable for this burden.
13) Section B, Item 15 (page 23): Would the project result in an increased need for public services?
Emerald Heights states “no”. how can this be? They plan to increase the population density at the site, but not plan for
increased need for public services? Need specifics on how they feel no additional public services will be needed.
This is a breach of Redmond city policies, guidelines and by-laws –true lack of due diligence and protocols and will have
major consequences to our community and city.
Page 5.
I would appreciate a response – for I never received a response from you regarding the Emerald Heights expansion on
5/31/17 (attached)

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Keven Smith <k5smith500@msn.com>
Tuesday, May 30, 2017 8:53 PM
Benjamin Sticka; MayorCouncil
Scott Biethan
Emerald Heights Construction Plans

Ben,
I would like to become a Party of Record on Emerald Heights plans to construct an assisted living facility along 176th Ave
NE.
Keven D. Smith, homeowner at
10807 179th CT NE
Redmond, WA 98052
The city council should reject this project because of the significant impact it will have on the appearance and nature of
our neighborhood. Emerald Heights has already significantly expanded its presence on Education Hill in recent years,
but their recent expansions have had limited impact on the appearance of the neighborhood. That is not the case with
this new, significant proposed expansion.
It is my understanding that the proposed project would not be in compliance with Zoning Codes and the Comprehensive
Plan of the City of Redmond. Examples of those violations include:
•
•
•

RZC 21.08.C.3.b: Density—The scale of this project will not allow the building to be sufficiently landscaped to
screen the neighborhood from the project.
RZC 21.08.C.5.a: Design and Development Standards—This development does not project a residential
appearance. It has a very institutional appearance.
RZC 21.08.D.2: Approval Criteria—This building design, scale and appearance is not consistent with the existing
neighborhood in which it is located.

These are just a few of the issues with this project. The Emerald Heights assisted living facility project should be
rejected.
Keven D. Smith

Sent from Mail for Windows 10

Click here to report this email as spam.
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To:
Cc:
Subject:

Keven Smith
Julie Lawton
RE: Emerald Heights Construction Plans

Dear Keven Smith,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Keven Smith [mailto:k5smith500@msn.com]
Sent: Tuesday, May 30, 2017 8:53 PM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Cc: Scott Biethan <scott.biethan@outlook.com>
Subject: Emerald Heights Construction Plans
Ben,
I would like to become a Party of Record on Emerald Heights plans to construct an assisted living facility along 176th Ave
NE.
Keven D. Smith, homeowner at
10807 179th CT NE
Redmond, WA 98052
The city council should reject this project because of the significant impact it will have on the appearance and nature of
our neighborhood. Emerald Heights has already significantly expanded its presence on Education Hill in recent years,
but their recent expansions have had limited impact on the appearance of the neighborhood. That is not the case with
this new, significant proposed expansion.
It is my understanding that the proposed project would not be in compliance with Zoning Codes and the Comprehensive
Plan of the City of Redmond. Examples of those violations include:
•
•

RZC 21.08.C.3.b: Density—The scale of this project will not allow the building to be sufficiently landscaped to
screen the neighborhood from the project.
RZC 21.08.C.5.a: Design and Development Standards—This development does not project a residential
appearance. It has a very institutional appearance.
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•

RZC 21.08.D.2: Approval Criteria—This building design, scale and appearance is not consistent with the existing
neighborhood in which it is located.

These are just a few of the issues with this project. The Emerald Heights assisted living facility project should be
rejected.
Keven D. Smith

Sent from Mail for Windows 10

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Kim Zhang <kimzhangwh@gmail.com>
Wednesday, June 14, 2017 11:28 AM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Hi,
I have reviewed Emerald Height's SEPA DNS report. I have a number of concerns about the proposed
expansion.
1, the statement of "Views for the neighboring developments will not be altered. Some of the existing buildings within the site
will have views of the new structure". I would like to have some clarification on how this conclusion is reached. What's their plan
to conceal a gigantic 3-story contemporary style building from public view? How long it is going to take to have mature enough
trees to hide the build if there is any?
2, “The buildings will not exceed 35’ in height except items allowed by code”. Their building easily exceeds 35' relative to the
road.
3, The building's physical size is disproportionate to nearby homes.
4, SEPA highlights destruction of mature greenspace without sufficient environmental mitigation.
Thank you,
Kim

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Kim Zhang <kimzhangwh@gmail.com>
Thursday, May 18, 2017 11:05 AM
Benjamin Sticka
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Hi Mr. Benjamin Sticka,
We heard about the recent proposal of Emerald Heights for a new 3 level building. It will be immediately adjacent to our
beautiful "Abby Road Boulevard". We are concerned that it will cause destruction of matures trees and change the
atmosphere of our neighbourhood.
I would like to become a party of record. Our information is as below:
Weihe Zhang
Wilbur Wong
Please let us know if there is any further information.
Thank you,
Kim

Click here to report this email as spam.
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To:
Cc:
Subject:

Kim Zhang
Julie Lawton
RE: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Mrs. Zhang,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have add you as a “party of record” per your request. Finally, I have shared
your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Kim Zhang [mailto:kimzhangwh@gmail.com]
Sent: Thursday, May 18, 2017 11:05 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Hi Mr. Benjamin Sticka,
We heard about the recent proposal of Emerald Heights for a new 3 level building. It will be immediately
adjacent to our beautiful "Abby Road Boulevard". We are concerned that it will cause destruction of matures
trees and change the atmosphere of our neighbourhood.
I would like to become a party of record. Our information is as below:
Weihe Zhang
Wilbur Wong
Please let us know if there is any further information.
Thank you,
Kim

Click here to report this email as spam.
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To:
Cc:
Subject:

Kim Zhang
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Ms. Zhang,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Finally, I have
shared your comment with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kim Zhang [mailto:kimzhangwh@gmail.com]
Sent: Wednesday, June 14, 2017 11:28 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Hi,
I have reviewed Emerald Height's SEPA DNS report. I have a number of concerns about the
proposed expansion.
1, the statement of "Views for the neighboring developments will not be altered. Some of the existing buildings within the
site will have views of the new structure". I would like to have some clarification on how this conclusion is reached. What's their
plan to conceal a gigantic 3-story contemporary style building from public view? How long it is going to take to have mature
enough trees to hide the build if there is any?
2, “The buildings will not exceed 35’ in height except items allowed by code”. Their building easily exceeds 35' relative to the
road.
3, The building's physical size is disproportionate to nearby homes.
4, SEPA highlights destruction of mature greenspace without sufficient environmental mitigation.
Thank you,
Kim

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Elliott, Kirsten <Kirsten.Elliott@smwe.com>
Friday, May 19, 2017 2:59 PM
Benjamin Sticka
julie@lawtonpmg.com
Emerald Heights AL & IL Building File # LAND-2016-01735

Greetings, Benjamin.
I am a resident of Abbey Road, at the top of the hill on NE 108th Way. I’m writing you today out of concern for
the proposed 3 story building along 176th Ave NE. As I’m sure you are aware, Abbey Road is an established, single
family neighborhood. The erection of this building would significantly change the landscape of our community and
make it feel much more urban. In addition, homes that currently have a level of privacy, would then have people
living on the 3rd floor of that building having a bird’s eye view in to their backyard and homes.
Given its proximity to the homes and the significant change it would cause along 176th Ave Ne it could also
negatively impact property values.
I would like to become a party of record and be informed of future actions as it relates to this proposal. I do not
support this proposal.
Regards,
Kirsten Elliott |Sr. Marketing Manager |Columbia Crest, INTRINSIC, Seven Falls Cellars, Canon 13
425-415-3617 (office)
425-830-2285 (cell)

Click here to report this email as spam.
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To:
Cc:
Subject:

Elliott, Kirsten
Julie Lawton
RE: Emerald Heights AL & IL Building File # LAND-2016-01735

Ms. Elliott,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your concerns with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Elliott, Kirsten [mailto:Kirsten.Elliott@smwe.com]
Sent: Friday, May 19, 2017 2:59 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: julie@lawtonpmg.com
Subject: Emerald Heights AL & IL Building File # LAND-2016-01735

Greetings, Benjamin.
I am a resident of Abbey Road, at the top of the hill on NE 108th Way. I’m writing you today out of concern for
the proposed 3 story building along 176th Ave NE. As I’m sure you are aware, Abbey Road is an established, single
family neighborhood. The erection of this building would significantly change the landscape of our community and
make it feel much more urban. In addition, homes that currently have a level of privacy, would then have people
living on the 3rd floor of that building having a bird’s eye view in to their backyard and homes.
Given its proximity to the homes and the significant change it would cause along 176th Ave Ne it could also
negatively impact property values.
I would like to become a party of record and be informed of future actions as it relates to this proposal. I do not
support this proposal.
Regards,
Kirsten Elliott |Sr. Marketing Manager |Columbia Crest, INTRINSIC, Seven Falls Cellars, Canon 13
425-415-3617 (office)
425-830-2285 (cell)
1

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Elliott, Kirsten <Kirsten.Elliott@smwe.com>
Tuesday, June 13, 2017 11:47 AM
Benjamin Sticka
Mayor (Internet)
SEPA Comments for Emerald Heights LAND 2016-01735

Mr. Sticka and Mr Mayor,

I live directly across the street from Emerald Heights on NE 108th Way and I have reviewed Emerald Height’s SEPA DNS
report and continue to have concerns, shared with many of my neighbors, about the proposed expansion. Please add
my comments below into the public record. I realize there hasn't been much transparency on this project in the early
stages of this project but am happy for the opportunity for our neighborhood's voice to be heard; and hopefully an
agreement reached.

I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.
Summary of Objection: Emerald Heights has not adequately supported their position that they have met all of
Redmond’s regulations for environmental protection and mitigation.
•

•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o

Expansion will push additional traffic burden onto surrounding residential streets.

o

Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby
schools.

SEPA does not adequately support the argument that the structure is integrated into the existing neighborhood.
o

The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity.

o

The building’s physical size is disproportionate to nearby homes.

o

The building is not well screened.

o

The building would be better suited to a hidden, western edge of their property adjacent to wooded
area.

•

SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.

•

SEPA does not adequately address additional light pollution created for adjacent residences across the street on
176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1. Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after project
construction.
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Emerald Heights states that 38% of the final area will include pervious land.
This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very small portion of
the build area will include plantings. An estimated <10% of land will be replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears to be based on its
entire 38-acre property even though more than half of their acreage is Class II stream/Critical area and
unbuildable. In an attempt to maximize profit, they are pushing high density structures to the edges of their
buildable land. If the purpose of the zoning control is to maintain even and aesthetically acceptable building
patterns across discontinuous land use areas, their proposal is a failure.
Instead, I suggest they convert the buildable land on their western boundary that currently houses 4 single
residence cottages into higher density development. In this way, the large structure would be shielded from
nearby communities. Relocating displaced cottages to their eastern border could be accommodated with
less screening and more overall harmony with the surrounding neighborhood near 176thAve NE.

2. Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration of runoff to
recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retain existing vegetation to maximum extent
feasible”, yet they also state on page 11 of SEPA that 100% of the existing vegetation will be removed from
site. These statements are mutually exclusive of one another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed into a small
bump out in front of a small portion of the structure. Their answer to this question is far overstated.

3. Section B, Item 4c (page 12): Provide the number of significant and landmark trees located on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other documents they have
provided. Per their Arborist study, “126 significant trees were identified” in the build area and only 3 trees
are proposed to be saved in this construction area (2% of existing trees will be retained, not 87%). The
addition of 4 new deciduous trees and a number of smaller “evergreen trees” is a perfunctory gesture that
fails to maintain the spirit of the SEPA intent.

4. Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance
vegetation of the site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in harmony with the
lush and natural aesthetic of the surrounding landscape”. Their statement is incorrect. The proposal
removes 98% of existing vegetation and replaces it with a 3-story monstrosity with poor attention to
plantings near the base of the structure. Replacement trees will never reach mature height given
constraints imposed by the new structure. There is very little preserved and nothing in this build area is
enhanced with this proposal.

5. Section B, Item 5a (page 13): affected animals
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Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly decreasing due to
explosive growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby Greystone
neighborhood on Emerald Heights northern border.

6. Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”. This is a
misleading and deceptive statistic. I believe they are indicating the % of new plantings that will include
evergreens. This is not the same as the % of total plants on the site.

7. Section B, item 8c (page 16): Describe and structures on site:
Emerald Heights suggests their buildings “have a residential quality to them”. This is subjective, and I find
Emerald Height’s depiction absurd. How have they determined the building has a “residential quality to
them”? I could just as easily say the building has a “Depressing Monolith Communist-Bloc Architecture
quality to them.”

8. Section B, Item 8i (page 17): How many people would reside or work in the completed project
Emerald Heights has omitted increased work staff needed at the new facility. This should be factored into
the traffic impact calculations. This is relevant, as I am already aware of existing Emerald Heights staff
illegally parking on NE 108th Ave during work hours. Do they have sufficient parking in place today? If they
are not planning for it in SEPA, is the City not getting full disclosure?

9. Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or
obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”. This
is grotesquely false. How can the City approve such an obviously incorrect statement? Please refer to
previous complaints from Abbey Road HOA petition (>150 signatures) and the 80+ emails your office has
received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA
questions in context to their isolated community. Hundreds of community members outside their property
are impacted by this plan. Their proposed structure does not attempt to match the look and feel of
neighboring communities. How can the SEPA not capture that critical impact?

10. Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce?
3

The structure will create light pollution for me in my home on 177th Ct NE. This is not adequately addressed
in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110thWay blocks all nuisance lighting from
Emerald Heights facility at night. This canopy would be removed to accommodate the new
building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate plantings would be
small and would provide almost no screening. In addition, a large number of deciduous trees are proposed
and will provide no screening in fall and winter months.

11. Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
·
The 2010 traffic report uses a 2% growth assumption which does not match the recent growth
patterns near this property. Consider the explosive growth in past 7years along NE 116th St. This has
significantly affected traffic patterns on adjacent roads. Jeff Palmer, City Neighborhood Traffic
Coordinator has separately provided Abbey Road HOA with relevant traffic study data from 2013 and
2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in 3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in 6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.
·
The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars enter Abbey
Roadon north side of Emerald Heights at peak PM rush hour. I drive this route daily, and can
emphatically state this is incorrect. During the 5 minutes it usually takes me transverse this length of
road, I encounter a backup of at least 5 cars at the 172nd Ave NE intersection. To clarify: I see 5 cars in 5
minutes, not 5 cars over the span of 4 peak transit hours. The 2010 study is not a sound basis to support
SEPA DNS.
·
The 2010 report claims no significant traffic accidents had occurred and uses that conclusion to
extrapolate risks through 2020! I know from direct observation there have been multiple accidents on
this road in past 7 years. An increased traffic burden from this construction puts additional cars on the
road and the safety of children who walk and bike to school at risk. Has Emerald Heights collected data
from Redmond Police to support their position? If not, why not?
·
Increased traffic volume and high rate of speeds observed on 176thAve have been mentioned
multiple times to the City of Redmond by the Abbey Road HOA. At the April HOA meeting, the HOA
members voiced support for traffic calming measures, and this feedback was given to the City of
Redmond. As of today, the Abbey Road HOA has not heard of any concrete plans to mitigate these
concerns. Adding additional residences at Emerald Heights will increase traffic from new residents,
additional visitors and staff members. This will tax an already dangerous corridor that the City of
Redmond has already identified. I do not see this highlighted in SEPA DNS.

12. Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts
4

Emerald Heights discusses no plan to address increase in # of visitors, the increased number of staff, or
increased number of persons in independent living. In 2013, Emerald Heights expanded the size of their
Independent Living units without any traffic mitigation efforts on 176th Ave. the increase in traffic volume
between 2013 and 2016 are correlated to these unit construction, yet the City did not appropriately hold
Emerald Heights accountable for this burden.

13. Section B, Item 15 (page 23): Would the project result in an increased need for public services?
Emerald Heights states “no”. how can this be? They plan to increase the population density at the site, but
not plan for increased need for public services? Absurd!

Click here to report this email as spam.
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To:
Cc:
Subject:

Elliott, Kirsten
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Ms. Elliott,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Elliott, Kirsten [mailto:Kirsten.Elliott@smwe.com]
Sent: Tuesday, June 13, 2017 11:47 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Mayor (Internet) <Mayor@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Mr. Sticka and Mr Mayor,
I live directly across the street from Emerald Heights on NE 108th Way and I have reviewed Emerald Height’s
SEPA DNS report and continue to have concerns, shared with many of my neighbors, about the proposed
expansion. Please add my comments below into the public record. I realize there hasn't been much
transparency on this project in the early stages of this project but am happy for the opportunity for our
neighborhood's voice to be heard; and hopefully an agreement reached.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.
Summary of Objection: Emerald Heights has not adequately supported their position that they have met
all of Redmond’s regulations for environmental protection and mitigation.
•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o

Expansion will push additional traffic burden onto surrounding residential streets.

o

Increased traffic will increase safety hazard to children and young adults who walk and bike to
nearby schools.
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•

SEPA does not adequately support the argument that the structure is integrated into the existing
neighborhood.
o

The building’s contemporary design elements clash with well-established neighborhoods in close
visual proximity.

o

The building’s physical size is disproportionate to nearby homes.

o

The building is not well screened.

o

The building would be better suited to a hidden, western edge of their property adjacent to
wooded area.

•

SEPA highlights destruction a large section of mature greenspace without sufficient environmental
mitigation.

•

SEPA does not adequately address additional light pollution created for adjacent residences across the
street on 176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1. Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after
project construction.
Emerald Heights states that 38% of the final area will include pervious land.
This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very small
portion of the build area will include plantings. An estimated <10% of land will be replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears to be
based on its entire 38-acre property even though more than half of their acreage is Class II
stream/Critical area and unbuildable. In an attempt to maximize profit, they are pushing high
density structures to the edges of their buildable land. If the purpose of the zoning control is to
maintain even and aesthetically acceptable building patterns across discontinuous land use areas,
their proposal is a failure.
Instead, I suggest they convert the buildable land on their western boundary that currently houses 4
single residence cottages into higher density development. In this way, the large structure would be
shielded from nearby communities. Relocating displaced cottages to their eastern border could be
accommodated with less screening and more overall harmony with the surrounding neighborhood
near 176thAve NE.

2. Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration of
runoff to recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retain existing vegetation to maximum
extent feasible”, yet they also state on page 11 of SEPA that 100% of the existing vegetation will be
removed from site. These statements are mutually exclusive of one another.
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Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed into a
small bump out in front of a small portion of the structure. Their answer to this question is far
overstated.

3. Section B, Item 4c (page 12): Provide the number of significant and landmark trees located on
site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other documents
they have provided. Per their Arborist study, “126 significant trees were identified” in the build area
and only 3 trees are proposed to be saved in this construction area (2% of existing trees will be
retained, not 87%). The addition of 4 new deciduous trees and a number of smaller “evergreen
trees” is a perfunctory gesture that fails to maintain the spirit of the SEPA intent.

4. Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or
enhance vegetation of the site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in harmony
with the lush and natural aesthetic of the surrounding landscape”. Their statement is incorrect. The
proposal removes 98% of existing vegetation and replaces it with a 3-story monstrosity with poor
attention to plantings near the base of the structure. Replacement trees will never reach mature
height given constraints imposed by the new structure. There is very little preserved and nothing in
this build area is enhanced with this proposal.

5. Section B, Item 5a (page 13): affected animals
Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly decreasing due
to explosive growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby Greystone
neighborhood on Emerald Heights northern border.

6. Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”. This is
a misleading and deceptive statistic. I believe they are indicating the % of new plantings that will
include evergreens. This is not the same as the % of total plants on the site.

7. Section B, item 8c (page 16): Describe and structures on site:
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Emerald Heights suggests their buildings “have a residential quality to them”. This is subjective,
and I find Emerald Height’s depiction absurd. How have they determined the building has a
“residential quality to them”? I could just as easily say the building has a “Depressing Monolith
Communist-Bloc Architecture quality to them.”

8. Section B, Item 8i (page 17): How many people would reside or work in the completed project
Emerald Heights has omitted increased work staff needed at the new facility. This should be
factored into the traffic impact calculations. This is relevant, as I am already aware of existing
Emerald Heights staff illegally parking on NE 108th Ave during work hours. Do they have sufficient
parking in place today? If they are not planning for it in SEPA, is the City not getting full
disclosure?

9. Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be
altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”. This
is grotesquely false. How can the City approve such an obviously incorrect statement? Please refer
to previous complaints from Abbey Road HOA petition (>150 signatures) and the 80+ emails your
office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA
questions in context to their isolated community. Hundreds of community members outside their
property are impacted by this plan. Their proposed structure does not attempt to match the look and
feel of neighboring communities. How can the SEPA not capture that critical impact?

10. Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the
proposal produce?
The structure will create light pollution for me in my home on 177th Ct NE. This is not adequately
addressed in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110thWay blocks all nuisance
lighting from Emerald Heights facility at night. This canopy would be removed to accommodate the
new building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate plantings
would be small and would provide almost no screening. In addition, a large number of deciduous
trees are proposed and will provide no screening in fall and winter months.

11. Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
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SEPA says” there would be no change in the traffic generated…” False.
·
The 2010 traffic report uses a 2% growth assumption which does not match the recent
growth patterns near this property. Consider the explosive growth in past 7years along NE
116th St. This has significantly affected traffic patterns on adjacent roads. Jeff Palmer, City
Neighborhood Traffic Coordinator has separately provided Abbey Road HOA with relevant
traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in 3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in 6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.
·
The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars enter
Abbey Roadon north side of Emerald Heights at peak PM rush hour. I drive this route daily, and
can emphatically state this is incorrect. During the 5 minutes it usually takes me transverse this
length of road, I encounter a backup of at least 5 cars at the 172nd Ave NE intersection. To
clarify: I see 5 cars in 5 minutes, not 5 cars over the span of 4 peak transit hours. The 2010 study
is not a sound basis to support SEPA DNS.
·
The 2010 report claims no significant traffic accidents had occurred and uses that
conclusion to extrapolate risks through 2020! I know from direct observation there have been
multiple accidents on this road in past 7 years. An increased traffic burden from this
construction puts additional cars on the road and the safety of children who walk and bike to
school at risk. Has Emerald Heights collected data from Redmond Police to support their
position? If not, why not?
·
Increased traffic volume and high rate of speeds observed on 176thAve have been
mentioned multiple times to the City of Redmond by the Abbey Road HOA. At the April HOA
meeting, the HOA members voiced support for traffic calming measures, and this feedback was
given to the City of Redmond. As of today, the Abbey Road HOA has not heard of any concrete
plans to mitigate these concerns. Adding additional residences at Emerald Heights will increase
traffic from new residents, additional visitors and staff members. This will tax an already
dangerous corridor that the City of Redmond has already identified. I do not see this highlighted
in SEPA DNS.

12. Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number of staff,
or increased number of persons in independent living. In 2013, Emerald Heights expanded the size
of their Independent Living units without any traffic mitigation efforts on 176th Ave. the increase in
traffic volume between 2013 and 2016 are correlated to these unit construction, yet the City did not
appropriately hold Emerald Heights accountable for this burden.

13. Section B, Item 15 (page 23): Would the project result in an increased need for public services?
Emerald Heights states “no”. how can this be? They plan to increase the population density at the
site, but not plan for increased need for public services? Absurd!
5
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From:
Sent:
To:
Subject:

Kirsten Moreno <kirstenmoreno@live.com>
Thursday, May 18, 2017 2:42 PM
Benjamin Sticka
Re:Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Mr. Sticka,
My name is Kirsten Moreno and I live at 17823 NE 109th CT., Redmond WA 98052. I would like to become a party of
record for the above project noted in the subject line.
As a resident of the Abbey Road community across from Emerald Heights, I am concerned about the proposed 3 story
residential building along 176th Ave. NE. Our family has lived in this neighborhood for 12 years and have come to love
and appreciate the green spaces within our community. It is my understanding that Emerald Heights has plenty of
alternative space within their property limits where this structure could be built and not affect homes/neighbors so
close by. My concern is that the proposed building’s location will detract significantly from the natural beauty of our
neighborhood and also affect our property values which I’m sure the city would not want to see happen.
Thank you for taking the time to read my concerns and hopefully take them in to consideration as Project Planner for
this project.
Warm Regards,
Kirsten Moreno

Click here to report this email as spam.
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To:
Cc:
Subject:

Kirsten Moreno
Julie Lawton
RE: Re:Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 01735

Ms. Moreno,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a “party of record” per your request. Finally, I have shared your concerns with Julie Lawton
with Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you and have a nice weekend.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kirsten Moreno [mailto:kirstenmoreno@live.com]
Sent: Thursday, May 18, 2017 2:42 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Re:Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Mr. Sticka,
My name is Kirsten Moreno and I live at 17823 NE 109th CT., Redmond WA 98052. I would like to become a
party of record for the above project noted in the subject line.
As a resident of the Abbey Road community across from Emerald Heights, I am concerned about the proposed
3 story residential building along 176th Ave. NE. Our family has lived in this neighborhood for 12 years and
have come to love and appreciate the green spaces within our community. It is my understanding that Emerald
Heights has plenty of alternative space within their property limits where this structure could be built and not
affect homes/neighbors so close by. My concern is that the proposed building’s location will detract
significantly from the natural beauty of our neighborhood and also affect our property values which I’m sure the
city would not want to see happen.
Thank you for taking the time to read my concerns and hopefully take them in to consideration as Project
Planner for this project.
Warm Regards,
Kirsten Moreno
1
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From:
Sent:
To:
Subject:

Kirsten Moreno <kirstenmoreno@live.com>
Tuesday, June 13, 2017 10:04 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I am a party of record for this project and would like to submit the summary below of reasons why I do not believe the
current proposal of land use is a good fit for this neighborhood. There also seems to be many discrepancies throughout
their documentation with conflicting information. Does this indicate it was done sloppily or that they just didn't think
anyone would notice? Thank you for submitting my comments.
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of Redmond’s
regulations for environmental protection and mitigation.
• SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets. - Emerald Heights
cannot state there will be no additional traffic impacts. This is a statistical improbably with increased
housing.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby
schools. - our neighborhood feeds into Horace Mann Elem. which is a walking school. No busses provided.
• SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property adjacent to wooded area.
• SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.
• SEPA does not adequately address additional light pollutioncreated for adjacent residences across the street
on 176thAve NE.
Kirsten Moreno
Sent from my iPhone

Click here to report this email as spam.
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To:
Cc:
Subject:

Kirsten Moreno
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Ms. Moreno,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kirsten Moreno [mailto:kirstenmoreno@live.com]
Sent: Tuesday, June 13, 2017 10:04 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka,
I am a party of record for this project and would like to submit the summary below of reasons why I do not
believe the current proposal of land use is a good fit for this neighborhood. There also seems to be many
discrepancies throughout their documentation with conflicting information. Does this indicate it was done
sloppily or that they just didn't think anyone would notice? Thank you for submitting my comments.
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of
Redmond’s regulations for environmental protection and mitigation.
• SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets. - Emerald
Heights cannot state there will be no additional traffic impacts. This is a statistical improbably with
increased housing.
o Increased traffic will increase safety hazard to children and young adults who walk and bike to
nearby schools. - our neighborhood feeds into Horace Mann Elem. which is a walking school. No
busses provided.
• SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
o The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property adjacent to wooded
area.
1

• SEPA highlights destruction a large section of mature greenspace without
sufficient environmental mitigation.
• SEPA does not adequately address additional light pollutioncreated for adjacent residences across
the street on 176thAve NE.
Kirsten Moreno
Sent from my iPhone
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Kristina Bonadies <kristinabonadies@hotmail.com>
Thursday, May 25, 2017 11:22 AM
Benjamin Sticka
Party of Record -- Emerald Heights

Good Afternoon,
This email should serve as written notice that we would like to be noted as a "party of record" in the
expansion of the Emerald Heights facility. We are an Abbey Road family and are not at all in favor of such a
change to this residential neighborhood.
Brett & Kristina Bonadies
18019 NE 109th St.
Redmond, WA 98052
Sincerely,
Kristina Bonadies
Click here to report this email as spam.
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To:
Cc:
Subject:

Kristina Bonadies
Julie Lawton
RE: Party of Record -- Emerald Heights

Ms. Bonadies,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Kristina Bonadies [mailto:kristinabonadies@hotmail.com]
Sent: Thursday, May 25, 2017 11:22 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Party of Record -- Emerald Heights

Good Afternoon,
This email should serve as written notice that we would like to be noted as a "party of record" in the
expansion of the Emerald Heights facility. We are an Abbey Road family and are not at all in favor of such a
change to this residential neighborhood.
Brett & Kristina Bonadies
18019 NE 109th St.
Redmond, WA 98052
Sincerely,
Kristina Bonadies
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Lance Hood <lancehood10@gmail.com>
Monday, May 29, 2017 8:30 PM
Benjamin Sticka
Objection to Emerald Heights Assisted Living Facilty Plans

I am writing to become a party of record in regard to the proposed construction of a large assisted living facility along
176th Ave NE. This proposal is inconsistent with the environment and design of the Abby Road community. The proposal
violates multiple zoning codes and the comprehensive plan for the City of Redmond. I encourage the city to reject this
proposal and ask Emerald Heights to develop an alternative proposal that fits within the residential community of Abby
Road/Education Hill.
Please include me as a party of record for this issue.
Lance Hood
17909 NE 106th Court
Redmond, WA 98052

Click here to report this email as spam.
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To:
Subject:

Lance Hood
RE: Objection to Emerald Heights Assisted Living Facilty Plans

Dear Mr. Hood,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Lance Hood [mailto:lancehood10@gmail.com]
Sent: Monday, May 29, 2017 8:30 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Objection to Emerald Heights Assisted Living Facilty Plans
I am writing to become a party of record in regard to the proposed construction of a large assisted living facility along
176th Ave NE. This proposal is inconsistent with the environment and design of the Abby Road community. The proposal
violates multiple zoning codes and the comprehensive plan for the City of Redmond. I encourage the city to reject this
proposal and ask Emerald Heights to develop an alternative proposal that fits within the residential community of Abby
Road/Education Hill.
Please include me as a party of record for this issue.
Lance Hood
17909 NE 106th Court
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Laura Drover <laura.drover@hotmail.com>
Saturday, May 20, 2017 10:16 AM
Benjamin Sticka
Emerald Heights proposed expansion

Hello Mr. Sticka
I'm writing to request that I would like to become a party of record in regards to the proposed new "3 Level
Assisted Living Building with a Skybridge connecting to an Existing Independent Living Building" at Emerald
Heights.
I, along with many others in my neighbourhood, have quite a few concerns regarding the construction of such
a large structure in the manner in which it has been put forward. The disruption (traffic & noise) during
construction will be significant to residents & through-traffic (foot, bike & vehicular). The destruction of
mature trees & green space along 176th NE will increase noise & light pollution, as well as decrease the quality
of life for residents & wildlife. The multi-story structure design is more consistent with downtown Redmond
higher-density planning & does not fit in with a long-established single-family community. City plans show that
Emerald Heights could possibly build this same structure within their property away from 176th Ave NE,
thereby alleviating some of these problems that would detract from the natural beauty of our neighbourhood,
as well as our property values.
Thank you for your time & consideration,
Laura Drover
10711 177th CT NE
Abbey Road
Redmond, 98052
Re.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Click here to report this email as spam.
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To:
Cc:
Subject:

Laura Drover
Julie Lawton
RE: Emerald Heights proposed expansion

Ms. Drover,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Laura Drover [mailto:laura.drover@hotmail.com]
Sent: Saturday, May 20, 2017 10:16 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights proposed expansion

Hello Mr. Sticka
I'm writing to request that I would like to become a party of record in regards to the proposed new "3 Level
Assisted Living Building with a Skybridge connecting to an Existing Independent Living Building" at Emerald
Heights.
I, along with many others in my neighbourhood, have quite a few concerns regarding the construction of such
a large structure in the manner in which it has been put forward. The disruption (traffic & noise) during
construction will be significant to residents & through-traffic (foot, bike & vehicular). The destruction of
mature trees & green space along 176th NE will increase noise & light pollution, as well as decrease the quality
of life for residents & wildlife. The multi-story structure design is more consistent with downtown Redmond
higher-density planning & does not fit in with a long-established single-family community. City plans show that
Emerald Heights could possibly build this same structure within their property away from 176th Ave NE,
thereby alleviating some of these problems that would detract from the natural beauty of our neighbourhood,
as well as our property values.
Thank you for your time & consideration,
Laura Drover
10711 177th CT NE
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Abbey Road
Redmond, 98052
Re.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Lauren M <laurenm@live.com>
Monday, May 29, 2017 4:11 PM
Benjamin Sticka
MayorCouncil
New Emerald Heights Assisted Living Facility

Hello,
I would like to be added as a party of record regarding the planned Assisted Living Facility
by Emerald Heights. The project is not in compliance with the Zoning Codes and the Comprehensive Plan of the
City of Redmond, specifically the following:
•
• RZC 21.08.C.5.a: Design and Development Standards. Developments shall be designed to project a residential, rather
than institutional, appearance through architectural design, landscaping, the use of building materials, and surface
length. Multiple structures are encouraged instead of large single structures to promote compatibility with surrounding
residential neighborhoods. Site design, building placement, and perimeter landscape treatments shall screen the
portions of the development, which are different in appearance from single-family dwellings from abutting single-family
dwellings.
•
• Non-compliance: The contemporary design projects an institutional rather than residential appearance. The large,
monolithic structure is in direct contrast to the requirement for multiple structures, and is more suited to placement in
the City’s designated Urban Centers and not in a neighborhood of single family homes. Placement of the new building
immediately adjacent to 176th Ave NE precludes the ability to adequately screen the building from the neighborhood.
RZC 21.08.D.2: Approval Criteria. The design, scale, and appearance of the development is consistent with the character
of the existing and planned neighborhood in which it may be located.
Non-compliance: A three-story, monolithic building is entirely inconsistent with the character of the Abbey Road
neighborhood and the surrounding community. The architecture of the new building is not consistent with the
traditional character of the Abbey Road community. The existing Emerald Heights buildings that are visible to 176th
include traditional elements such as 1 or 2 stories, smaller footprints, gabled roofs, wood balconies, and brick.

Thank you,
Lauren Moynihan
10604 176Th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Tuesday, May 30, 2017 9:40 AM
'Lauren M'
Julie Lawton
RE: New Emerald Heights Assisted Living Facility

Mrs. Moynihan,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Lauren M [mailto:laurenm@live.com]
Sent: Monday, May 29, 2017 4:11 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: New Emerald Heights Assisted Living Facility

Hello,
I would like to be added as a party of record regarding the planned Assisted Living Facility
by Emerald Heights. The project is not in compliance with the Zoning Codes and the Comprehensive Plan of the
City of Redmond, specifically the following:
•
• RZC 21.08.C.5.a: Design and Development Standards. Developments shall be designed to project a residential, rather
than institutional, appearance through architectural design, landscaping, the use of building materials, and surface
length. Multiple structures are encouraged instead of large single structures to promote compatibility with surrounding
residential neighborhoods. Site design, building placement, and perimeter landscape treatments shall screen the
portions of the development, which are different in appearance from single-family dwellings from abutting single-family
dwellings.
•
• Non-compliance: The contemporary design projects an institutional rather than residential appearance. The large,
monolithic structure is in direct contrast to the requirement for multiple structures, and is more suited to placement in
the City’s designated Urban Centers and not in a neighborhood of single family homes. Placement of the new building
immediately adjacent to 176th Ave NE precludes the ability to adequately screen the building from the neighborhood.
RZC 21.08.D.2: Approval Criteria. The design, scale, and appearance of the development is consistent with the character
of the existing and planned neighborhood in which it may be located.
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Non-compliance: A three-story, monolithic building is entirely inconsistent with the character of the Abbey Road
neighborhood and the surrounding community. The architecture of the new building is not consistent with the
traditional character of the Abbey Road community. The existing Emerald Heights buildings that are visible to 176th
include traditional elements such as 1 or 2 stories, smaller footprints, gabled roofs, wood balconies, and brick.

Thank you,
Lauren Moynihan
10604 176Th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Lisa Sheffield <lisa@kellysheffield.com>
Tuesday, May 30, 2017 12:37 PM
Benjamin Sticka
MayorCouncil
Subject: Emerald Heights AL and IL Bldg - File # LAND - 2016 - 01735

Mr. Benjamin Sticka,
My name is Lisa Sheffield and I live across the street from the proposed location of the structure currently being planned
(I live in one of the houses inside the yellow box, below).
I have deep concerns about the choice of location as it will have a dramatic impact on my day to day life - viewing a
three story building from my home rather than trees which I see today and having people be able easily view into my
bedrooms, living areas and yard which are presently very private. This will certainly impact my home value as well but
that is secondary to the impact to me and my family's privacy.
I would like to request that I be included as a 'party of record' so that I can be kept informed of future actions.
Thank you.
Lisa Sheffield
10835 177th CT NE
Redmond, WA 98052

Sent from my iPhone

Click here to report this email as spam.
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To:
Cc:
Subject:

Lisa Sheffield
Julie Lawton
RE: Subject: Emerald Heights AL and IL Bldg - File # LAND - 2016 - 01735

Dear Lisa Sheffield,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Lisa Sheffield [mailto:lisa@kellysheffield.com]
Sent: Tuesday, May 30, 2017 12:37 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Subject: Emerald Heights AL and IL Bldg - File # LAND - 2016 - 01735

Mr. Benjamin Sticka,
My name is Lisa Sheffield and I live across the street from the proposed location of the structure currently being
planned (I live in one of the houses inside the yellow box, below).
I have deep concerns about the choice of location as it will have a dramatic impact on my day to day life viewing a three story building from my home rather than trees which I see today and having people be able
easily view into my bedrooms, living areas and yard which are presently very private. This will certainly impact
my home value as well but that is secondary to the impact to me and my family's privacy.
I would like to request that I be included as a 'party of record' so that I can be kept informed of future actions.
Thank you.
Lisa Sheffield
10835 177th CT NE
Redmond, WA 98052
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Sent from my iPhone
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Lisa Sheffield <lisa@kellysheffield.com>
Tuesday, June 13, 2017 11:15 AM
Benjamin Sticka
Mayor (Internet)
SEPA Comments for Emerald Heights LAND 2016-01735

> Mr. Sticka,
> I lived directly across 176th Ave from the new, proposed Emerald Heights structure and will be directly and
significantly impacted. I have reviewed Emerald Height's SEPA DNS report and continue to have concerns, shared with
many of my neighbors, about the proposed expansion. Please add my comments below into the public record.
> I urge you to reconsider the city's position on this proposal at the upcoming Design Review.
>
> Summary of Objection: Emerald Heights has not adequately supported their position that they have met all of
Redmond's regulations for environmental protection and mitigation.
>
> * SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
> * Expansion will push additional traffic burden onto surrounding residential streets.
> * Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby schools.
> * SEPA does not adequately support the argument that the structure is integrated into the existing neighborhood.
> * The building's contemporary design elements clash with well-established neighborhoods in close visual proximity.
> * The building's physical size is disproportionate to nearby homes.
> * The building is not well screened.
> * The building would be better suited to a hidden, western edge of their property adjacent to wooded area.
> * SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.
> * SEPA does not adequately address additional light pollution created for adjacent residences across the street on
176th Ave NE.
>
> Detailed SEPA DNS Errors/Omissions
>
> 1. Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after project construction.
>
>
>
> Emerald Heights states that 38% of the final area will include pervious land.
>
> This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very small portion of the build
area will include plantings. An estimated <10% of land will be replanted.
>
>
>
> I also ask the city to consider that Emerald Height's R6 zone expansion calculation appears to be based on its entire 38acre property even though more than half of their acreage is Class II stream/Critical area and unbuildable. In an attempt
to maximize profit, they are pushing high density structures to the edges of their buildable land. If the purpose of the
zoning control is to maintain even and aesthetically acceptable building patterns across discontinuous land use areas,
their proposal is a failure.
>
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>
>
> Instead, I suggest they convert the buildable land on their western boundary that currently houses 4 single residence
cottages into higher density development. In this way, the large structure would be shielded from nearby communities.
Relocating displaced cottages to their eastern border could be accommodated with less screening and more overall
harmony with the surrounding neighborhood near 176th Ave NE.
>
>
> 1. Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration of runoff to recharge
associated stream during the summer months.
>
>
>
> Emerald Heights claims to "maximize landscaped area and retain existing vegetation to maximum extent feasible", yet
they also state on page 11 of SEPA that 100% of the existing vegetation will be removed from site. These statements are
mutually exclusive of one another.
>
>
>
> Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed into a small bump out in
front of a small portion of the structure. Their answer to this question is far overstated.
>
>
> 1. Section B, Item 4c (page 12): Provide the number of significant and landmark trees located on site...
>
>
>
> Emerald Heights states that "87.7% trees [will be] saved" but this conflicts with other documents they have provided.
Per their Arborist study, "126 significant trees were identified" in the build area and only 3 trees are proposed to be
saved in this construction area (2% of existing trees will be retained, not 87%). The addition of 4 new deciduous trees
and a number of smaller "evergreen trees" is a perfunctory gesture that fails to maintain the spirit of the SEPA intent.
>
>
> 1. Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance vegetation of the
site.
>
>
>
> Emerald Heights states "Many of the shrubs and groundcovers are natives and all are in harmony with the lush and
natural aesthetic of the surrounding landscape". Their statement is incorrect. The proposal removes 98% of existing
vegetation and replaces it with a 3-story monstrosity with poor attention to plantings near the base of the structure.
Replacement trees will never reach mature height given constraints imposed by the new structure. There is very little
preserved and nothing in this build area is enhanced with this proposal.
>
>
> 1. Section B, Item 5a (page 13): affected animals
>
>
>
> Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly decreasing due to explosive
growth on 116th Ave and nearby.
>
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>
>
> In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby Greystone neighborhood on
Emerald Heights northern border.
>
>
> 1. Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
>
>
>
> Emerald Heights states "trees replaced on site will include minimum of 30% evergreens...". This is a misleading and
deceptive statistic. I believe they are indicating the % of new plantings that will include evergreens. This is not the same
as the % of total plants on the site.
>
>
> 1. Section B, item 8c (page 16): Describe and structures on site:
>
>
>
> Emerald Heights suggests their buildings "have a residential quality to them". This is subjective, and I find Emerald
Height's depiction absurd. How have they determined the building has a "residential quality to them"? I could just as
easily say the building has a "Depressing Monolith Communist-Bloc Architecture quality to them."
>
>
> 1. Section B, Item 8i (page 17): How many people would reside or work in the completed project
>
>
>
> Emerald Heights has omitted increased work staff needed at the new facility. This should be factored into the traffic
impact calculations. This is relevant, as I am already aware of existing Emerald Heights staff illegally parking on NE 108th
Ave during work hours. Do they have sufficient parking in place today? If they are not planning for it in SEPA, is the City
not getting full disclosure?
>
>
> 1. Section B, Item 10 (page 19): Aesthetics - what views in the immediate vicinity would be altered or obstructed?
>
>
>
> Emerald Height response is "views for the neighboring developments will not be altered". This is grotesquely false.
How can the City approve such an obviously incorrect statement? Please refer to previous complaints from Abbey Road
HOA petition (>150 signatures) and the 80+ emails your office has received on this topic.
>
>
>
> Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA questions in
context to their isolated community. Hundreds of community members outside their property are impacted by this
plan. Their proposed structure does not attempt to match the look and feel of neighboring communities. How can the
SEPA not capture that critical impact?
>
>
> 1. Section B, Item 11a, 11b (page 20): Light and Glare - what type of light or glare will the proposal produce?
>
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>
>
> The structure will create light pollution for me in my home on 177th Ct NE. This is not adequately addressed in
Emerald Height's response.
>
>
>
> The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all nuisance lighting from
Emerald Heights facility at night. This canopy would be removed to accommodate the new building. Window blinds
alone are not sufficient.
>
>
>
> The renderings of the future views are based on a 10-year projection. The immediate plantings would be small and
would provide almost no screening. In addition, a large number of deciduous trees are proposed and will provide no
screening in fall and winter months.
>
>
> 1. Section B, Item 14e (page 22): Transportation - weekly vehicular trips per day
>
>
>
> SEPA says" there would be no change in the traffic generated..." False.
>
>
>
>*
The 2010 traffic report uses a 2% growth assumption which does not match the recent growth patterns near this
property. Consider the explosive growth in past 7years along NE 116th St. This has significantly affected traffic patterns
on adjacent roads. Jeff Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road HOA with
relevant traffic study data from 2013 and 2016.
>
> o Emerald Height's 2010 traffic report claims an average of 959 cars/day.
>
> o Redmond City's 2013 traffic report calls out 1313 cars/day. (37% growth in 3yrs).
>
> o Redmond City's 2016 traffic report calls out 1437 cars/day. (50% growth in 6yrs).
>
> o The latter two studies are not taken into account in Emerald Height's SEPA plan.
>
>*
The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars enter Abbey Road on north
side of Emerald Heights at peak PM rush hour. I drive this route daily, and can emphatically state this is incorrect.
During the 5 minutes it usually takes me transverse this length of road, I encounter a backup of at least 5 cars at the
172nd Ave NE intersection. To clarify: I see 5 cars in 5 minutes, not 5 cars over the span of 4 peak transit hours. The
2010 study is not a sound basis to support SEPA DNS.
>
>
>
>*
The 2010 report claims no significant traffic accidents had occurred and uses that conclusion to extrapolate risks
through 2020! I know from direct observation there have been multiple accidents on this road in past 7 years. An
increased traffic burden from this construction puts additional cars on the road and the safety of children who walk and
bike to school at risk. Has Emerald Heights collected data from Redmond Police to support their position? If not, why
not?
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>
>
>
>*
Increased traffic volume and high rate of speeds observed on 176th Ave have been mentioned multiple times to
the City of Redmond by the Abbey Road HOA. At the April HOA meeting, the HOA members voiced support for traffic
calming measures, and this feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not heard
of any concrete plans to mitigate these concerns. Adding additional residences at Emerald Heights will increase traffic
from new residents, additional visitors and staff members. This will tax an already dangerous corridor that the City of
Redmond has already identified. I do not see this highlighted in SEPA DNS.
>
>
> 1. Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts
>
>
>
> Emerald Heights discusses no plan to address increase in # of visitors, the increased number of staff, or increased
number of persons in independent living. In 2013, Emerald Heights expanded the size of their Independent Living units
without any traffic mitigation efforts on 176th Ave. the increase in traffic volume between 2013 and 2016 are
correlated to these unit construction, yet the City did not appropriately hold Emerald Heights accountable for this
burden.
>
>
> 1. Section B, Item 15 (page 23): Would the project result in an increased need for public services?
>
>
>
> Emerald Heights states "no". how can this be? They plan to increase the population density at the site, but not plan
for increased need for public services? Absurd!
>
> Thank you,
> Lisa Sheffield
> 10835 177th CT NE (Abbey Road)
> Redmond, WA 98052
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To:
Cc:
Subject:

Lisa Sheffield
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Lisa Sheffield,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

-----Original Message----From: Lisa Sheffield [mailto:lisa@kellysheffield.com]
Sent: Tuesday, June 13, 2017 11:15 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Mayor (Internet) <Mayor@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

> Mr. Sticka,
> I lived directly across 176th Ave from the new, proposed Emerald Heights structure and will be directly and
significantly impacted. I have reviewed Emerald Height's SEPA DNS report and continue to have concerns, shared with
many of my neighbors, about the proposed expansion. Please add my comments below into the public record.
> I urge you to reconsider the city's position on this proposal at the upcoming Design Review.
>
> Summary of Objection: Emerald Heights has not adequately supported their position that they have met all of
Redmond's regulations for environmental protection and mitigation.
>
> * SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
> * Expansion will push additional traffic burden onto surrounding residential streets.
> * Increased traffic will increase safety hazard to children and young adults who walk and bike to nearby schools.
> * SEPA does not adequately support the argument that the structure is integrated into the existing neighborhood.
> * The building's contemporary design elements clash with well-established neighborhoods in close visual proximity.
> * The building's physical size is disproportionate to nearby homes.
> * The building is not well screened.
> * The building would be better suited to a hidden, western edge of their property adjacent to wooded area.
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> * SEPA highlights destruction a large section of mature greenspace without sufficient environmental mitigation.
> * SEPA does not adequately address additional light pollution created for adjacent residences across the street on
176th Ave NE.
>
> Detailed SEPA DNS Errors/Omissions
>
> 1. Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after project construction.
>
>
>
> Emerald Heights states that 38% of the final area will include pervious land.
>
> This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very small portion of the build
area will include plantings. An estimated <10% of land will be replanted.
>
>
>
> I also ask the city to consider that Emerald Height's R6 zone expansion calculation appears to be based on its entire 38acre property even though more than half of their acreage is Class II stream/Critical area and unbuildable. In an attempt
to maximize profit, they are pushing high density structures to the edges of their buildable land. If the purpose of the
zoning control is to maintain even and aesthetically acceptable building patterns across discontinuous land use areas,
their proposal is a failure.
>
>
>
> Instead, I suggest they convert the buildable land on their western boundary that currently houses 4 single residence
cottages into higher density development. In this way, the large structure would be shielded from nearby communities.
Relocating displaced cottages to their eastern border could be accommodated with less screening and more overall
harmony with the surrounding neighborhood near 176th Ave NE.
>
>
> 1. Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration of runoff to recharge
associated stream during the summer months.
>
>
>
> Emerald Heights claims to "maximize landscaped area and retain existing vegetation to maximum extent feasible", yet
they also state on page 11 of SEPA that 100% of the existing vegetation will be removed from site. These statements are
mutually exclusive of one another.
>
>
>
> Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed into a small bump out in
front of a small portion of the structure. Their answer to this question is far overstated.
>
>
> 1. Section B, Item 4c (page 12): Provide the number of significant and landmark trees located on site...
>
>
>
> Emerald Heights states that "87.7% trees [will be] saved" but this conflicts with other documents they have provided.
Per their Arborist study, "126 significant trees were identified" in the build area and only 3 trees are proposed to be
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saved in this construction area (2% of existing trees will be retained, not 87%). The addition of 4 new deciduous trees
and a number of smaller "evergreen trees" is a perfunctory gesture that fails to maintain the spirit of the SEPA intent.
>
>
> 1. Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or enhance vegetation of the
site.
>
>
>
> Emerald Heights states "Many of the shrubs and groundcovers are natives and all are in harmony with the lush and
natural aesthetic of the surrounding landscape". Their statement is incorrect. The proposal removes 98% of existing
vegetation and replaces it with a 3-story monstrosity with poor attention to plantings near the base of the structure.
Replacement trees will never reach mature height given constraints imposed by the new structure. There is very little
preserved and nothing in this build area is enhanced with this proposal.
>
>
> 1. Section B, Item 5a (page 13): affected animals
>
>
>
> Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly decreasing due to explosive
growth on 116th Ave and nearby.
>
>
>
> In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby Greystone neighborhood on
Emerald Heights northern border.
>
>
> 1. Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
>
>
>
> Emerald Heights states "trees replaced on site will include minimum of 30% evergreens...". This is a misleading and
deceptive statistic. I believe they are indicating the % of new plantings that will include evergreens. This is not the same
as the % of total plants on the site.
>
>
> 1. Section B, item 8c (page 16): Describe and structures on site:
>
>
>
> Emerald Heights suggests their buildings "have a residential quality to them". This is subjective, and I find Emerald
Height's depiction absurd. How have they determined the building has a "residential quality to them"? I could just as
easily say the building has a "Depressing Monolith Communist-Bloc Architecture quality to them."
>
>
> 1. Section B, Item 8i (page 17): How many people would reside or work in the completed project
>
>
>
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> Emerald Heights has omitted increased work staff needed at the new facility. This should be factored into the traffic
impact calculations. This is relevant, as I am already aware of existing Emerald Heights staff illegally parking on NE 108th
Ave during work hours. Do they have sufficient parking in place today? If they are not planning for it in SEPA, is the City
not getting full disclosure?
>
>
> 1. Section B, Item 10 (page 19): Aesthetics - what views in the immediate vicinity would be altered or obstructed?
>
>
>
> Emerald Height response is "views for the neighboring developments will not be altered". This is grotesquely false.
How can the City approve such an obviously incorrect statement? Please refer to previous complaints from Abbey Road
HOA petition (>150 signatures) and the 80+ emails your office has received on this topic.
>
>
>
> Emerald Heights position on their expansion ignores the adjacent communities. They answer SEPA questions in
context to their isolated community. Hundreds of community members outside their property are impacted by this
plan. Their proposed structure does not attempt to match the look and feel of neighboring communities. How can the
SEPA not capture that critical impact?
>
>
> 1. Section B, Item 11a, 11b (page 20): Light and Glare - what type of light or glare will the proposal produce?
>
>
>
> The structure will create light pollution for me in my home on 177th Ct NE. This is not adequately addressed in
Emerald Height's response.
>
>
>
> The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all nuisance lighting from
Emerald Heights facility at night. This canopy would be removed to accommodate the new building. Window blinds
alone are not sufficient.
>
>
>
> The renderings of the future views are based on a 10-year projection. The immediate plantings would be small and
would provide almost no screening. In addition, a large number of deciduous trees are proposed and will provide no
screening in fall and winter months.
>
>
> 1. Section B, Item 14e (page 22): Transportation - weekly vehicular trips per day
>
>
>
> SEPA says" there would be no change in the traffic generated..." False.
>
>
>
>*
The 2010 traffic report uses a 2% growth assumption which does not match the recent growth patterns near this
property. Consider the explosive growth in past 7years along NE 116th St. This has significantly affected traffic patterns
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on adjacent roads. Jeff Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road HOA with
relevant traffic study data from 2013 and 2016.
>
> o Emerald Height's 2010 traffic report claims an average of 959 cars/day.
>
> o Redmond City's 2013 traffic report calls out 1313 cars/day. (37% growth in 3yrs).
>
> o Redmond City's 2016 traffic report calls out 1437 cars/day. (50% growth in 6yrs).
>
> o The latter two studies are not taken into account in Emerald Height's SEPA plan.
>
>*
The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars enter Abbey Road on north
side of Emerald Heights at peak PM rush hour. I drive this route daily, and can emphatically state this is incorrect.
During the 5 minutes it usually takes me transverse this length of road, I encounter a backup of at least 5 cars at the
172nd Ave NE intersection. To clarify: I see 5 cars in 5 minutes, not 5 cars over the span of 4 peak transit hours. The
2010 study is not a sound basis to support SEPA DNS.
>
>
>
>*
The 2010 report claims no significant traffic accidents had occurred and uses that conclusion to extrapolate risks
through 2020! I know from direct observation there have been multiple accidents on this road in past 7 years. An
increased traffic burden from this construction puts additional cars on the road and the safety of children who walk and
bike to school at risk. Has Emerald Heights collected data from Redmond Police to support their position? If not, why
not?
>
>
>
>*
Increased traffic volume and high rate of speeds observed on 176th Ave have been mentioned multiple times to
the City of Redmond by the Abbey Road HOA. At the April HOA meeting, the HOA members voiced support for traffic
calming measures, and this feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not heard
of any concrete plans to mitigate these concerns. Adding additional residences at Emerald Heights will increase traffic
from new residents, additional visitors and staff members. This will tax an already dangerous corridor that the City of
Redmond has already identified. I do not see this highlighted in SEPA DNS.
>
>
> 1. Section B, Item 14f (page 23): Proposed measures to reduce or control transportation impacts
>
>
>
> Emerald Heights discusses no plan to address increase in # of visitors, the increased number of staff, or increased
number of persons in independent living. In 2013, Emerald Heights expanded the size of their Independent Living units
without any traffic mitigation efforts on 176th Ave. the increase in traffic volume between 2013 and 2016 are
correlated to these unit construction, yet the City did not appropriately hold Emerald Heights accountable for this
burden.
>
>
> 1. Section B, Item 15 (page 23): Would the project result in an increased need for public services?
>
>
>
> Emerald Heights states "no". how can this be? They plan to increase the population density at the site, but not plan
for increased need for public services? Absurd!
5

>
> Thank you,
> Lisa Sheffield
> 10835 177th CT NE (Abbey Road)
> Redmond, WA 98052
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From:
Sent:
To:
Subject:

MANAJI SUZUKI <MANAJI9@msn.com>
Friday, May 19, 2017 5:25 PM
Benjamin Sticka
Emerald Heights Expansion Protest

Dear Mr Sticka
My name is Manaji M. Suzuki. I reside @ 10914 177th CT NE Redmond 98052 in the culdesac closest to the
proposed new assisted living building. I would like to become a party of record.
I am writing to express my opposition for the building in this location for these reasons:
1) The building will infringe on the privacy of the houses directly across the street. The privacy goes both ways;
I'm sure the tenants of the assisted living facility wouldn't appreciate people looking directly into their
windows either.
2) The architectural style is not in keeping with the character of the rest of the neighborhood and, being in full
unopposed view, will change the quiet, residential, family centered charm of Abby Road to one being more
urban in nature.
3) Natural vegetation and trees will be taken down creating a more imposing presence of the proposed
facility.
4) All of the above will significant decrease the property values of the homes, not just of those across the
street but of the entire Abby Road community which is fiercely sought after for it's privacy features of not
having a house directly behind you, larger lot sizes, good school districts and communal feel.
5) Construction in this location will create safety concerns for our children who are in the Horace Mann School
District which is a walking school (no bus service). There have already been several accidents coming out of
the Banbury Lane neighborhood
Appreciate the consideration and forwarding of our concerns. Building of the structure in this location will
destroy the ambiance of Abby Road. It is not welcomed. Respectfully requesting the new building either be
built in a different location on the property or significantly invest in privacy features so that it is not visible
from the street.
Thank you for you time. Manaji Suzuki
Click here to report this email as spam.
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To:
Cc:
Subject:

MANAJI SUZUKI
Julie Lawton
RE: Emerald Heights Expansion Protest

Dear Manaji Suzuki,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.
Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: MANAJI SUZUKI [mailto:MANAJI9@msn.com]
Sent: Friday, May 19, 2017 5:25 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights Expansion Protest

Dear Mr Sticka
My name is Manaji M. Suzuki. I reside @ 10914 177th CT NE Redmond 98052 in the culdesac closest to the
proposed new assisted living building. I would like to become a party of record.
I am writing to express my opposition for the building in this location for these reasons:
1) The building will infringe on the privacy of the houses directly across the street. The privacy goes both ways;
I'm sure the tenants of the assisted living facility wouldn't appreciate people looking directly into their
windows either.
2) The architectural style is not in keeping with the character of the rest of the neighborhood and, being in full
unopposed view, will change the quiet, residential, family centered charm of Abby Road to one being more
urban in nature.
3) Natural vegetation and trees will be taken down creating a more imposing presence of the proposed
facility.
4) All of the above will significant decrease the property values of the homes, not just of those across the
street but of the entire Abby Road community which is fiercely sought after for it's privacy features of not
having a house directly behind you, larger lot sizes, good school districts and communal feel.
5) Construction in this location will create safety concerns for our children who are in the Horace Mann School
District which is a walking school (no bus service). There have already been several accidents coming out of
the Banbury Lane neighborhood
1

Appreciate the consideration and forwarding of our concerns. Building of the structure in this location will
destroy the ambiance of Abby Road. It is not welcomed. Respectfully requesting the new building either be
built in a different location on the property or significantly invest in privacy features so that it is not visible
from the street.
Thank you for you time. Manaji Suzuki
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

MANAJI SUZUKI <MANAJI9@msn.com>
Wednesday, June 14, 2017 10:32 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka
I am writing to object to the SEPA comments in regards to the new Emerald Heights expansion for the assisted
living building and it's impact on the land.
Emerald Heights has not adequately supported their position that they have met all of Redmond’s
regulations for environmental protection and mitigation.
·1) SEPA uses an outdated traffic impact study from 2010 based on incorrect growth assumptions. As it
states there will be no traffic impact, common sense would argue that would be impossible as there would
be an additional 200+ residents of this new facility, nursing and ancillary staff for them, visiting family,
delivery parcel traffic, building & grounds staff... all would be new hires/residents and family increasing
traffic. This increased traffic would create a safety hazard to children and young adults to walk and bike to
the nearby schools. Horace Mann Elementary is a walking school (no bus service) and the "Abby Road"
development is within their district. We walk our children to school every day and it already is perilous
crossing 176th street sometimes especially in front of Bunbury Lane/Emerald Heights where bushes obscure
visibility for cars at a child's height. There are also no speed bumps to manage flow and it has long been a
complaint of the Abby Road residents that cars frequently exceed the assigned speed limit on 176th
st. Redmond Middle School and High School also do not provide bus service to Abby Road as it is within 1
mile of the schools thus many students walk or ride their bikes to school Many families, including residents
of Emerald Heights enjoy walking on 176th street crossing to the Powerline Trail. 176th Street has
heavy pedestrian traffic. The new EH building will exponentially increase the amount of traffic to this area
and is incorrectly addressed by the SEPA comments. For this reason we have grave safety concerns.
2) Expansion will push additional traffic burden onto surrounding residential streets. This was already
experience during EH last expansion with workers parking in our neighborhoods and along the Powerline
Trail. There was much littering and noise traffic that was accommodated by the residents during this
process. That was only for EH's gym which did not increase their census. For a structure that will increase
EH's residence population, this traffic burden will be permanent.
·3) SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
It is not integrated at all in its architectural design nor landscaping. Because of it's massive size, height, and
close proximity to the property line (15 feet) it will be the only "view" towering over the height of all the
surrounding homes with 24/7 noise and light pollution. The current woodland perimeter would be
eliminated and replaced by building. It is not integrated to the tree lined 176th street nor the
neighborhoods who kept planned greenbelt space with connecting maintained trails between the different
subdivisions of the Abby Road community as part of its character.
4) The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity. Section B, item 8c (page 16): Describe and structures on site: Emerald Heights suggests their
1

buildings “have a residential quality to them”. The new facility is very urban in style and ,while perhaps
residential in downtown Redmond, is not fitting in the Abby Road community. As the new facility is not
shielded from view and massive in size and height, it projects an imposing presence that is not fitting to the
residential quiet private feel of this neighborhood.
5) The building’s physical size is disproportionate to nearby homes. Per the SEPA application: “The buildings
will not exceed 35’ in height except items allowed by code” however drawing show the facility approaching
50 feet in some parts of the building and exceeding the 35 feet height restriction.
6)The building is not well screened. As shown in EH's Tree Preservation Plan: there are no trees preserved
on the east side of the building. In fact, hardly any trees are saved (5?) as shown by the circles with "x" to
mark trees to be taken down:

2

7) The building would be better suited to a hidden, western edge of their property adjacent to wooded
area. Emerald Heights owns 38 acres with close proximity to their west wing of the main independent living
structure which could equally provide the same access but not be imposing on the Abby Road
neighborhood.
3

8) SEPA highlights destruction a large section of mature greenspace without sufficient environmental
mitigation. As shown above. There is no real preservation.
9) SEPA does not adequately address additional light pollution created for adjacent residences across the
street on 176th Ave NE. As this will be an assisted living facility, adequate lighting must be provided for
safety within and surround the building for ambulation, navigation, decreasing disorientation for dementia
patients, and probably for aesthetics. As there is no landscaping that can shield light from a 50' building,
this will impose light pollution directly into the bedrooms of the homes on 176th street. There will be no
privacy for these homeowners as the windows of the EH residents will peer directly into the windows of
these home less than 200 feet away. Additionally, the increased traffic on 176th street will impose noise
pollution all hours of the day for both the residents of the EH assisted living facility and the homeowners of
Abby Road. Studies have shown adverse health impacts to mental health, blood pressure and stress with
increased population density and noise pollution. It cannot be good for either the EH residents nor Abby
Road homeowners.
Thank you for accepting these comments and complaints. We respectfully ask reinvestigation to
environmental impacts that this new facility will impose as there are many flaws/false reports in EH
application.
Sincerely, Manaji M. Suzuki, M.D.

Click here to report this email as spam.
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To:
Cc:
Subject:

MANAJI SUZUKI
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Manaji Suzuki,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: MANAJI SUZUKI [mailto:MANAJI9@msn.com]
Sent: Wednesday, June 14, 2017 10:32 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Sticka
I am writing to object to the SEPA comments in regards to the new Emerald Heights expansion for the assisted
living building and it's impact on the land.
Emerald Heights has not adequately supported their position that they have met all of Redmond’s
regulations for environmental protection and mitigation.
·1) SEPA uses an outdated traffic impact study from 2010 based on incorrect growth assumptions. As it
states there will be no traffic impact, common sense would argue that would be impossible as there would
be an additional 200+ residents of this new facility, nursing and ancillary staff for them, visiting family,
delivery parcel traffic, building & grounds staff... all would be new hires/residents and family increasing
traffic. This increased traffic would create a safety hazard to children and young adults to walk and bike to
the nearby schools. Horace Mann Elementary is a walking school (no bus service) and the "Abby Road"
development is within their district. We walk our children to school every day and it already is perilous
crossing 176th street sometimes especially in front of Bunbury Lane/Emerald Heights where bushes obscure
visibility for cars at a child's height. There are also no speed bumps to manage flow and it has long been a
complaint of the Abby Road residents that cars frequently exceed the assigned speed limit on 176th
st. Redmond Middle School and High School also do not provide bus service to Abby Road as it is within 1
mile of the schools thus many students walk or ride their bikes to school Many families, including residents
of Emerald Heights enjoy walking on 176th street crossing to the Powerline Trail. 176th Street has
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heavy pedestrian traffic. The new EH building will exponentially increase the amount of traffic to this area
and is incorrectly addressed by the SEPA comments. For this reason we have grave safety concerns.
2) Expansion will push additional traffic burden onto surrounding residential streets. This was already
experience during EH last expansion with workers parking in our neighborhoods and along the Powerline
Trail. There was much littering and noise traffic that was accommodated by the residents during this
process. That was only for EH's gym which did not increase their census. For a structure that will increase
EH's residence population, this traffic burden will be permanent.
·3) SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
It is not integrated at all in its architectural design nor landscaping. Because of it's massive size, height, and
close proximity to the property line (15 feet) it will be the only "view" towering over the height of all the
surrounding homes with 24/7 noise and light pollution. The current woodland perimeter would be
eliminated and replaced by building. It is not integrated to the tree lined 176th street nor the
neighborhoods who kept planned greenbelt space with connecting maintained trails between the different
subdivisions of the Abby Road community as part of its character.
4) The building’s contemporary design elements clash with well-established neighborhoods in close visual
proximity. Section B, item 8c (page 16): Describe and structures on site: Emerald Heights suggests their
buildings “have a residential quality to them”. The new facility is very urban in style and ,while perhaps
residential in downtown Redmond, is not fitting in the Abby Road community. As the new facility is not
shielded from view and massive in size and height, it projects an imposing presence that is not fitting to the
residential quiet private feel of this neighborhood.
5) The building’s physical size is disproportionate to nearby homes. Per the SEPA application: “The buildings
will not exceed 35’ in height except items allowed by code” however drawing show the facility approaching
50 feet in some parts of the building and exceeding the 35 feet height restriction.
6)The building is not well screened. As shown in EH's Tree Preservation Plan: there are no trees preserved
on the east side of the building. In fact, hardly any trees are saved (5?) as shown by the circles with "x" to
mark trees to be taken down:
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7) The building would be better suited to a hidden, western edge of their property adjacent to wooded
area. Emerald Heights owns 38 acres with close proximity to their west wing of the main independent living
structure which could equally provide the same access but not be imposing on the Abby Road
neighborhood.
3

8) SEPA highlights destruction a large section of mature greenspace without sufficient environmental
mitigation. As shown above. There is no real preservation.
9) SEPA does not adequately address additional light pollution created for adjacent residences across the
street on 176th Ave NE. As this will be an assisted living facility, adequate lighting must be provided for
safety within and surround the building for ambulation, navigation, decreasing disorientation for dementia
patients, and probably for aesthetics. As there is no landscaping that can shield light from a 50' building,
this will impose light pollution directly into the bedrooms of the homes on 176th street. There will be no
privacy for these homeowners as the windows of the EH residents will peer directly into the windows of
these home less than 200 feet away. Additionally, the increased traffic on 176th street will impose noise
pollution all hours of the day for both the residents of the EH assisted living facility and the homeowners of
Abby Road. Studies have shown adverse health impacts to mental health, blood pressure and stress with
increased population density and noise pollution. It cannot be good for either the EH residents nor Abby
Road homeowners.
Thank you for accepting these comments and complaints. We respectfully ask reinvestigation to
environmental impacts that this new facility will impose as there are many flaws/false reports in EH
application.
Sincerely, Manaji M. Suzuki, M.D.

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Manish Rawat <manishrawat@hotmail.com>
Wednesday, May 31, 2017 12:11 AM
Benjamin Sticka; MayorCouncil
Preserve 176 Ave NE

Hello,
Please consider this email as request to not approve proposed Assisted Facility along 176th Ave NE. Also,
please accept me as party of Record
my address is
17823 ME 108th way Redmond WA 98052
Manish Rawat
5129818059

Click here to report this email as spam.
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To:
Cc:
Subject:

Manish Rawat
Julie Lawton
RE: Preserve 176 Ave NE

Dear Manish Rawat,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Manish Rawat [mailto:manishrawat@hotmail.com]
Sent: Wednesday, May 31, 2017 12:11 AM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Subject: Preserve 176 Ave NE

Hello,
Please consider this email as request to not approve proposed Assisted Facility along 176th Ave NE. Also,
please accept me as party of Record
my address is
17823 ME 108th way Redmond WA 98052
Manish Rawat
5129818059

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Marcus Huey <marcus@hueygroup.net>
Wednesday, May 31, 2017 12:29 PM
Benjamin Sticka
MayorCouncil
Request to be made Party of Record for Emerald Heights Land Use Application
(LAND-2016-01735) in OPPOSITION to approval

Ben,
Please add me as a Party of Record to the Emerald Heights (LAND-2016-01735) Land Use Project so that I get emailed
status updates.
I OPPOSE this project as it is presented on the application because it violates the City of Redmond Zoning Codes and it
conflicts with the City of Redmond Comprehensive Plan.
Areas where it violates the City of Redmond Zoning Codes:
RZC 21.08.C.5.a
“Developments shall be designed to project a residential, rather than institutional, appearance through
architectural design, landscaping, the use of building materials, and surface length. Multiple structures are
encouraged instead of large single structures to promote compatibility with surrounding residential
neighborhoods. Site design, building placement, and perimeter landscape treatments shall screen the portions
of the development, which are different in appearance from single-family dwellings from abutting single-family
dwellings.”
1.
2.
3.
4.

The design is one large structure instead of multiple structures.
Building placement (15’ from 176th Avenue NE) is not consistent with the surrounding neighborhood.
The existing perimeter landscaping (greenbelt), which screens the buildings, will be completely removed.
The architectural elements of the proposed building are inconsistent with the surrounding single family
dwellings.

Thanks,
Marcus Huey
17603 NE 108th Way
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Marcus Huey
Julie Lawton
RE: Request to be made Party of Record for Emerald Heights Land Use Application
(LAND-2016-01735) in OPPOSITION to approval

Dear Marcus Huey,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Marcus Huey [mailto:marcus@hueygroup.net]
Sent: Wednesday, May 31, 2017 12:29 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Request to be made Party of Record for Emerald Heights Land Use Application (LAND-2016-01735) in
OPPOSITION to approval
Ben,
Please add me as a Party of Record to the Emerald Heights (LAND-2016-01735) Land Use Project so that I get emailed
status updates.
I OPPOSE this project as it is presented on the application because it violates the City of Redmond Zoning Codes and it
conflicts with the City of Redmond Comprehensive Plan.
Areas where it violates the City of Redmond Zoning Codes:
RZC 21.08.C.5.a
“Developments shall be designed to project a residential, rather than institutional, appearance through
architectural design, landscaping, the use of building materials, and surface length. Multiple structures are
encouraged instead of large single structures to promote compatibility with surrounding residential
neighborhoods. Site design, building placement, and perimeter landscape treatments shall screen the portions
of the development, which are different in appearance from single-family dwellings from abutting single-family
dwellings.”
1. The design is one large structure instead of multiple structures.
2. Building placement (15’ from 176th Avenue NE) is not consistent with the surrounding neighborhood.
3. The existing perimeter landscaping (greenbelt), which screens the buildings, will be completely removed.
1

4. The architectural elements of the proposed building are inconsistent with the surrounding single family
dwellings.
Thanks,
Marcus Huey
17603 NE 108th Way
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Subject:
Attachments:

Marcus Huey <marcus@hueygroup.net>
Thursday, June 15, 2017 4:59 PM
Benjamin Sticka
Comments on SEPA-2017-00459, Emerald Heights AL & IL Bldg
SEPA_Comments_MH1.pdf

Dear Mr. Sticka:
My comments regarding the City of Redmond State Environmental Policy Act (SEPA) Determination of Non-Significance
for the proposed Emerald Heights AL & IL building (SEPA-2017-00459) are attached.
Thank you for considering them.
Marc Huey
17603 NE 108th Way

Click here to report this email as spam.
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June 15, 2017
Benjamin Sticka
City of Redmond Planning Department
Development Review Division
15670 NE 85th Street
Redmond, WA 98052
Re: Comments on SEPA-2017-00459, Emerald Heights AL & IL Bldg
Dear Mr. Sticka:
I am writing to comment on the City of Redmond State Environmental Policy Act (SEPA) Determination of NonSignificance for the proposed Emerald Heights AL & IL building (SEPA-2017-00459). This project will have significant
adverse impacts to my family, my neighbors, and all the people that use the adjacent road (176th Avenue NE) for things
like walking to school, walking their dog, riding their bicycles, jogging or otherwise recreating. Due to my home’s
proximity to the proposed site, I personally walk my dog through the affected portion of road 3 times a day.

AESTHETICS/VIEW:
The proposal removes a stand of 106 significant trees, several of which exceed 100ft in height, and replaces it with a 3
story, monolithic building with modern architecture and a 15’ setback. This is grossly inconsistent with the character of
the surrounding neighborhoods. I would challenge anyone who disagrees to provide an example all of these features
because it is the combination of features which is adverse. We have several large buildings on Education Hill, but they
have large setbacks filled with stands of trees which obscure views of the structure. The views of pedestrians as well as
homeowners in the site vicinity will experience these negative impacts.

TRAFFIC:
The addition of a 45,000 ft2 building with 56 dwelling units will cause significant traffic increases, particularly at peak
times like shift changes.
Due to the nature of an Assisted Living facility, the support staff and supply delivery is significantly greater than a
comparable 56 unit, general purpose building. Delivery trucks with food or medical supplies will increase traffic.
Medical, janitorial, and culinary staff commuting to the facility will increase traffic. Emerald Heights’ staff are some of
the worst speeding offenders, possibly due to concerns about punctuality. I have observed many of the speed violators
personally and have deduced that a good portion of them are Emerald Heights’ staff due to driver age, time of
observation, and destination (Emerald Heights’ entrance).
Also, these 56 residents of the proposed building are likely to have frequent visitors due to implied mobility constraints.
As previously mentioned, pedestrians and cyclists frequently use this corridor, many of which are young children. The
surrounding neighborhoods are magnets for families due to the close proximity to schools from elementary to high
school, hence the name Education Hill. The elementary school is a “walking” school which means bus transportation is
not provided. Currently traffic (volume and speed) is a concern for residents of this area as demonstrated by my HOA’s
formal request to the City of Redmond for Traffic Calming along 176th Avenue NE on 07/07/2016. Jeff Palmer
(jpalmer@redmond.gov) can confirm this request. His traffic data also proves that speeding along this road is already a

problem (85th percentile of speeds at or greater than 35mph where the speed limit is 25mph), which will be exacerbated
by this proposal.

TREE RETENTION:
Per RZC 21.72.010
“Forests and tree covered areas provide aesthetic, ecological, and economic benefits which include:
a. Providing varied and rich habitats for wildlife;
b. Absorbing greenhouse gas emissions;
c. Moderating the effects of winds and temperatures;
d. Stabilizing and enriching the soil;
e. Slowing runoff from precipitation and reducing soil erosion;
f. Improving air quality;
g. Improving water quality;
h. Masking unwanted sound;
i. Providing visual relief and screening buffers;
j. Providing recreational benefits;
k. Enhancing the economic value of developments; and
l. Providing a valuable asset to the community as a whole.”
Emerald Heights is proposing to remove 106 significant trees (6”-30” dbh) and unknown number of smaller trees and all
vegetation within construction limits. Several of these trees exceed 100’ in height. Replacement trees are required to
be only 2.5” for deciduous and 6’ in height for evergreens. That size replacement tree doesn’t even qualify as
significant, meaning if they weren’t designated for protection they could all removed without restriction. Replacing 106
trees averaging 50-60’ tall with trees 6’ tall is not equivalent. The negative aesthetic, ecological, and economic effects
will be severe.

NOISE POLLUTION
I know of no building construction that doesn’t produce significant noise pollution from power tools, large machinery,
and dump trucks. How many dump truck trips does it require to remove 13,000 yards of earth?

ENVIRONMENTAL CHECKLIST:
The Environmental Checklist is incomplete and contains irrelevant details. The instructions state that the applicant
should justify any time they answer a question with N/A or does not apply. In many cases, the applicant fails to answer
the question, but also doesn’t provide any justification for failing to answer.
The applicant has a very myopic view of the project and their answers reflect that. The vast majority of their answers
only consider the impact to Emerald Heights’ residents and exclude consideration of the surrounding single-family
homes beyond the Emerald Heights borders.

B.10.b. What views in the immediate vicinity would be altered or obstructed?
“Views for the neighboring developments will not be altered. Some of the existing buildings within the site will
have views of the new structure.”
The first statement is categorically false. The greenbelt with 126 significant trees currently screens the majority
of the Emerald Heights campus from 176th Ave NE. 106 of these trees will be removed and replaced by a
structure that stands approximately 50’ above the grade of the road.

“Instructions for Applicant: You must answer each question accurately and carefully”
B.7.b.3. Proposed measures to reduce or control noise impacts, if any:
“To reduce the use of cars, Emerald Heights provides bus transportation for their residents for appointments and
errands. Also, they organize bus transportation to entertainment activities. This will not change with addition of
the Trailside building. Staff are encouraged to ride public transportation and car pool. Construction activity will
be limited to hours as specified by the City of”
Trailside building was the previous project, not this one. This demonstrates that the applicant did not complete this
application either accurately or carefully, but instead copied entire sections intact from prior projects.

B.2.a. What types of emissions to the air would result from the proposal (i.e. dust, automobile, odors, industrial wood
smoke, and greenhouse gases) during construction and when the project is completed: If any, generally describe and
give approximate quantities if known.
“During project construction, heavy equipment operation and workers' vehicles would generate exhaust
emissions into the immediate vicinity. Additionally, dust particulates generated primarily by construction
equipment will be produced. The amount of emissions to the air is not expected to be significant.”
The applicant ignores any greenhouses gases produced by the 45,000 ft2, 56 unit building. Why weren’t they asked to
submit a Greenhouse Gas Emissions Worksheet
(http://www.redmond.gov/common/pages/UserFile.aspx?fileId=15532)?

B.3.b.1. Will ground water be withdrawn, or will water be discharged to ground water? Give general description,
purpose, and approximate quantities if known.
“No ground water is anticipated to be withdrawn, nor water discharged to ground water.”
The applicant proposes watering the site to control dust and other particulates, but states that no ground water will be
withdrawn. Will water be transported in via truck for watering?

B.7.b.2. What types and levels of noise would be created by or associated with the project on a short-term or a longterm basis (for example: traffic, construction, operation, other)? Indicate what hours noise would come from the site.

“On short term basis, site preparation and construction noise would be generated. All the residents for this new
Assisted Living building already resdine on campus. they will be moving to the new building from the existing
Corwin Center so no additional traffic noise will be generated.”
Question about hours of noise was unanswered by the applicant.

B.7.b.3. Proposed measures to reduce or control noise impacts, if any:
“To reduce the use of cars, Emerald Heights provides bus transportation for their residents for appointments and
errands. Also, they organize bus transportation to entertainment activities. This will not change with addition of
the Trailside building. Staff are encouraged to ride public transportation and car pool. Construction activity will
be limited to hours as specified by the City of”
Applicant’s answer does not address construction noise (chain saws, wood chippers, miter saws, nail guns, etc).

B.7.c. Describe the potential use of the following:
1. Flammable liquids
2. Combustible liquids
3. Flammable gases
4. Combustible or flammable fibers
5. Flammable solids
6. Unstable materials
7. Corrosives
8. Oxidizing materials
9. Organic peroxides
10. Nitromethane
11. Ammonium nitrate
12. Highly toxic material
13. Poisonous gas
14. Smokeless powder
15. Black sporting powder
16. Ammunition
17. Explosives
18. Cryogenics
19. Medical gas
20. Radioactive material
21. Biological material
22. High piled storage (over 12' in most cases)
“Emerald Heights is a Continuing Care Retirement Community, and includes skilled nursing facilities that may
utilize diagnostic equipment and personal use oxygen tanks and medical gases that may produce biological
waste.”
Applicant does not address whether any of these will be used during construction of the project.

B.8.b. Has the site been used for agriculture? If so, describe.
“No, this site has not been used for agriculture.”
There is a garden on the site.

B.8.i. Approximately how many people would reside or work in the completed project.
“Current campus has approximately 380 residents in the independent living units, 56 in assisted living and 50 in
skilled nursing.”
Applicant does not answer this question.

B.8.l. Proposed measures to ensure the proposal is compatible with existing and projected land uses and plans, if any:
“This proposal is compatible with the existing and projected land uses per the City of Redmond's code.
Additionally, the project is going through the City's Design Review process.”
If the current comprehensive plan designation is “single-family urban”, is the proposal compatible?

B.9.a. Approximately how many units would be provided, if any? Indicate whether high, middle, or low-income housing.
“There will be 56 new assisted living units. The residents for these new units already reside in the existing
buildings of the Emerald Heights campus.”
The applicant does not indicate the income level of the housing.

B.10.a. What is the tallest height of any proposed structure(s), not including antennas; what IS the principal exterior
building material(s) proposed?
“The buildings will not exceed 35' in height except items allowed by code.”
The applicant does not answer either question.

B.10.b Proposed measures to reduce or control aesthetic impacts, if any:
“New landscaping will be installed on any disturbed land in keeping with the current character of Emerald
Heights.”
Once again the applicant fails to even consider the aesthetic impacts to the surrounding single-family homes beyond
Emerald Heights’ borders.

B.11.a. What type of light or glare will the proposal produce: What time of day or night would it mainly occur:
“Any additional lighting will be consistent with the lighting that currently exists on site. There will be some
additional light at the new entries, landscape patios, and the connected pedistrian paths.”
The applicant doesn’t address the expected glare from the reflecting morning sun or direct evening sun for the residents
across 176th Ave NE, which are due east of the proposed building.

B.11.b. Could light or glare from the finished project be a safety hazard or interfere with views:
“Lighting from the finished project will not be a safety hazard nor interfere with views.”
Applicant does not address the safety hazard to passing cars from glare reflecting off the building.

B.12.a. What designated and informal recreational opportunities are in the immediate vicinity?
“There are several parks in the vicinity: Johathan Hartan Park, Farrel McWhirter Park, Sammamish River Regional
Park and Marymore Park.”
People frequently walk, jog or bike along 176th Ave NE adjacent to the proposed building site. For this reason, we object
to replacing a 350’ long stand of healthy trees with a massive 3 story building with only a 15’ setback.
Should I be surprised that the applicant misspelled 2 of the 4 parks they listed? I’m not because I already knew they
don’t know the character of Education Hill and Redmond as a whole. Their daughters don’t play softball at Hartman,
their sons don’t play soccer at Perrigo, and their dogs have never been to Doggy Disneyland (Marymoor). They don’t
walk their children down 176th Ave NE to take their children to Horace Mann. It’s just a street they drive down to get to
work. The members of Abbey Road HOA do all of these things, and we choose this neighborhood because we love treelined streets and we don’t want to lose it. We understand the character of the area around Emerald Heights, and this
building is a drastic deviation from that character.

B.14.e. How many weekday vehicular trips (one way) per day would be generated by the completed project? If known,
indicate when peak volumes would occur.___ a.m. & __ p.m. How many of these trips occur in the a.m. peak hours?
How many of these trips occur in the p.m. peak hours?
“There would be no change in the traffic generated by Emerald Heights. All the assisted living resdients currently
live at Emerald Heights in another building.”
This claim is false. How can 56 additional dwelling units not increase traffic? Even if all 56 units are filled from existing
residents, are they planning to backfill the vacated units? Should we presume these 56 residents will have no external
visitors? What about additional medical support staff, janitorial staff, culinary staff, etc?

B.15.a. Would the project result in an increased need for public services (for example: fire protection, police protection,
healthcare, schools, other)? If so, generally describe.
“The completed project would not result in a increased need for police and fire protection, or emergency medical
service.”

How can an additional 56 assisted living units not require additional emergency medical service?

D.1. How would the proposal be likely to increase discharge to water; emissions to air; production, storage, or release of
toxic or hazardous substances; or production of noise:
“Storm water: The project will generate additional storm water, which Emerald Heights will manage consistent
with City of Redmond's storm water management practices both during and post construction. Noise: Emerald
Heights anticipates that any noise generated during construction will remain wilhin the Cily of Redmond's noise
standards. Toxic”
Air pollution and noise pollution with increase significantly during construction. After construction, the building will
result in a net increase in air pollution.

D.2. How would the proposal be likely to affect plants, animals, fish, or marine life?
“No impact is anticipated.”
How can the removal of 106 significant trees not affect the birds, squirrels, and other animals that live in them? They
stated that ALL vegetation from the construction site will be removed.

D.2. Proposed measures to protect or conserve plants, animals, fish or marine life are:
“GL Y Construction is a Salmon Safe Accredited Contractor and utilizes BMP's that have been designed with
protecting salmon spawning habitat in mind.”
What specifically is GLY Construction doing to protect salmon spawning habitats for this project?

D.3. How would the proposal be likely to deplete energy or natural resources?
“No, the proposal will not deplete energy or natural resources.”
How does a 45,000 ft2, 56 unit residence not use energy or water for operation? What about all the natural resources
used for all the building materials?

D.6. How would the proposal be likely to increase transportation or public services and utilities?
“The proposed new project will utilize more utilities but the existing systems have capacity to supply Ihe new
building with power, gas, and water. A sewer capacity study was done with the previous Fitness Building and
Auditorium and the determination was that the sewer system has enough capacity to support the new proposal.
Emerald Heights provides transportation for it residents if desired.”
Fifty-six new dwelling units will increase traffic even if all 56 residents don’t drive due to:
•
•
•

New residents backfilling the units vacated by these 56 residents
Visitors of these new residents
Additional medical, janitorial, and culinary support staff.

ZONING CODE:
Per RZC 21.72.010
“Forests and tree covered areas provide aesthetic, ecological, and economic benefits which include:
a. Providing varied and rich habitats for wildlife;
b. Absorbing greenhouse gas emissions;
c. Moderating the effects of winds and temperatures;
d. Stabilizing and enriching the soil;
e. Slowing runoff from precipitation and reducing soil erosion;
f. Improving air quality;
g. Improving water quality;
h. Masking unwanted sound;
i. Providing visual relief and screening buffers;
j. Providing recreational benefits;
k. Enhancing the economic value of developments; and
l. Providing a valuable asset to the community as a whole.”
Emerald Heights is proposing to remove 106 significant trees (6”-30” dbh) and unknown number of smaller trees and all
vegetation within construction limits. Several of these trees exceed 100’ in height. Replacement trees are required to
be only 2.5” for deciduous and 6’ in height for evergreens. That size replacement tree doesn’t even qualify as
significant, meaning if they weren’t designated for protection they could all removed without restriction. Replacing 106
trees averaging 50-60’ tall with trees 6’ tall is not equivalent. The negative aesthetic, ecological, and economic effects
will be severe.
RZC 21.72.060
A.1. “a minimum of 35 percent of all significant trees shall be retained”.
Are significant trees within critical areas or Native Growth Protection Areas included in the “all significant trees” or do at
least 35% of the trees outside these areas need to be retained?
B.1. “Site improvements shall be designed to protect trees with the following characteristics, functions, or location, with
priority given to protection according to the following items, arranged from most important to least important:
a. Existing stands of healthy trees;
b. Trees providing habitat value, such as riparian habitat;
c. Trees having a significant land stability function;
d. Trees adjacent to public parks and open space;
e. Trees within the required yard setbacks or around the site perimeter; and
f. Trees that have a screening function or provide relief from glare, blight, or commercial or industrial
harshness.”
RZC 21.72.080
A. “Prior to any tree removal, the applicant shall demonstrate through a tree protection and replacement plan, critical
area mitigation plan, or other plans acceptable to the Administrator that tree replacement will meet the minimum
standards of this section.”

No tree replacement plan has been provided.
F.5. “Replacement trees shall be located to provide screening of the development from adjacent properties, where
appropriate;”
The proposed replacement trees are not large enough to screen a 35’ tall building with a 15’ setback.

To:
Cc:
Subject:

Marcus Huey
Julie Lawton
RE: Comments on SEPA-2017-00459, Emerald Heights AL & IL Bldg

Dear Mr. Huey,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Marcus Huey [mailto:marcus@hueygroup.net]
Sent: Thursday, June 15, 2017 4:59 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Comments on SEPA-2017-00459, Emerald Heights AL & IL Bldg
Dear Mr. Sticka:
My comments regarding the City of Redmond State Environmental Policy Act (SEPA) Determination of Non-Significance
for the proposed Emerald Heights AL & IL building (SEPA-2017-00459) are attached.
Thank you for considering them.
Marc Huey
17603 NE 108th Way

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Maria Levochkina <maria_levochkina@hotmail.com>
Tuesday, May 30, 2017 12:54 AM
Benjamin Sticka
Emerald Heights Expansion - become a "Party of Record" to reserve your right to appeal

Hello, Mr. Benjamin Sticka,

I have heard, Emerald Heights has subm
new "3 Level Assisted Living Building w
Independent Living Building"

I have the significant concerns including
along 176th Ave NE, 24 / 7 light and no
structure which is not architecturally co
community.

Also this will detract from the natural b
our property values.

I certainly disagree with this proposal
My name: Maria Levochkina

My mailing address: 10611 165th PL N

Project Name: Emerald Heights AL and

Best regards , Maria Levochkina

Click here to report this email as spam.
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To:
Cc:
Subject:

Maria Levochkina
Julie Lawton
RE: Emerald Heights Expansion - become a "Party of Record" to reserve your right to
appeal

Dear Ms. Levochkina,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Maria Levochkina [mailto:maria_levochkina@hotmail.com]
Sent: Tuesday, May 30, 2017 12:54 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights Expansion - become a "Party of Record" to reserve your right to appeal

Hello, Mr. Benjamin Sticka,

I have heard, Emerald Heights has subm
new "3 Level Assisted Living Building
Independent Living Building"

I have the significant concerns includin
along 176th Ave NE, 24 / 7 light and no
structure which is not architecturally co
community.

Also this will detract from the natural b
our property values.

I certainly disagree with this proposa

1

My name: Maria Levochkina
My mailing address: 10611 165th PL

Project Name: Emerald Heights AL a
01735

Best regards , Maria Levochkina

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Mark Finocchio <mark.finocchio@live.com>
Monday, May 29, 2017 9:18 PM
Benjamin Sticka
'lizfinocchio@hotmail.com'
LAND-2016-01735 Disagreement

Mr. Sticka, we are:
Mark and Liz Finocchio
17718 NE 108TH Way
Redmond, WA 98052
425-881-0994
mark.finocchio@live.com
lizfinocchio@hotmail.com
We are writing you to express our concerns over Emerald Heights AL and IL Bldg File Number: LAND-2016- 01735 and
would like to become a party of record.
This new building will negatively impact our neighborhood with regard to our property value and safety:
Property Value: The structure is very large (3 stories) with very little buffer between it and road. It doesn’t resemble the
style or architecture of any of the surrounding visible construction. It will be directly seen from the backyards of at least
8 houses. It’s presence, as it’s designed now, will detract from the feel of the neighborhood which is that of single family
homes to become that of urban apartment dwelling. It will make our neighborhood less appealing to prospective buyers
and drive housing costs down.
Current view as you come through our main entrance:

1

New proposed view:

2

Saftey: Construction will include an underground parking garage. The last time Emerald Heights expended it was clear
that it was more of a priority to not disrupt their current residents than it was surrounding neighborhoods. Trucks and
workers were constantly active and parked along our main road. The size of this building and the underground parking
garage means significant disruption to our daily activities. This includes all our children who are walking to and from all
the nearby schools on Education Hill.
Emerald Heights current proposal was designed with very little, if any, regard to the neighborhoods around them. We
ask the Design Review Board to consider the repercussions to the families of Abbey Road in your decisions regarding this
proposal. We ask that you reject Emerald Heights current plan and request that they produce a new plan that amicable
to that of those around them.
Thank you for your time and consideration,
Mark and Liz Finocchio

Click here to report this email as spam.
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To:
Cc:
Subject:

Mark Finocchio
Julie Lawton
RE: LAND-2016-01735 Disagreement

Dear Mr. Finnocchio,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Mark Finocchio [mailto:mark.finocchio@live.com]
Sent: Monday, May 29, 2017 9:18 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: 'lizfinocchio@hotmail.com' <lizfinocchio@hotmail.com>
Subject: LAND-2016-01735 Disagreement
Mr. Sticka, we are:
Mark and Liz Finocchio
17718 NE 108TH Way
Redmond, WA 98052
425-881-0994
mark.finocchio@live.com
lizfinocchio@hotmail.com
We are writing you to express our concerns over Emerald Heights AL and IL Bldg File Number: LAND-2016- 01735 and
would like to become a party of record.
This new building will negatively impact our neighborhood with regard to our property value and safety:
Property Value: The structure is very large (3 stories) with very little buffer between it and road. It doesn’t resemble the
style or architecture of any of the surrounding visible construction. It will be directly seen from the backyards of at least
8 houses. It’s presence, as it’s designed now, will detract from the feel of the neighborhood which is that of single family
homes to become that of urban apartment dwelling. It will make our neighborhood less appealing to prospective buyers
and drive housing costs down.
Current view as you come through our main entrance:
1

New proposed view:

2

Saftey: Construction will include an underground parking garage. The last time Emerald Heights expended it was clear
that it was more of a priority to not disrupt their current residents than it was surrounding neighborhoods. Trucks and
workers were constantly active and parked along our main road. The size of this building and the underground parking
garage means significant disruption to our daily activities. This includes all our children who are walking to and from all
the nearby schools on Education Hill.
Emerald Heights current proposal was designed with very little, if any, regard to the neighborhoods around them. We
ask the Design Review Board to consider the repercussions to the families of Abbey Road in your decisions regarding this
proposal. We ask that you reject Emerald Heights current plan and request that they produce a new plan that amicable
to that of those around them.
Thank you for your time and consideration,
Mark and Liz Finocchio

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Mark Finocchio <mark.finocchio@live.com>
Tuesday, June 13, 2017 12:07 PM
Benjamin Sticka; Mayor (Internet)
liz.finocchio@hotmail.com
SEPA Comments for Emerald Heights LAND 2016-01735

Mr. Sticka, we are:
Mark and Liz Finocchio
17718 NE 108TH Way
Redmond, WA 98052
425-881-0994
mark.finocchio@live.com
lizfinocchio@hotmail.com
We are writing you to express our concerns over SEPA Comments for Emerald Heights LAND 2016-01735.
This SEPA report details a plan that is consistent with a continuing trend in Redmond that is of concern: that is the
elimination of small business and natural aesthetics in favor of large hotels and apartment complexes. We are now
finding ourselves going out to neighboring cities to shop and dine at an increasing rate. With this Emerald Heights
expansion, this trend is now extending into our neighborhood which we take with extreme concern.
We’ve already written you with our concerns over property value and safety during construction and after. We now
have additional concerns over the SEPA for this project:
“The buildings will not exceed 35’ in height except items allowed by code. [B.10.a]”
If this building is in code, then your code does not take into account the actual perceived height which is the most
important metric. Below is from Emerald Height’s application. The added red arrows and numbers are the heights of the
structure as seen from the neighboring road, sidewalk and houses. As you can see, the structure varies from 38.6’ to
48.2’ high.

1

“Views for the neighboring developments will not be altered. [B.10.b]”
“Lighting from the finished project will not be a safety hazard nor interfere with views [B.11.b]”
I’m not sure how this application has gotten this far, but, this is nothing less than absurd to declare that “neighboring
views will not altered”. Here is the current view (left side of the road is the proposed site, right side neighboring houses):

This is the way it’s going to look from the rendering provided by Emerald Heights application:

2

No other views were provided in their application from the perspective of the surrounding neighborhood. So, using
dimensions from Emerald Heights’ application as well as satellite imagery we wanted to see what the scale and impact
of this building would be like from other locations (especially in the winter where remaining trees will lose their leaves).
Here is the size and presence of this structure as seen from the sidewalk across the street (176th):

Here is what it will look like from the backyards of the houses that line 176th:

3

And here it is as you enter our neighborhood:

The structure is massive. I think you’d agree that there is significant impact to the view of neighboring developments
and to declare otherwise is ridiculous.
“All vegetation within the construction limits would be removed. [B.4.b]”
“The proposed landscaping will include native trees such as Douglas Fir and Western Red Cedar to help reestablish the
evergreen tree stands that were removed for construction. [B.4.e]”
Using the word “reestablish” is a significant exaggeration. Below is a satellite view with outline of the new building
showing all trees that will be cut down:

4

Compared with the proposed plan below I would think you’d agree that any landscaping Emerald Heights claims would
mitigate the visual impact on surrounding neighborhoods is false.

Thank you,
Mark and Liz Finocchio
5
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To:
Cc:
Subject:

Mark Finocchio
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Finocchio,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Mark Finocchio [mailto:mark.finocchio@live.com]
Sent: Tuesday, June 13, 2017 12:07 PM
To: Benjamin Sticka <bsticka@redmond.gov>; Mayor (Internet) <Mayor@redmond.gov>
Cc: liz.finocchio@hotmail.com
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
Mr. Sticka, we are:
Mark and Liz Finocchio
17718 NE 108TH Way
Redmond, WA 98052
425-881-0994
mark.finocchio@live.com
lizfinocchio@hotmail.com
We are writing you to express our concerns over SEPA Comments for Emerald Heights LAND 2016-01735.
This SEPA report details a plan that is consistent with a continuing trend in Redmond that is of concern: that is the
elimination of small business and natural aesthetics in favor of large hotels and apartment complexes. We are now
finding ourselves going out to neighboring cities to shop and dine at an increasing rate. With this Emerald Heights
expansion, this trend is now extending into our neighborhood which we take with extreme concern.
We’ve already written you with our concerns over property value and safety during construction and after. We now
have additional concerns over the SEPA for this project:
“The buildings will not exceed 35’ in height except items allowed by code. [B.10.a]”
If this building is in code, then your code does not take into account the actual perceived height which is the most
important metric. Below is from Emerald Height’s application. The added red arrows and numbers are the heights of the
1

structure as seen from the neighboring road, sidewalk and houses. As you can see, the structure varies from 38.6’ to
48.2’ high.

“Views for the neighboring developments will not be altered. [B.10.b]”
“Lighting from the finished project will not be a safety hazard nor interfere with views [B.11.b]”
I’m not sure how this application has gotten this far, but, this is nothing less than absurd to declare that “neighboring
views will not altered”. Here is the current view (left side of the road is the proposed site, right side neighboring houses):

This is the way it’s going to look from the rendering provided by Emerald Heights application:

2

No other views were provided in their application from the perspective of the surrounding neighborhood. So, using
dimensions from Emerald Heights’ application as well as satellite imagery we wanted to see what the scale and impact
of this building would be like from other locations (especially in the winter where remaining trees will lose their leaves).
Here is the size and presence of this structure as seen from the sidewalk across the street (176th):

Here is what it will look like from the backyards of the houses that line 176th:

3

And here it is as you enter our neighborhood:

The structure is massive. I think you’d agree that there is significant impact to the view of neighboring developments
and to declare otherwise is ridiculous.
“All vegetation within the construction limits would be removed. [B.4.b]”
“The proposed landscaping will include native trees such as Douglas Fir and Western Red Cedar to help reestablish the
evergreen tree stands that were removed for construction. [B.4.e]”
Using the word “reestablish” is a significant exaggeration. Below is a satellite view with outline of the new building
showing all trees that will be cut down:

4

Compared with the proposed plan below I would think you’d agree that any landscaping Emerald Heights claims would
mitigate the visual impact on surrounding neighborhoods is false.

Thank you,
Mark and Liz Finocchio
5
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From:
Sent:
To:
Subject:

Martha Barron <barronma@comcast.net>
Friday, May 19, 2017 12:15 PM
Benjamin Sticka
Emerald Heights to Destroy Single Family Residential character of Abbey Road
neighborhood

Mr. Sticka,
Please include me as a party of record on the application of Emerald Heights to destroy the green buffer that separates
its already massive presence on Education Hill from the surrounding neighborhood. The proposed building will destroy
the single family residential character of the neighborhoods north of NE 104th that surround Redmond High School. I
wish to be kept informed of all future actions on this matter.
Relative to the residences outside of Emerald Heights, the proposed building along 176th Ave NE will appear enormous.
The massive structure will have a major negative impact on the nature of, and real estate values in, the Abbey Road
neighborhood. Emerald Heights has done a terrific job — up until now — in confining its vastness to the interior of its
property, and as such has shown respect for the surrounding neighborhoods. The building that it now proposes is
entirely out of keeping with that history and will turn the aesthetics of our neighborhood into a multi-family residential
neighborhood, converting our single family neighborhood into a reflection of downtown Redmond. The City should keep
downtown Redmond downtown and reject the Emerald Heights proposal.
There is no legitimate reason for this destructive action to happen! Sure Emerald Heights wants to expand - but that is a
business plan, and conspicuous business expansion does not belong at the top of Education Hill. If Emerald Heights
thinks it needs more rooms so it can make more money, it should propose expanding its existing buildings or build this
building, like its others, far enough away from its border with the surrounding neighborhood that the character of
Education Hill is maintained.
Martha Barron
17710 NE 108th Way
Redmond, WA 98052

1

To:
Cc:
Subject:

Martha Barron
Julie Lawton
RE: Emerald Heights to Destroy Single Family Residential character of Abbey Road
neighborhood

Ms. Barron,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have add you
as a "party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your concerns with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

-----Original Message----From: Martha Barron [mailto:barronma@comcast.net]
Sent: Friday, May 19, 2017 12:15 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights to Destroy Single Family Residential character of Abbey Road neighborhood
Mr. Sticka,
Please include me as a party of record on the application of Emerald Heights to destroy the green buffer that separates
its already massive presence on Education Hill from the surrounding neighborhood. The proposed building will destroy
the single family residential character of the neighborhoods north of NE 104th that surround Redmond High School. I
wish to be kept informed of all future actions on this matter.
Relative to the residences outside of Emerald Heights, the proposed building along 176th Ave NE will appear enormous.
The massive structure will have a major negative impact on the nature of, and real estate values in, the Abbey Road
neighborhood. Emerald Heights has done a terrific job — up until now — in confining its vastness to the interior of its
property, and as such has shown respect for the surrounding neighborhoods. The building that it now proposes is
entirely out of keeping with that history and will turn the aesthetics of our neighborhood into a multi-family residential
neighborhood, converting our single family neighborhood into a reflection of downtown Redmond. The City should keep
downtown Redmond downtown and reject the Emerald Heights proposal.
There is no legitimate reason for this destructive action to happen! Sure Emerald Heights wants to expand - but that is a
business plan, and conspicuous business expansion does not belong at the top of Education Hill. If Emerald Heights
1

thinks it needs more rooms so it can make more money, it should propose expanding its existing buildings or build this
building, like its others, far enough away from its border with the surrounding neighborhood that the character of
Education Hill is maintained.
Martha Barron
17710 NE 108th Way
Redmond, WA 98052

2

From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Tuesday, May 23, 2017 12:28 PM
'okeefemf@gmail.com'
Julie Lawton
Emerald Heights comment

Ms. O’Keefe,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your concerns with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

1

From:
Sent:
To:
Subject:

Mary Dougherty <mary.dougherty@comcast.net>
Wednesday, May 31, 2017 4:55 PM
Benjamin Sticka
New Assisted Living Building at Emerald Heights

Mr. Sticka - I am writing you about the planned Assisted Living Building at Emerald Heights. I have read through the
submittal, and I do not believe that the building conforms with the City’s Zoning Code or the City’s Comprehensive
Plan. The proposed building is completely out of character with the neighborhood, unnecessarily removes an extensive
green space, and should not move forward without a full and open review of the process.
Please add me as a Party of Record, and keep me informed of future processes regarding this proposal.
Mary Dougherty
17612 NE 110th Way
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Mary Dougherty
Julie Lawton
RE: New Assisted Living Building at Emerald Heights

Dear Mary Dougherty,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Mary Dougherty [mailto:mary.dougherty@comcast.net]
Sent: Wednesday, May 31, 2017 4:55 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: New Assisted Living Building at Emerald Heights

Mr. Sticka - I am writing you about the planned Assisted Living Building at Emerald Heights. I have read
through the submittal, and I do not believe that the building conforms with the City’s Zoning Code or the City’s
Comprehensive Plan. The proposed building is completely out of character with the
neighborhood, unnecessarily removes an extensive green space, and should not move forward without a full and
open review of the process.
Please add me as a Party of Record, and keep me informed of future processes regarding this proposal.
Mary Dougherty
17612 NE 110th Way
Redmond, WA 98052
Click here to report this email as spam.
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From:
Sent:
To:
Subject:
Attachments:

mary.dougherty@comcast.net
Thursday, June 15, 2017 3:01 PM
Benjamin Sticka
Comments on SEPA-2017-00459
Mary Dougherty SEPA Comments.docx

Mr. Sticka - I am a Party of Record for the proposed ALS Building at Emerald Heights, and have
reviewed the SEPA document prepared for the project. I disagree with several elements of the
document, and recommend that the City reject the DNS as inadequate.
Thanks
Mary Dougherty
Click here to report this email as spam.
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Mary Dougherty
17612 NE 110th Way
Redmond, WA 98052

Sent via email to bsticka@redmond.gov

June 15, 2017
Mr. Sticka
Planner, City of Redmond
Redmond, WA 98073
RE: SEPA File Number: SEPA-2017-00459
Dear Mr. Sticka:
I have serious concerns about the SEPA documentation filed for the new Emerald Heights Assisted Living
Building, File LAND-2016-01735. I believe it is misleading and/or erroneous in several areas, which I have
itemized below. It is difficult to believe that 100% removal of all vegetation, including nearly 100
“significant” trees, and replacement with a 3-floor, 35-ft high monolith building can be considered
eligible for a SEPA Determination of Non-Significance.
I have itemized below multiple areas where the SEPA document fails to adequately address the impacts
for this new structure. The DNS should be rejected.
1. Section B.1.e: There is a total of 16,400 cubic yards of material to and from the site, which
represents 1,640 dump truck trips through an existing residential neighborhood. This is a huge
environmental impact, and is not addressed in this document. Also, with construction proposed for
Fall/Winter 2017 (Section A.7), what protection is provided for students heading to/from school or
residents walking through the neighborhood, particularly during the short days of winter?
2. Section B.1.g: The listed responses notes that 38% of the “site” will include pervious land. This
addresses the entire Emerald Heights property, and does not focus on the new ALS Building. The
better question is: For the new ALS Building site, how much of the existing area will be converted
from pervious to impervious land? I would guess that it is going from nearly 100% to somewhere
between 5% to 10%. That is a significant environmental impact that is obscured by focus on the
entire Emerald Heights campus.
3. Section B.2.a: “The amount of emissions to the air is not expected to be significant.” Can this be
quantified? How can diesel-driven excavation equipment and dump trucks transporting an
estimated 16,400 CY of soils NOT have some impact on the environment? Please provide
documentation to back up this assertion.
4. Section B.3.a.8: “The project maximizes landscaped area, and retains existing vegetation to the
maximum extent feasible…”. This statement is designed to be misleading to the reader. First,
Section B.4.a states that all vegetation within the construction site will be removed. Thus, NO
existing vegetation is retained. Second, the landscaped area appears to be between 5% and 10% of
the construction area, which cannot begin to compensate for the loss in greenscape. The Design
Review document, P. 13, Plant Schedule, clearly states that “smaller trees with narrow habits” will
be planted, further underscoring the inadequacy of the landscaping relative to the mass of the new

building. I’ve attached the Conceptual Perspective below – please explain how landscaping will help
to make this monolith less visible.

5. Section B.4.c: 93 Significant trees will be removed, but the document claims that 87.6% of those
trees will be saved. This is another example of misleading information. Again referencing Section
B.4.a, all vegetation will be removed. This, 100% of significant trees on the site will be removed.
6. Section B.4.e: “The proposed landscaping will…… help reestablish the evergreen tree stands that
were removed for construction.” It is impossible to remove all vegetation, construct a massive
building over 90% of the site, then reestablish tree stands. Look at the Conceptual Landscape Plan –
the building is ringed by shrubs, with additional landscaping at the ends. That’s nowhere close to
what is claimed in this SEPA document.
7. Section B.7.b.2: “…no additional traffic noise will be generated.” The adjacent roadway is served by
a bus route. Construction of a 3-story monolith within 15’ of the road will cause the bus noise to be
reflected across the street into the adjacent neighborhood, resulting in a significant increase in
noise. Perhaps there is no noise impact to Emerald Heights, but the adjacent neighborhood will be
subject to a significant increase in noise.
8. Section B.8.c: The existing buildings are described as having a “residential quality”. This is an
attempt to characterize all of the site buildings as “residential” to establish a baseline. Those
buildings visible from the adjacent neighborhood and roadway look like apartment buildings, with
gabled roofs that are somewhat comparative to the neighborhood. There are other buildings in the
complex that are more “contemporary”, but these are toward the back and are seen by very few
people outside of the complex. This contemporary look does not belong in a residential
neighborhood, and should be constructed in urban centers with similar buildings, i.e. downtown.
9. Section B.8.i: Once this new building is completed, the existing area will be converted into additional
housing units, which will also increase the number of staff. Therefore, this new ALB will impact the

number of people who reside and work at the facility. Although the response may be technically
correct, it is misleading and deceptive.
10. Section B.9.a: See item above. Again, this document fails to tell the whole story. By stating that the
“…residents for these new units already reside in the existing buildings”, Emerald Heights is omitting
the known impact of additional housing planned for the original building conversion.
11. Section B.10.b & c: “Views for the neighboring development will not be altered.” When you look at
the Design Review submittal, particularly the Conceptual Perspective labeled “NORTHEAST VIEW
FROM 176TH”, the “VIEW” is clearly altered. This blatant “misstatement” calls into question every
other statement made in this document. The adjacent neighborhood, and the entire community
outside of Emerald Heights, will have irreparable harm done to their “view”.
12. Section B.11.a: “Any additional lighting will be consistent with the lighting that exists on site.”
Where on the site is there a comparable building, 35’ high, built within 15’ of the roadway? All other
buildings on site that impact the general public are set back, and are obscured by a combination of
greenery and parking stalls. And much of the future trees are deciduous, and will provide no
screening in fall and winter months.
13. Section B.14.e: “There would be no change in the traffic generated by Emerald Heights.” How can
this be true? Once the existing space is converted into additional housing units, there will be
additional residents, staff and visitors. Thus, there is definitely an impact on traffic.
There is a clear and compelling basis for rejecting this DNS due to the large number of inadequacies and
misrepresentations of the project impact. Please reject the DNS.
Thanks for your consideration.
Sincerely,

Mary Dougherty

To:
Cc:
Subject:

mary.dougherty@comcast.net
Julie Lawton
RE: Comments on SEPA-2017-00459

Dear Mrs. Dougherty,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: mary.dougherty@comcast.net [mailto:mary.dougherty@comcast.net]
Sent: Thursday, June 15, 2017 3:01 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Comments on SEPA-2017-00459

Mr. Sticka - I am a Party of Record for the proposed ALS Building at Emerald Heights, and have
reviewed the SEPA document prepared for the project. I disagree with several elements of the
document, and recommend that the City reject the DNS as inadequate.
Thanks
Mary Dougherty
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Mathew George <gmathew76@hotmail.com>
Tuesday, May 30, 2017 11:11 PM
Benjamin Sticka
MayorCouncil
Proposed assisted living facility along 176th Ave NE

To:
The City of Redmond
Planning & Approvals.

From:
Mathew George
10426 180th CT NE
Redmond WA 98052

Sir/Madam,
Sub : Request to become party of record against proposed Emerald Heights Assisted living facility along 176th
ST NE
I am a resident of the Abbey Road neighborhood in the Education Hill area of Redmond. It recently came to
my notice via the notice of action billboard on 176th Ave NE that a large assisted living facility is being planned
at the location. Going through the design on the city website, I am convinced that this development if
approved will dramatically change the character of this residential neighborhood.
One of the main reasons I moved from Bellevue to the Abbey Road neighborhood in Redmond about 2 years
back was the tranquil and residential character of the area. The sketches of the proposed development
presents a stark contrast to the existing tree lined street heavily used by many of us - including joggers,
families strolling with young children, and older families.
My main concern is the proximity of the proposed development to the street and the destruction of the
tranquil green belt that isolates the street from the buildings inside the Emerald Heights community.
I would like to reaffirm my opposition to this project in its current form and request the city to do its best to
preserve the character of this neighborhood.
Sincerely,
Mathew George.
Click here to report this email as spam.
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To:
Cc:
Subject:

Mathew George
Julie Lawton
RE: Proposed assisted living facility along 176th Ave NE

Dear Mathew George,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Mathew George [mailto:gmathew76@hotmail.com]
Sent: Tuesday, May 30, 2017 11:11 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Proposed assisted living facility along 176th Ave NE

To:
The City of Redmond
Planning & Approvals.

From:
Mathew George
10426 180th CT NE
Redmond WA 98052

Sir/Madam,
Sub : Request to become party of record against proposed Emerald Heights Assisted living facility along 176th
ST NE
I am a resident of the Abbey Road neighborhood in the Education Hill area of Redmond. It recently came to
my notice via the notice of action billboard on 176th Ave NE that a large assisted living facility is being planned
at the location. Going through the design on the city website, I am convinced that this development if
approved will dramatically change the character of this residential neighborhood.
1

One of the main reasons I moved from Bellevue to the Abbey Road neighborhood in Redmond about 2 years
back was the tranquil and residential character of the area. The sketches of the proposed development
presents a stark contrast to the existing tree lined street heavily used by many of us - including joggers,
families strolling with young children, and older families.
My main concern is the proximity of the proposed development to the street and the destruction of the
tranquil green belt that isolates the street from the buildings inside the Emerald Heights community.
I would like to reaffirm my opposition to this project in its current form and request the city to do its best to
preserve the character of this neighborhood.
Sincerely,
Mathew George.
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Elliott, Michael <Michael.Elliott25@T-Mobile.com>
Friday, May 26, 2017 12:16 PM
Benjamin Sticka
julie@lawtonpmg.com
Emerald Heights AL & IL Building File # LAND-2016-01735

Benjamin.
I am a resident of Abbey Road, off of NE 108th Way. I’m contacting you to express concern for the proposed 3
story building along 176th Ave NE. Abbey Road is an established, single family neighborhood. Having a 3 story
building would not fit in at all with its surroundings and would negatively impact the landscape and home values.
I would like to become a party of record and be informed of future actions as it relates to this proposal. I do not
support this proposal.
Regards,
Mike Elliott
Sr Project Manager, Technical
Retail Technology Deployment
12920 SE 38th Street, Bellevue, WA 98006
Office: (425) 383-5427 / Mobile: (425) 279-3634

Click here to report this email as spam.
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To:
Cc:
Subject:

Elliott, Michael
Julie Lawton
RE: Emerald Heights AL & IL Building File # LAND-2016-01735

Mr. Elliott,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record" as per your request. You will receive
additional information as the project moves forward in the planning process. Finally, I have shared
your comment with Julie Lawton with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Elliott, Michael [mailto:Michael.Elliott25@T-Mobile.com]
Sent: Friday, May 26, 2017 12:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: julie@lawtonpmg.com
Subject: Emerald Heights AL & IL Building File # LAND-2016-01735

Benjamin.
I am a resident of Abbey Road, off of NE 108th Way. I’m contacting you to express concern for the proposed 3
story building along 176th Ave NE. Abbey Road is an established, single family neighborhood. Having a 3 story
building would not fit in at all with its surroundings and would negatively impact the landscape and home values.
I would like to become a party of record and be informed of future actions as it relates to this proposal. I do not
support this proposal.
Regards,
Mike Elliott
Sr Project Manager, Technical
Retail Technology Deployment
12920 SE 38th Street, Bellevue, WA 98006
Office: (425) 383-5427 / Mobile: (425) 279-3634
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From:
Sent:
To:
Cc:
Subject:

Mike Elliott <michael_a_elliott@yahoo.com>
Wednesday, June 14, 2017 7:38 PM
Benjamin Sticka
Mayor (Internet)
SEPA Comments for Emerald Heights LAND 2016-01735

Mr. Sticka and Mr Mayor,

I live directly across the street from Emerald Heights on NE 108th Way and I have reviewed Emerald
Height’s SEPA DNS report and continue to have concerns, shared with many of my neighbors, about the
proposed expansion. Please add my comments below into the public record. I realize there hasn't been
much transparency on this project in the early stages of this project but am happy for the opportunity
for our neighborhood's voice to be heard; and hopefully an agreement reached.

I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.
Summary of Objection: Emerald Heights has not adequately supported their position that they have
met all of Redmond’s regulations for environmental protection and mitigation.
•

•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o

Expansion will push additional traffic burden onto surrounding residential streets.

o

Increased traffic will increase safety hazard to children and young adults who walk and
bike to nearby schools.

SEPA does not adequately support the argument that the structure is integrated into the
existing neighborhood.
o

The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.

o

The building’s physical size is disproportionate to nearby homes.

o

The building is not well screened.

o

The building would be better suited to a hidden, western edge of their property
adjacent to wooded area.

•

SEPA highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.

•

SEPA does not adequately address additional light pollution created for adjacent residences
across the street on 176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1. Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after
project construction.
1

Emerald Heights states that 38% of the final area will include pervious land.
This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very
small portion of the build area will include plantings. An estimated <10% of land will be
replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears
to be based on its entire 38-acre property even though more than half of their acreage is
Class II stream/Critical area and unbuildable. In an attempt to maximize profit, they are
pushing high density structures to the edges of their buildable land. If the purpose of the
zoning control is to maintain even and aesthetically acceptable building patterns across
discontinuous land use areas, their proposal is a failure.
Instead, I suggest they convert the buildable land on their western boundary that currently
houses 4 single residence cottages into higher density development. In this way, the large
structure would be shielded from nearby communities. Relocating displaced cottages to
their eastern border could be accommodated with less screening and more overall harmony
with the surrounding neighborhood near 176thAve NE.

2. Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration
of runoff to recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retain existing vegetation to
maximum extent feasible”, yet they also state on page 11 of SEPA that 100% of the existing
vegetation will be removed from site. These statements are mutually exclusive of one
another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed
into a small bump out in front of a small portion of the structure. Their answer to this
question is far overstated.

3. Section B, Item 4c (page 12): Provide the number of significant and landmark trees located
on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other
documents they have provided. Per their Arborist study, “126 significant trees were
identified” in the build area and only 3 trees are proposed to be saved in this construction
area (2% of existing trees will be retained, not 87%). The addition of 4 new deciduous trees
and a number of smaller “evergreen trees” is a perfunctory gesture that fails to maintain the
spirit of the SEPA intent.

4. Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or
enhance vegetation of the site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in
harmony with the lush and natural aesthetic of the surrounding landscape”. Their
2

statement is incorrect. The proposal removes 98% of existing vegetation and replaces it
with a 3-story monstrosity with poor attention to plantings near the base of the
structure. Replacement trees will never reach mature height given constraints imposed by
the new structure. There is very little preserved and nothing in this build area is enhanced
with this proposal.

5. Section B, Item 5a (page 13): affected animals
Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly
decreasing due to explosive growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby
Greystone neighborhood on Emerald Heights northern border.

6. Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30%
evergreens…”. This is a misleading and deceptive statistic. I believe they are indicating the
% of new plantings that will include evergreens. This is not the same as the % of total plants
on the site.

7. Section B, item 8c (page 16): Describe and structures on site:
Emerald Heights suggests their buildings “have a residential quality to them”. This is
subjective, and I find Emerald Height’s depiction absurd. How have they determined the
building has a “residential quality to them”? I could just as easily say the building has a
“Depressing Monolith Communist-Bloc Architecture quality to them.”

8. Section B, Item 8i (page 17): How many people would reside or work in the completed
project
Emerald Heights has omitted increased work staff needed at the new facility. This should be
factored into the traffic impact calculations. This is relevant, as I am already aware of
existing Emerald Heights staff illegally parking on NE 108th Ave during work hours. Do they
have sufficient parking in place today? If they are not planning for it in SEPA, is the City not
getting full disclosure?

9. Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be
altered or obstructed?
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Emerald Height response is “views for the neighboring developments will not be
altered”. This is grotesquely false. How can the City approve such an obviously incorrect
statement? Please refer to previous complaints from Abbey Road HOA petition (>150
signatures) and the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They
answer SEPA questions in context to their isolated community. Hundreds of community
members outside their property are impacted by this plan. Their proposed structure does
not attempt to match the look and feel of neighboring communities. How can the SEPA not
capture that critical impact?

10. Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the
proposal produce?
The structure will create light pollution for me in my home on 177th Ct NE. This is not
adequately addressed in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110thWay blocks all
nuisance lighting from Emerald Heights facility at night. This canopy would be removed to
accommodate the new building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate
plantings would be small and would provide almost no screening. In addition, a large
number of deciduous trees are proposed and will provide no screening in fall and winter
months.

11. Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
·
The 2010 traffic report uses a 2% growth assumption which does not match the
recent growth patterns near this property. Consider the explosive growth in past 7years
along NE 116th St. This has significantly affected traffic patterns on adjacent roads. Jeff
Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road
HOA with relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in
3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in
6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA
plan.
·
The 2010 traffic report grossly understates the actual traffic flow. It suggests 9
cars enter Abbey Roadon north side of Emerald Heights at peak PM rush hour. I drive
this route daily, and can emphatically state this is incorrect. During the 5 minutes it
usually takes me transverse this length of road, I encounter a backup of at least 5 cars at
the 172nd Ave NE intersection. To clarify: I see 5 cars in 5 minutes, not 5 cars over the
span of 4 peak transit hours. The 2010 study is not a sound basis to support SEPA DNS.
4

·
The 2010 report claims no significant traffic accidents had occurred and uses that
conclusion to extrapolate risks through 2020! I know from direct observation there
have been multiple accidents on this road in past 7 years. An increased traffic burden
from this construction puts additional cars on the road and the safety of children who
walk and bike to school at risk. Has Emerald Heights collected data from Redmond
Police to support their position? If not, why not?
·
Increased traffic volume and high rate of speeds observed on 176thAve have been
mentioned multiple times to the City of Redmond by the Abbey Road HOA. At the April
HOA meeting, the HOA members voiced support for traffic calming measures, and this
feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not
heard of any concrete plans to mitigate these concerns. Adding additional residences at
Emerald Heights will increase traffic from new residents, additional visitors and staff
members. This will tax an already dangerous corridor that the City of Redmond has
already identified. I do not see this highlighted in SEPA DNS.

12. Section B, Item 14f (page 23): Proposed measures to reduce or control transportation
impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number
of staff, or increased number of persons in independent living. In 2013, Emerald Heights
expanded the size of their Independent Living units without any traffic mitigation efforts on
176th Ave. the increase in traffic volume between 2013 and 2016 are correlated to these
unit construction, yet the City did not appropriately hold Emerald Heights accountable for
this burden.

13. Section B, Item 15 (page 23): Would the project result in an increased need for public
services?
Emerald Heights states “no”. how can this be? They plan to increase the population density
at the site, but not plan for increased need for public services? Absurd!

Click here to report this email as spam.
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To:
Cc:
Subject:

Mike Elliott
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Elliott,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Mike Elliott [mailto:michael_a_elliott@yahoo.com]
Sent: Wednesday, June 14, 2017 7:38 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Mayor (Internet) <Mayor@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Mr. Sticka and Mr Mayor,

I live directly across the street from Emerald Heights on NE 108th Way and I have reviewed
Emerald Height’s SEPA DNS report and continue to have concerns, shared with many of my
neighbors, about the proposed expansion. Please add my comments below into the public
record. I realize there hasn't been much transparency on this project in the early stages of this
project but am happy for the opportunity for our neighborhood's voice to be heard; and hopefully
an agreement reached.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.
Summary of Objection: Emerald Heights has not adequately supported their position that
they have met all of Redmond’s regulations for environmental protection and mitigation.
•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o

Expansion will push additional traffic burden onto surrounding residential streets.

o

Increased traffic will increase safety hazard to children and young adults who
walk and bike to nearby schools.
1

•

SEPA does not adequately support the argument that the structure is integrated into the
existing neighborhood.
o

The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.

o

The building’s physical size is disproportionate to nearby homes.

o

The building is not well screened.

o

The building would be better suited to a hidden, western edge of their property
adjacent to wooded area.

•

SEPA highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.

•

SEPA does not adequately address additional light pollution created for adjacent
residences across the street on 176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1. Section B, Item 1g (page 6): What % of site will be covered with impervious
surfaces after project construction.
Emerald Heights states that 38% of the final area will include pervious land.
This is certainly incorrect; as a visual estimation of their submitted drawing suggests
a very small portion of the build area will include plantings. An estimated <10% of
land will be replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation
appears to be based on its entire 38-acre property even though more than half of their
acreage is Class II stream/Critical area and unbuildable. In an attempt to maximize
profit, they are pushing high density structures to the edges of their buildable land. If
the purpose of the zoning control is to maintain even and aesthetically acceptable
building patterns across discontinuous land use areas, their proposal is a failure.
Instead, I suggest they convert the buildable land on their western boundary that
currently houses 4 single residence cottages into higher density development. In this
way, the large structure would be shielded from nearby communities. Relocating
displaced cottages to their eastern border could be accommodated with less screening
and more overall harmony with the surrounding neighborhood near 176thAve NE.

2. Section B, Item 3a8 (page 9): Provide details on how you propose to maximize
infiltration of runoff to recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retain existing vegetation
to maximum extent feasible”, yet they also state on page 11 of SEPA that 100% of
the existing vegetation will be removed from site. These statements are mutually
exclusive of one another.
2

Replaced landscape is also limited to small bushes and a few token evergreen trees
stuffed into a small bump out in front of a small portion of the structure. Their
answer to this question is far overstated.

3. Section B, Item 4c (page 12): Provide the number of significant and landmark
trees located on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other
documents they have provided. Per their Arborist study, “126 significant trees were
identified” in the build area and only 3 trees are proposed to be saved in this
construction area (2% of existing trees will be retained, not 87%). The addition of 4
new deciduous trees and a number of smaller “evergreen trees” is a perfunctory
gesture that fails to maintain the spirit of the SEPA intent.

4. Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to
preserve or enhance vegetation of the site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are
in harmony with the lush and natural aesthetic of the surrounding landscape”. Their
statement is incorrect. The proposal removes 98% of existing vegetation and replaces
it with a 3-story monstrosity with poor attention to plantings near the base of the
structure. Replacement trees will never reach mature height given constraints
imposed by the new structure. There is very little preserved and nothing in this build
area is enhanced with this proposal.

5. Section B, Item 5a (page 13): affected animals
Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly
decreasing due to explosive growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the
nearby Greystone neighborhood on Emerald Heights northern border.

6. Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30%
evergreens…”. This is a misleading and deceptive statistic. I believe they are
indicating the % of new plantings that will include evergreens. This is not the same
as the % of total plants on the site.

7. Section B, item 8c (page 16): Describe and structures on site:
3

Emerald Heights suggests their buildings “have a residential quality to them”. This is
subjective, and I find Emerald Height’s depiction absurd. How have they determined
the building has a “residential quality to them”? I could just as easily say the building
has a “Depressing Monolith Communist-Bloc Architecture quality to them.”

8. Section B, Item 8i (page 17): How many people would reside or work in the
completed project
Emerald Heights has omitted increased work staff needed at the new facility. This
should be factored into the traffic impact calculations. This is relevant, as I am
already aware of existing Emerald Heights staff illegally parking on NE 108th Ave
during work hours. Do they have sufficient parking in place today? If they are not
planning for it in SEPA, is the City not getting full disclosure?

9. Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity
would be altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be
altered”. This is grotesquely false. How can the City approve such an obviously
incorrect statement? Please refer to previous complaints from Abbey Road HOA
petition (>150 signatures) and the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They
answer SEPA questions in context to their isolated community. Hundreds of
community members outside their property are impacted by this plan. Their proposed
structure does not attempt to match the look and feel of neighboring
communities. How can the SEPA not capture that critical impact?

10. Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare
will the proposal produce?
The structure will create light pollution for me in my home on 177th Ct NE. This is
not adequately addressed in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110thWay blocks
all nuisance lighting from Emerald Heights facility at night. This canopy would be
removed to accommodate the new building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate
plantings would be small and would provide almost no screening. In addition, a large
number of deciduous trees are proposed and will provide no screening in fall and
winter months.
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11. Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
·
The 2010 traffic report uses a 2% growth assumption which does not match
the recent growth patterns near this property. Consider the explosive growth in
past 7years along NE 116th St. This has significantly affected traffic patterns on
adjacent roads. Jeff Palmer, City Neighborhood Traffic Coordinator has
separately provided Abbey Road HOA with relevant traffic study data from 2013
and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959
cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37%
growth in 3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50%
growth in 6yrs).
o The latter two studies are not taken into account in Emerald Height’s
SEPA plan.
·
The 2010 traffic report grossly understates the actual traffic flow. It
suggests 9 cars enter Abbey Roadon north side of Emerald Heights at peak PM
rush hour. I drive this route daily, and can emphatically state this is
incorrect. During the 5 minutes it usually takes me transverse this length of road,
I encounter a backup of at least 5 cars at the 172nd Ave NE intersection. To
clarify: I see 5 cars in 5 minutes, not 5 cars over the span of 4 peak transit
hours. The 2010 study is not a sound basis to support SEPA DNS.
·
The 2010 report claims no significant traffic accidents had occurred and
uses that conclusion to extrapolate risks through 2020! I know from direct
observation there have been multiple accidents on this road in past 7 years. An
increased traffic burden from this construction puts additional cars on the road
and the safety of children who walk and bike to school at risk. Has Emerald
Heights collected data from Redmond Police to support their position? If not,
why not?
·
Increased traffic volume and high rate of speeds observed on 176thAve
have been mentioned multiple times to the City of Redmond by the Abbey Road
HOA. At the April HOA meeting, the HOA members voiced support for traffic
calming measures, and this feedback was given to the City of Redmond. As of
today, the Abbey Road HOA has not heard of any concrete plans to mitigate these
concerns. Adding additional residences at Emerald Heights will increase traffic
from new residents, additional visitors and staff members. This will tax an
already dangerous corridor that the City of Redmond has already identified. I do
not see this highlighted in SEPA DNS.

12. Section B, Item 14f (page 23): Proposed measures to reduce or control
transportation impacts

5

Emerald Heights discusses no plan to address increase in # of visitors, the increased
number of staff, or increased number of persons in independent living. In 2013,
Emerald Heights expanded the size of their Independent Living units without any
traffic mitigation efforts on 176th Ave. the increase in traffic volume between 2013
and 2016 are correlated to these unit construction, yet the City did not appropriately
hold Emerald Heights accountable for this burden.

13. Section B, Item 15 (page 23): Would the project result in an increased need for
public services?
Emerald Heights states “no”. how can this be? They plan to increase the population
density at the site, but not plan for increased need for public services? Absurd!

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Michael Kammer <michaelk@mkammer.com>
Tuesday, May 30, 2017 8:09 PM
'Georgette Kammer'; Benjamin Sticka
MayorCouncil
Re: Party of Record for Project Name: Emerald Heights AL and IL Bldg File Number:
LAND -2016 - 01735
Emerald Heights AL and IL Bldg File# LAND -2016 - 01735 Non-Compliance.pdf

Dear Mr. Sticka,

I have received notice that Emerald Heights has submitted a proposal to the City of Redmond for a new
“3 Level Assisted Living Building with a Skybridge connecting to an Existing Independent Living
Building”. This 347 foot long building will have a multiple floor underground parking garage and will be
immediately adjacent to 176th Ave NE between NE 110th Way and NE 108th Way.

There are significant concerns including: destruction of mature trees and green space along 176th Ave
NE, 24 / 7 light and noise pollution, and the addition of a multi-story structure which is not
architecturally consistent with an established single family community.

This will detract from the natural beauty of our neighborhood and also hurt our property values.
City plans show that Emerald Heights has plenty of alternative space within their property and away
from 176th Ave NE in which this structure could be built.

It has come to my attention that there are areas of Non-Compliance of which I have attached as a PDF.
The areas where the proposed new facility is not compliant are underlined. This is only a subset of the
numerous areas of non-compliance.

I would like to become a Party of Record in this proposal.
Name:Michael Kammer
Address: 10906 177th Ct. NE, Redmond, WA 98052
Email: michaell@mkammer.com

1

Thank you for your attention.

Sincerely,

Michael Kammer
michaell@mkammer.com
206-818-2654

Click here to report this email as spam.
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To:
Cc:
Subject:

Michael Kammer
Julie Lawton
RE: Party of Record for Project Name: Emerald Heights AL and IL Bldg File Number:
LAND -2016 - 01735

Dear Michael Kammer,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Michael Kammer [mailto:michaelk@mkammer.com]
Sent: Tuesday, May 30, 2017 8:09 PM
To: 'Georgette Kammer' <gettep@mkammer.com>; Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Re: Party of Record for Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Mr. Sticka,

I have received notice that Emerald Heights has submitted a proposal to the City of Redmond for
a new “3 Level Assisted Living Building with a Skybridge connecting to an Existing
Independent Living Building”. This 347 foot long building will have a multiple
floor underground parking garage and will be immediately adjacent to 176th Ave NE
between NE 110th Way and NE 108th Way.

There are significant concerns including: destruction of mature trees and green space along
176th Ave NE, 24 / 7 light and noise pollution, and the addition of a multi-story structure which
is not architecturally consistent with an established single family community.

This will detract from the natural beauty of our neighborhood and also hurt our property values.
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City plans show that Emerald Heights has plenty of alternative space within their
property and away from 176th Ave NE in which this structure could be built.

It has come to my attention that there are areas of Non-Compliance of which I have attached as a
PDF. The areas where the proposed new facility is not compliant are underlined. This is only a
subset of the numerous areas of non-compliance.

I would like to become a Party of Record in this proposal.
Name:Michael Kammer
Address: 10906 177th Ct. NE, Redmond, WA 98052
Email: michaell@mkammer.com

Thank you for your attention.

Sincerely,

Michael Kammer
michaell@mkammer.com
206-818-2654
Click here to report this email as spam.
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From:
Sent:
To:
Subject:
Attachments:

Michael Kammer <michael@mkammer.com>
Tuesday, June 13, 2017 7:53 PM
Benjamin Sticka; allyn.higashi@gmail.com; 'Georgette Kammer'
Emerald Heights expansion
Emerald Heights SEPA DNS Comments - Fischer 06122017.docx

Mr. Higashi,
I am a home owner in the affected area of the Emerald Heights planned expansion.
While the city has determined that the expansion is "Non-Significant" I strongly disagree. In fact the fact that I am
sending you an email proves that it is NOT non-significant.
If the issue truly WAS not significant, you would not hear from anyone regarding this planned expansion.
This planned expansion will certainly affect the neighborhood. To suggest otherwise would be unreasonable.
To PROVE how this expansion would affect my life is also unreasonable.
This proof could only be provided ONCE the expansion is underway and or completed. By then any such proof would
have no chance of affecting anything since the damage would have been done.
Let us examine the items that will change:
Traffic will increase
Noise will increase
the aesthetics of the neighborhood will increase
Delivery vehicle traffic will increase
Emergency service vehicle traffic will increase
So of COURSE there will be an impact.
One item of note: I attended the last home owners association meeting AT Emerald Heights 2 months ago. Emerald
heights took great pleasure of showing how good of a neighbor they are by illustrating their RAILROAD.
No mention at this time was made of this future expansion plan.
That would have been the time to broach the subject to the home owners of Abbey Road
I strongly feel that by Emerald Heights pursuing this expansion within 2 months AFTER the yearly home owners
association at Emerald Heights proves that they are hiding the impact from the neighboring homeowners.
Emerald Heights, by their deliberate non-disclosure of this issue at the Abbey Road home owner's association meeting is
in my view highly disingenuous.
Regards,
1

Michael Kammer
206-818-2654
10906 177th CT NE
Redmond WA 98052
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Anthony Fischer
17711 NE 110th Way
Redmond, WA 98052
aafischer@gmail.com

June 11, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report and continue to have a number of concerns about
the proposed expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position they have met
all of Redmond’s regulations for environmental protection and mitigation.
•

•

•
•

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and
bike to nearby schools.
SEPA does not adequately support argument that structure is integrated into the existing
neighborhood.
o The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property
adjacent to wooded area.
SEPA highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.
SEPA does not adequately address additional light pollution created for adjacent residences
across the street on 176th Ave NE.

Detailed SEPA DNS Errors/Omissions
1) Section B, Item 1g (page 6): What % of site will be covered with impervious surfaces after
project construction.
Emerald Heights states 38% of the final area will include pervious land.
This is certainly incorrect; as a visual estimation of their submitted drawing suggests a very
small portion of the build area will include plantings. I estimate <10% of land will be
replanted.
I also ask the city to consider that Emerald Height’s R6 zone expansion calculation appears
to be based on its entire 38-acre property even though more than half of their acreage is
Class II stream/Critical area and unbuildable. In an attempt to maximize profit, they are
pushing high density structures to the edges of their buildable land. If the purpose of the
zoning control is to maintain even and aesthetically acceptable building patterns across
discontinuous land use areas, their proposal is a failure.
Instead, I suggest they convert the buildable land on their western boundary that currently
houses 4 single residence cottages into higher density development. In this way, the large
structure would be shielded from nearby communities. Relocating displaced cottages to
their eastern border could be accommodated with less screening and more overall harmony
with the surrounding neighborhood near 176th Ave NE.

2) Section B, Item 3a8 (page 9): Provide details on how you propose to maximize infiltration
of runoff to recharge associated stream during the summer months.
Emerald Heights claims to “maximize landscaped area and retail existing vegetation to
maximum extent feasible”, yet they also state on page 11 of SEPA that 100% of the existing
vegetation will be removed from site. These statements are mutually exclusive of one
another.
Replaced landscape is also limited to small bushes and a few token evergreen trees stuffed
into a small bump out in front of a small portion of the structure. Their answer to this
question is far overstated.

3) Section B, Item 4c (page 12): Provide the number of significant and landmark trees located
on site…
Emerald Heights states that “87.7% trees [will be] saved” but this conflicts with other
documents they have provided. Per their Arborist study, “126 significant trees were
identified” in the build area and only 3 trees are proposed to be saved in this construction
area (2% of existing trees will be retained, not 87%). The addition of 4 new deciduous trees
and a number of smaller “evergreen trees” is a perfunctory gesture that fails to maintain the
spirit of the SEPA intent.

4) Section B, Item 4e (page 12): Proposed landscaping, use of native plants, to preserve or
enhance vegetation of the site.
Emerald Heights states “Many of the shrubs and groundcovers are natives and all are in
harmony with the lush and natural aesthetic of the surrounding landscape”. Their
statement is incorrect. The proposal removes 98% of existing vegetation and replaces it
with a 3-story monstrosity with poor attention to plantings near the base of the structure.
Replacement trees will never reach mature height given constraints imposed by new
structure. There is very little preserved and nothing is build area is enhanced with this
proposal.

5) Section B, Item 5a (page 13): affected animals
Emerald Heights neglects to include Eagles and Black Bears, whose habitat is rapidly
decreasing due to explosive growth on 116th Ave and nearby.
In fact, there was a sighting on May 24, 2017, of a black bear by residents in the nearby
Greystone neighborhood on Emerald Heights northern border.

6) Section B, Item 5d (page 13): proposed measures to preserve or enhance wildlife.
Emerald Heights states “trees replaced on site will include minimum of 30% evergreens…”.
This is a misleading and deceptive statistic. I believe they are indicating the % of new
plantings that will include evergreens. This is not the same as the % of total plants on the
site.

7) Section B, item 8c (page 16): Describe and structures on site:
Emerald Heights suggests their buildings “have a residential quality to them”. This is
subjective, and I find Emerald Height’s depiction absurd. How have they determined the
building has a “residential quality to them”? I could just as easily say the building has a
“Depressing Monolith Communist-Bloc Architecture quality to them”

8) Section B, Item 8i (page 17): How many people would reside or work in the completed
project
Emerald Heights has omitted increased work staff needed at the new facility. This should be
into the traffic impact calculations. This is relevant, as I am already aware of existing
Emerald Heights staff illegally parking on NE 108th Ave during work hours. Do they have
sufficient parking in place today? If they are not planning for it in SEPA, is the City not
getting full disclosure?

9) Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be
altered or obstructed?
Emerald Height response is “views for the neighboring developments will not be altered”.
This is grotesquely false. How can the City approve such an obviously incorrect statement?
Please refer to previous complaints from Abbey Road HOA petition (>150 signatures) and
the 80+ emails your office has received on this topic.
Emerald Heights position on their expansion ignores the adjacent communities. They
answer SEPA questions in context to their isolated community. Hundreds of community
members outside their property are impacted by this plan. Their proposed structure does
not attempt to match the look and feel of neighboring communities. How can the SEPA not
capture that critical impact?

10) Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the
proposal produce?
The structure will create light pollution for residents across the street of 176th Ave NE. This
is not adequately addressed in Emerald Height’s response.
The existing tree canopy that exists between NE 108th Ave and NE 110th Way blocks all
nuisance lighting from Emerald Heights facility at night. This canopy would be removed to
accommodate the new building. Window blinds alone are not sufficient.
The renderings of the future views are based on a 10-year projection. The immediate
plantings would be small and would provide almost no screening. In addition, a large
number of deciduous trees are proposed and will provide no screening in fall and winter
months.

11) Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day
SEPA says” there would be no change in the traffic generated…” False.
•

The 2010 traffic report uses a 2% growth assumption which does not match the recent
growth patterns near this property. Consider the explosive growth in past 7years along
NE 116th St. This has significantly affected traffic patterns on adjacent roads. Jeff
Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road
HOA with relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in
3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in
6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.

•

The 2010 traffic report grossly understates the actual traffic flow. It suggests 9 cars
enter Abbey Road on north side of Emerald Heights at peak PM rush hour. I drive this
route daily, and can emphatically state this is incorrect. During the 5 minutes it usually
takes me transverse this length of road, I encounter a backup of at least 5 cars at the
172nd Ave NE intersection. To clarify: I see 5 cars in 5 minutes, not 5 cars over the span
of 4 peak transit hours. The 2010 study is not a sound basis to support SEPA DNS.

•

The 2010 report claims no significant traffic accidents had occurred and uses that
conclusion to extrapolate risks through 2020! I know from direct observation there
have been multiple accidents on this road in past 7 years. An increased traffic burden
from this construction puts additional cars on the road and the safety of children who
walk and bike to school at risk. Has Emerald Heights collected data from Redmond
Police to support their position? If not, why not?

•

Increased traffic volume and high rate of speeds observed on 176th Ave have been
mentioned multiple times to the City of Redmond by the Abbey Road HOA. At the April
HOA meeting, the HOA members voiced support for traffic calming measures, and this
feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not
heard of any concrete plans to mitigate these concerns. Adding additional residences at
Emerald Heights will increase traffic from new residents, additional visitors and staff
members. This will tax an already dangerous corridor that the City of Redmond has
already identified. I do not see this highlighted in SEPA DNS.

12) Section B, Item 14f (page 23): Proposed measures to reduce or control transportation
impacts
Emerald Heights discusses no plan to address increase in # of visitors, the increased number
of staff, or increased number of persons in independent living. In 2013, Emerald Heights
expanded the size of their Independent Living units without any traffic mitigation efforts on
176th Ave. the increase in traffic volume between 2013 and 2016 are correlated to these
unit construction, yet the City did not appropriately hold Emerald Heights accountable for
this burden.

13) Section B, Item 15 (page 23): Would the project result in an increased need for public
services?
Emerald Heights states “no”. how can this be? They plan to increase the population density
at the site, but not plan for increased need for public services? Absurd!

From:
Sent:
To:
Subject:

Michael Kammer <michael@mkammer.com>
Tuesday, June 13, 2017 9:19 PM
Benjamin Sticka; allyn.higashi@gmail.com; 'Georgette Kammer'
Re: Emerald Heights expansion (revised email)

Mr Sticka,
I am a home owner in the affected area of the Emerald Heights planned expansion.
While the city has determined that the expansion is "Non-Significant" I strongly disagree.
In fact the fact that I am sending you an email proves that it is NOT non-significant. If the issue truly WAS not significant,
you would not hear from anyone regarding this planned expansion.
This planned expansion will certainly affect the neighborhood. To suggest otherwise would be unreasonable.
To PROVE how this expansion would affect my life is also unreasonable.
This proof could only be provided ONCE the expansion is underway and or completed. By then any such proof would
have no chance of affecting anything since the damage would have been done.
Let us examine the items that will change:
Traffic will increase
Noise will increase
The aesthetics of the neighborhood will decrease Delivery vehicle traffic will increase Emergency service vehicle traffic
will increase So of COURSE there will be an impact.
One item of note: I attended the last home owners association meeting AT Emerald Heights 2 months ago. Emerald
heights took great pleasure of showing how good of a neighbor they are by illustrating their RAILROAD.
No mention at this time was made of this future expansion plan. That would have been the time to broach the subject to
the home owners of Abbey Road I strongly feel that by Emerald Heights pursuing this expansion within 2 months AFTER
the yearly home owners association at Emerald Heights proves that they are hiding the impact from the neighboring
homeowners.
Emerald Heights, by their deliberate non-disclosure of this issue at the Abbey Road home owner's association meeting
is in my view highly disingenuous.
Regards,
Michael Kammer
206-818-2654
10906 177th CT NE Redmond WA 98052
Note, please ignore the previous email addressed to Mr. Higashi, (thank you)
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To:
Cc:
Subject:

Michael Kammer
Julie Lawton
RE: Emerald Heights expansion (revised email)

Mr. Kammer,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
-----Original Message----From: Michael Kammer [mailto:michael@mkammer.com]
Sent: Tuesday, June 13, 2017 9:19 PM
To: Benjamin Sticka <bsticka@redmond.gov>; allyn.higashi@gmail.com; 'Georgette Kammer' <gettep@mkammer.com>
Subject: Re: Emerald Heights expansion (revised email)
Mr Sticka,
I am a home owner in the affected area of the Emerald Heights planned expansion.
While the city has determined that the expansion is "Non-Significant" I strongly disagree.
In fact the fact that I am sending you an email proves that it is NOT non-significant. If the issue truly WAS not significant,
you would not hear from anyone regarding this planned expansion.
This planned expansion will certainly affect the neighborhood. To suggest otherwise would be unreasonable.
To PROVE how this expansion would affect my life is also unreasonable.
This proof could only be provided ONCE the expansion is underway and or completed. By then any such proof would
have no chance of affecting anything since the damage would have been done.
Let us examine the items that will change:
Traffic will increase
Noise will increase
The aesthetics of the neighborhood will decrease Delivery vehicle traffic will increase Emergency service vehicle traffic
will increase So of COURSE there will be an impact.
One item of note: I attended the last home owners association meeting AT Emerald Heights 2 months ago. Emerald
heights took great pleasure of showing how good of a neighbor they are by illustrating their RAILROAD.
No mention at this time was made of this future expansion plan. That would have been the time to broach the subject to
the home owners of Abbey Road I strongly feel that by Emerald Heights pursuing this expansion within 2 months AFTER
1

the yearly home owners association at Emerald Heights proves that they are hiding the impact from the neighboring
homeowners.
Emerald Heights, by their deliberate non-disclosure of this issue at the Abbey Road home owner's association meeting
is in my view highly disingenuous.
Regards,
Michael Kammer
206-818-2654
10906 177th CT NE Redmond WA 98052
Note, please ignore the previous email addressed to Mr. Higashi, (thank you)
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From:
Sent:
To:
Cc:
Subject:

Minjie Pan <minjie.pan@gmail.com>
Monday, May 29, 2017 9:35 PM
Benjamin Sticka
MayorCouncil
Comments on Emerald Heights AL and IL Bldg

Hi Mr Sticka,
I sent a email regarding the Emerald Heights new building proposal about 1 week ago, but
haven’t received any words back. In case you did not receive my previous email, I want to
address my concerns about this project in this email.
As a resident in Abbey Road, I’d like to make comments on this project and I’d also like
to become a party of record.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Contact Name: Minjie Pan
Phone: 312-307-0749
Email: minjie.pan@gmail.com
Address: 10907 177th Ct NE, Redmond, WA 98052
Comments:
1, The outlook of the building doesn’t match the community style and will definitely ruin the stunning view of
176th. The view is part of the reason why we bought our house. This might decrease the home values of the
whole Abbey Road.
2, The height of the building is too tall that all the houses across 176th will be overlooked by anyone in the
building and we will have no privacy.
3, People in the neighborhood love to walk dog, go jogging, ride bikes along the 176th, the removal of the
trees and green belts will greatly affect lots of peoples’ life style.
4, Most families across the building has young kids who need naps during daytime (some are babies only few
months old and needs more than one nap everyday), the construction noise will greatly affect them.
5,Our kids love to see the deers walking by or drinking at the storm pond, the removal of the trees will also
affect the nature life.
So we are strongly against the proposal and hope you can reconsider it.
1

Thanks,

Click here to report this email as spam.
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To:
Cc:
Subject:

Minjie Pan
Julie Lawton
RE: Comments on Emerald Heights AL and IL Bldg

Dear Minjie Pan,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Minjie Pan [mailto:minjie.pan@gmail.com]
Sent: Monday, May 29, 2017 9:35 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Comments on Emerald Heights AL and IL Bldg

Hi Mr Sticka,
I sent a email regarding the Emerald Heights new building proposal about 1 week ago, but
haven’t received any words back. In case you did not receive my previous email, I want to
address my concerns about this project in this email.
As a resident in Abbey Road, I’d like to make comments on this project and I’d also like
to become a party of record.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Contact Name: Minjie Pan
Phone: 312-307-0749
Email: minjie.pan@gmail.com
Address: 10907 177th Ct NE, Redmond, WA 98052
1

Comments:
1, The outlook of the building doesn’t match the community style and will definitely ruin the stunning view of
176th. The view is part of the reason why we bought our house. This might decrease the home values of the
whole Abbey Road.
2, The height of the building is too tall that all the houses across 176th will be overlooked by anyone in the
building and we will have no privacy.
3, People in the neighborhood love to walk dog, go jogging, ride bikes along the 176th, the removal of the
trees and green belts will greatly affect lots of peoples’ life style.
4, Most families across the building has young kids who need naps during daytime (some are babies only few
months old and needs more than one nap everyday), the construction noise will greatly affect them.
5,Our kids love to see the deers walking by or drinking at the storm pond, the removal of the trees will also
affect the nature life.
So we are strongly against the proposal and hope you can reconsider it.
Thanks,

Click here to report this email as spam.

2

To:
Cc:
Subject:

Nancy Irwin
ICE Brian Bilodeau; Julie Lawton
RE: Regarding LAND-2016-01735 Emerald Heights Building

Ms. Irwin,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, per your request, I have added you as a “Party of Record”. Finally, I have
shared your concerns with Julie Lawton with Emerald Heights. If you have any additional questions,
please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Nancy Irwin [mailto:smishmallow@gmail.com]
Sent: Thursday, May 18, 2017 8:56 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: ICE Brian Bilodeau <brian_bilodeau@hotmail.com>
Subject: Regarding LAND-2016-01735 Emerald Heights Building
Hello Mr. Sticka,
We did not receive Redmond City’s Notice of Application for Emerald Height’s Assisted Living Building (LAND-201601735), but were made aware of the proposed development by neighbors in the Fieldstone community of Abbey
Road. We are 9 year residents of Abbey Road and would like to become a party of record.
It is our understanding that Emerald Heights plans to remove the green-belt adjacent to 176th Ave NE near the
intersection of NE 110th Way, replacing it with a 3 level assisted living building with a skybridge connecting to an
existing independent living building. This 347 foot long building will have a multiple floor underground parking
garage and will be immediately adjacent to 176th Ave NE between NE 110th Way and NE 108th Way.
We are concerned about the proposal as it will lead to the destruction of mature trees and green space along 176th
Ave NE, 24 / 7 light and noise pollution, and the addition of a multi-story structure which is not architecturally
consistent with an established single family community. This will detract from the natural beauty of our neighborhood
and also hurt our property values.
City plans show that Emerald Heights has plenty of alternative space within their property and away from 176th Ave
NE in which this structure could be built:
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046
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Our family asks that you consider the negative impacts this expansion will create and work with Emerald Heights to
develop alternate solutions.
Sincerely,
Nancy Irwin & Brian Bilodeau
17744 NE 108th Way
Redmond, WA 90852
C. 425-202-7560

Click here to report this email as spam.
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To:
Cc:
Subject:

Nancy Irwin
ICE Brian Bilodeau; Julie Lawton
RE: Regarding LAND-2016-01735 Emerald Heights Building

Ms. Irwin,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, per your request, I have added you as a “Party of Record”. Finally, I have
shared your concerns with Julie Lawton with Emerald Heights. If you have any additional questions,
please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Nancy Irwin [mailto:smishmallow@gmail.com]
Sent: Thursday, May 18, 2017 8:56 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: ICE Brian Bilodeau <brian_bilodeau@hotmail.com>
Subject: Regarding LAND-2016-01735 Emerald Heights Building
Hello Mr. Sticka,
We did not receive Redmond City’s Notice of Application for Emerald Height’s Assisted Living Building (LAND-201601735), but were made aware of the proposed development by neighbors in the Fieldstone community of Abbey
Road. We are 9 year residents of Abbey Road and would like to become a party of record.
It is our understanding that Emerald Heights plans to remove the green-belt adjacent to 176th Ave NE near the
intersection of NE 110th Way, replacing it with a 3 level assisted living building with a skybridge connecting to an
existing independent living building. This 347 foot long building will have a multiple floor underground parking
garage and will be immediately adjacent to 176th Ave NE between NE 110th Way and NE 108th Way.
We are concerned about the proposal as it will lead to the destruction of mature trees and green space along 176th
Ave NE, 24 / 7 light and noise pollution, and the addition of a multi-story structure which is not architecturally
consistent with an established single family community. This will detract from the natural beauty of our neighborhood
and also hurt our property values.
City plans show that Emerald Heights has plenty of alternative space within their property and away from 176th Ave
NE in which this structure could be built:
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046
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Our family asks that you consider the negative impacts this expansion will create and work with Emerald Heights to
develop alternate solutions.
Sincerely,
Nancy Irwin & Brian Bilodeau
17744 NE 108th Way
Redmond, WA 90852
C. 425-202-7560

Click here to report this email as spam.
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From:
Sent:
To:
Subject:
Attachments:

Nancy Irwin <smishmallow@gmail.com>
Tuesday, June 13, 2017 11:07 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735
Emerald Heights SEPA DNS Comments - Irwin 06132017.docx

Mr. Sticka,
Please see attached comments regarding SEPA DNS report for Emerald Heights LAND 2016-01735.
Regards,
Nancy Irwin
Nancy Irwin
17744 NE 108th Way
Redmond, WA 98052
P. 425-202-7560
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Nancy Irwin
17744 NE 108th Way
Redmond, WA 98052
June 13, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report and continue to have a number of concerns about
the proposed expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position they have met
all of Redmond’s regulations for environmental protection and mitigation.
•

•

•
•

SEPA DNS report uses an outdated traffic impact study based on incorrect growth assumptions.
o Expansion will push additional traffic burden onto surrounding residential streets.
o Increased traffic will increase safety hazard to children and young adults who walk and
bike to nearby schools.
SEPA DNS report does not adequately support argument that structure is integrated into the
existing neighborhood.
o The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.
o The building’s physical size is disproportionate to nearby homes.
o The building is not well screened.
o The building would be better suited to a hidden, western edge of their property
adjacent to wooded area.
SEPA DNS report highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.
SEPA DNS report does not adequately address additional light pollution created for adjacent
residences across the street on 176th Ave NE.

SEPA DNS Report Inconsistencies:
1) Transportation
Section B, Item 14e, p. 22 - SEPA DNS report states “there would be no change in the traffic
generated…”
•

The 2010 traffic report uses a 2% growth assumption which does not match the recent
growth patterns near this property. Consider the explosive growth in the past 7 years
along NE 116th St. This has significantly affected traffic patterns on adjacent roads. Jeff
Palmer, City Neighborhood Traffic Coordinator has separately provided Abbey Road
HOA with relevant traffic study data from 2013 and 2016.
o Emerald Height’s 2010 traffic report claims an average of 959 cars/day.
o Redmond City’s 2013 traffic report calls out 1313 cars/day. (37% growth in
3yrs).
o Redmond City’s 2016 traffic report calls out 1437 cars/day. (50% growth in
6yrs).
o The latter two studies are not taken into account in Emerald Height’s SEPA plan.

•

Increased traffic volume and high rate of speeds observed on 176th Ave have been
mentioned multiple times to the City of Redmond by the Abbey Road HOA. At the April
HOA meeting, the HOA members voiced support for traffic calming measures, and this
feedback was given to the City of Redmond. As of today, the Abbey Road HOA has not
heard of any concrete plans to mitigate these concerns.

•

I can also provide a recent personal example of dangerous driver behavior observed in
our neighborhood. On April 29 around 11 AM, I was walking with a neighbor and our 3
elementary school girls (ages 7 and 11) to the Horace Mann Bike Derby. The girls were
all on their bicycles. The other parent and I crossed 176th Ave just south of NE 108th
Way where there is a path toward Redmond High School. There is no marked
pedestrian walkway so I walked into the street first to ensure the children could pass
safely. An elderly male driver in a white sedan sped along 176th Ave southbound
despite the fact that I was already standing in the street to allow the girls to safely cross
the street. He slammed on his brakes and came within inches of where I was standing.
He was not apologetic, and did not seem to be concerned that his bumper was almost
touching my legs. If the City of Redmond does not actively monitor this corridor, I fear
that a pedestrian will be seriously injured or killed due to factors that we can control.

•

Adding additional residences at Emerald Heights will increase traffic from new
residents, additional visitors and staff members. This will tax an already dangerous
corridor that the City of Redmond has already identified. I do not see this highlighted
in SEPA DNS report.

2) Aesthetics
The proposed building will lead to the destruction of mature trees and green space along
176th Ave NE, light and noise pollution, and the addition of a multi-story structure which is
not architecturally consistent with an established single family community.

Section B, Item 3a8 ,p.9 – SEPA DNS report states “The project maximizes landscaped area,
and retains existing vegetation to the maximum extent feasible…”
Section B, Item 4b, .p.11 – SEPA DNS report states “ All vegetation within the construction
limits would be removed…” These statements are mutually exclusive of one another.
Section B, Item 8c, p.16 – SEPA DNS report states “The buildings have a residential quality to
them.” The renderings of the proposed building are not architecturally consistent with the
single family residences in the Abbey Road neighborhood.
Section B, Item 10, p. 19 – SEPA DNS report states “views for the neighboring developments
will not be altered” How can the views not be altered by removal of “all vegetation within
the construction limits”? The renderings of the proposed building do not demonstrate
sufficient screening by future plantings and data provided regarding number and type of
future plantings is inconsistent and unclear.
Section B, Item 11a, 11b, p. 20 – SEPA DNS report states “lighting from the finished project
will not be a safety hazard nor interfere with views” The structure will create light pollution
for residents across the street of 176th Ave NE. The tree canopy that currently exists
between NE 108th Way and NE 110th Way blocks nuisance lighting from the facility at
night. This canopy would be removed to accommodate the new building and proposed
plantings do not demonstrate sufficient screening.

To:
Cc:
Subject:

Nancy Irwin
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Ms. Irwin,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
-----Original Message----From: Nancy Irwin [mailto:smishmallow@gmail.com]
Sent: Tuesday, June 13, 2017 11:07 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
Mr. Sticka,
Please see attached comments regarding SEPA DNS report for Emerald Heights LAND 2016-01735.
Regards,
Nancy Irwin
Nancy Irwin
17744 NE 108th Way
Redmond, WA 98052
P. 425-202-7560
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From:
Sent:
To:
Subject:

neil barnett <neilbarnett62@hotmail.com>
Friday, May 19, 2017 5:10 PM
Benjamin Sticka
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Neil Barnett
10914 177th CT NE
Redmond WA, 98052

Mr. Benjamin Sticka,
I recently learned about Emerald Heights plan to expand again but this time it is right opposite our housing
development. The proposed 3 story unit will be right up against the road (practically) and overlooking our
houses, especially when the trees have no leaves. The beauty of Abby Road and its lined trees and bushes will
be disturbed too. I am all in favor of Emerald heights building again, but like last time, they did it inside their
property away from the view of its neighbors. I would request they build their large 3 story building, in our
residential neighborhood, away from the single family housing units that are currently directly across the
street from their current proposed plans. The impact to our property values should also be considered with
this unwelcomed proposal to build directly across from our residential homes/neighborhood.
Thanks in advance for considering other options- Neil
Sent from Mail for Windows 10

Click here to report this email as spam.
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To:
Cc:
Subject:

neil barnett
Julie Lawton
RE: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Mr. Barnett,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your concerns with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: neil barnett [mailto:neilbarnett62@hotmail.com]
Sent: Friday, May 19, 2017 5:10 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Neil Barnett
10914 177th CT NE
Redmond WA, 98052

Mr. Benjamin Sticka,
I recently learned about Emerald Heights plan to expand again but this time it is right opposite our housing
development. The proposed 3 story unit will be right up against the road (practically) and overlooking our
houses, especially when the trees have no leaves. The beauty of Abby Road and its lined trees and bushes will
be disturbed too. I am all in favor of Emerald heights building again, but like last time, they did it inside their
property away from the view of its neighbors. I would request they build their large 3 story building, in our
residential neighborhood, away from the single family housing units that are currently directly across the
street from their current proposed plans. The impact to our property values should also be considered with
this unwelcomed proposal to build directly across from our residential homes/neighborhood.
Thanks in advance for considering other options- Neil
Sent from Mail for Windows 10

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Neil Barnett (CELA) <nbarnett@microsoft.com>
Wednesday, June 14, 2017 9:01 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Hi Ben,

As a resident who lives directly across the street from the proposed the story building I am vastly concerned that this
huge structure will dwarf over the tree line and look down at our house. The building’s contemporary design

conflicts with our established neighborhood and is more than current code in height requirements. We will
lose a lot of mature green space and adding a few shrubs in its place is not the same.

The majority of the neighborhood of Abbey road is against this current proposed plan. Like the last 2
buildings built at EH, they were set back from the road and line of sight. I want to see how it can be built,
within all code guidelines ,and set back into the EH property so the impact to established residential
neighbors is mitigated. The current 3 story plan is not acceptable.

Thanks Neil Barnett- Home Owner
10914 177TH NE, Redmond

Sent from Mail for Windows 10

Click here to report this email as spam.
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To:
Cc:
Subject:

Neil Barnett (CELA)
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Mr. Barnett,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Neil Barnett (CELA) [mailto:nbarnett@microsoft.com]
Sent: Wednesday, June 14, 2017 9:01 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735
Hi Ben,

As a resident who lives directly across the street from the proposed the story building I am vastly
concerned that this huge structure will dwarf over the tree line and look down at our house. The
building’s contemporary design conflicts with our established neighborhood and is more than current code
in height requirements. We will lose a lot of mature green space and adding a few shrubs in its place is not
the same.

The majority of the neighborhood of Abbey road is against this current proposed plan. Like the last 2
buildings built at EH, they were set back from the road and line of sight. I want to see how it can be built,
within all code guidelines ,and set back into the EH property so the impact to established residential
neighbors is mitigated. The current 3 story plan is not acceptable.

Thanks Neil Barnett- Home Owner
10914 177TH NE, Redmond

Sent from Mail for Windows 10
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From:
Sent:
To:
Subject:

Niklas Gustafsson <niklas.gustafsson@outlook.com>
Thursday, May 18, 2017 7:48 PM
Benjamin Sticka
Emerald Heights Expansion plan

Mr. Sticka,
This is about the project named “Emerald Heights AL and IL Bldg”, file number: LAND -2016 – 01735. We own property
within 500 feet of this project, and were recently sent a letter informing us of the plans.
We have serious concerns about how this project will radically change the character of the neighborhood along 176th
Ave NE. The proposed building seems entirely out of character for the neighborhood. Unlike the rest of the Emerald
Heights complex, which is mostly nestled among the trees far from the road, this building will be situated within a few
feet of the property line adjacent to the street. With so much of the western parts of the Emerald Heights property
remaining undeveloped, it seems surprising to the point of shocking, that the western part isn’t being used for
expansion instead of the eastern, already densely developed area.
Beyond concerns about the location, the proposed architecture and choice of building materials are also entirely out of
character for the neighborhood; the building, while perhaps aligned with the architectural designs that are going up in
downtown Redmond, will be an eyesore in this area.
Its location and design will affect the property values of housing in its vicinity and negatively affect the quality of life of
nearby residents - the stretch of road affected is a popular path for residents to walk, jog, bike, etc. To construct this
building will require taking down lots of the trees that are currently on the property, once again radically altering the
landscape.
We would like to become a party of record to this project plan.

Best regards,

Niklas Gustafsson
Ingegard Rohdin
10826 177th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Niklas Gustafsson
Julie Lawton
Emerald Heights Expansion plan

Mr. Gustafson,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have included you as a “party of record”. Finally, I have shared your concerns with Julie Lawton with Emerald
Heights. If you have any additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Niklas Gustafsson [mailto:niklas.gustafsson@outlook.com]
Sent: Thursday, May 18, 2017 7:48 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights Expansion plan
Mr. Sticka,
This is about the project named “Emerald Heights AL and IL Bldg”, file number: LAND -2016 – 01735. We own property
within 500 feet of this project, and were recently sent a letter informing us of the plans.
We have serious concerns about how this project will radically change the character of the neighborhood along 176th
Ave NE. The proposed building seems entirely out of character for the neighborhood. Unlike the rest of the Emerald
Heights complex, which is mostly nestled among the trees far from the road, this building will be situated within a few
feet of the property line adjacent to the street. With so much of the western parts of the Emerald Heights property
remaining undeveloped, it seems surprising to the point of shocking, that the western part isn’t being used for
expansion instead of the eastern, already densely developed area.
Beyond concerns about the location, the proposed architecture and choice of building materials are also entirely out of
character for the neighborhood; the building, while perhaps aligned with the architectural designs that are going up in
downtown Redmond, will be an eyesore in this area.
Its location and design will affect the property values of housing in its vicinity and negatively affect the quality of life of
nearby residents - the stretch of road affected is a popular path for residents to walk, jog, bike, etc. To construct this
building will require taking down lots of the trees that are currently on the property, once again radically altering the
landscape.
1

We would like to become a party of record to this project plan.

Best regards,

Niklas Gustafsson
Ingegard Rohdin
10826 177th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Niklas Gustafsson <niklas.gustafsson@outlook.com>
Wednesday, June 14, 2017 8:14 PM
Benjamin Sticka
Mayor (Internet)
Re: Emerald Heights Expansion plan
SEPA Comments.docx

CC: Mayor John Marchione
Mr. Sticka,
Please find attached a few pages with comments and questions regarding the SEPA document filed by Emerald Heights’
representative on September 12, 2016. While the document mostly contains the kind of boilerplate information that I
would expect for a commercial development of this magnitude, there are several areas where the imprecision leaves me
wondering about the quality and depth of its preparation. To this layman, the document does appear to contain several
inaccuracies, as well as statements that are ambiguous to the point of misleading. With respect to personally judging the
origin of these apparent inaccuracies, I shall apply Hanlon’s razor.

Best regards,

Niklas Gustafsson
10826 177th Ct NE
Redmond, WA 98052
(425) 922-8471

From: Benjamin Sticka <bsticka@redmond.gov>
Date: Friday, May 19, 2017 at 9:29 AM
To: Niklas Gustafsson <niklas.gustafsson@outlook.com>
Cc: Julie Lawton <julie@lawtonpmg.com>
Subject: Emerald Heights Expansion plan
Mr. Gustafson,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have included you as a “party of record”. Finally, I have shared your concerns with Julie Lawton with Emerald
Heights. If you have any additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
1

From: Niklas Gustafsson [mailto:niklas.gustafsson@outlook.com]
Sent: Thursday, May 18, 2017 7:48 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights Expansion plan
Mr. Sticka,
This is about the project named “Emerald Heights AL and IL Bldg”, file number: LAND -2016 – 01735. We own property
within 500 feet of this project, and were recently sent a letter informing us of the plans.
We have serious concerns about how this project will radically change the character of the neighborhood along 176th
Ave NE. The proposed building seems entirely out of character for the neighborhood. Unlike the rest of the Emerald
Heights complex, which is mostly nestled among the trees far from the road, this building will be situated within a few
feet of the property line adjacent to the street. With so much of the western parts of the Emerald Heights property
remaining undeveloped, it seems surprising to the point of shocking, that the western part isn’t being used for
expansion instead of the eastern, already densely developed area.
Beyond concerns about the location, the proposed architecture and choice of building materials are also entirely out of
character for the neighborhood; the building, while perhaps aligned with the architectural designs that are going up in
downtown Redmond, will be an eyesore in this area.
Its location and design will affect the property values of housing in its vicinity and negatively affect the quality of life of
nearby residents - the stretch of road affected is a popular path for residents to walk, jog, bike, etc. To construct this
building will require taking down lots of the trees that are currently on the property, once again radically altering the
landscape.
We would like to become a party of record to this project plan.

Best regards,

Niklas Gustafsson
Ingegard Rohdin
10826 177th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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Mr. Sticka,
In regards to SEPA-2017-00459, Emerald Heights AL & IL Bldg, I have the following comments
and questions:
Section 4.c
The magnitude of numbers of trees removed and saved on the site appear to be counting the
trees found on the overall Emerald Heights (‘EH’ in this doc) property, rather than at the
proposed building site.
Walking the perimeter of the EH property, as we have done many times over the years, it is
easy to observe that the lion’s share of trees is found in the western area of the property, not
the eastern part where the land action is proposed.
The following satellite images of the property should support the observation that there are not
750 trees in the area of the property that will be the site of the new development:

Unless my observation of EH’s methodology for counting existing trees is incorrect, to say that
12.3% of existing trees are removed misleads by using a largely meaningless definition of ‘site’
and thus severely understating the impact on the area of EH ‘s property that is under
consideration for development.
Section 5.a
I have personally spotted both eagles, falcons, and hawks in the vicinity of the facility. There
was a recent sighting of a black bear across the street from the building site.
Section 5.d
Evergreen trees replacing existing vegetation will take years, most likely decades, to develop to
the point where their ability to support wildlife habitation will be of any significant value to the
area.
Section 6.b
The document understates the proximity of residential dwellings by failing to mention that
residences are also found to the east of the property, immediately across the street from the
site of the proposed new construction.
Section 7.b.2
The statement states the following:
All the residents for this new Assisted Living building already resdine [sic] on campus.
they [sic] will be moving to the new building from the existing Corwin Center so no
additional traffic noise will be generated.
The 2017 Updated Traffic & Mitigation Confirmation document states the following:
The current proposal would result in a net increase of 16 ALUs
These two statements appear to be contradicting each other. The traffic document further
states that, in the future, 23 additional units will be added in the repurposed Corwin Center
building.
Section 7.b.3
The information given in this section is meaningless and evasive. It is true that Emerald Heights
provides bus transportation for their residents. This reduces automobile traffic relative to what
would be the situation were EH not to provide such transportation. What is of significance is

the impact of new residents (16 new units, per the traffic document), which the statement in
this section does not begin to address.
Section 9.a
Once again, the statement that residents for the new units already reside within the existing
campus does not correlate with the traffic impact document statement that there will be a net
increase of 16 ALUs, unless the ratio (density) of residents to ALUs is decreasing.
Section 10.b
The EH statement in this section is the following, which I quote since it is so remarkable in its
generality and total lack of qualification or conditions:
Views for the neighboring developments will not be altered.
Here is the current view from across the street of the proposed development, immediately
adjacent to existing residential properties (taking with my back leaning against a fence to a
residential property across the street from the proposed development site):

Note, that while there are a few trees on the public side of the property line, indicated by the
overgrown fence, the majority of trees are on the EH side of the line. With a 15’ setback, as
proposed, most of these trees must be coming down. Note, also, that the trees on public land

are deciduous. During several months of the year, they will not provide any screening of the
new building.
In their statement, EH is representing that this view will not be altered. Since I find it extremely
hard to believe that this will still be the view immediately after the construction of the new
building is completed, I am interested to learn what methodology the City of Redmond will be
applying to enforce the guarantee that EH has made that the view will not be altered, especially
in light of the fact that the statement from EH is not conditioned on time of year or viewing
angle.
Section 14.a
This section refers to ‘Abbey Road,’ as if it were an official street name. To my knowledge, it is
only the name of our housing development, not a street. While not material to any objections I
have about the proposed land action, its use in this document suggests a level of imprecision
that strikes me as surprisingly inappropriate for an environmental impact statement and
further undermines my confidence in the author of the document.
Sections 14.e+f
Once again, the statement is that all the residents of the new building currently live at Emerald
Heights. This does not jibe with the traffic impact statement, as already noted in my comments
above.

Respectfully,
Niklas Gustafsson
10826 177th Ct NE
Redmond, WA 98052
(425) 922-8471

To:
Cc:
Subject:

Niklas Gustafsson
Julie Lawton
RE: Emerald Heights Expansion plan

Dear Mr. Gustafsson,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Niklas Gustafsson [mailto:niklas.gustafsson@outlook.com]
Sent: Wednesday, June 14, 2017 8:14 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Mayor (Internet) <Mayor@redmond.gov>
Subject: Re: Emerald Heights Expansion plan
CC: Mayor John Marchione
Mr. Sticka,
Please find attached a few pages with comments and questions regarding the SEPA document filed by Emerald Heights’
representative on September 12, 2016. While the document mostly contains the kind of boilerplate information that I
would expect for a commercial development of this magnitude, there are several areas where the imprecision leaves me
wondering about the quality and depth of its preparation. To this layman, the document does appear to contain several
inaccuracies, as well as statements that are ambiguous to the point of misleading. With respect to personally judging the
origin of these apparent inaccuracies, I shall apply Hanlon’s razor.

Best regards,

Niklas Gustafsson
10826 177th Ct NE
Redmond, WA 98052
(425) 922-8471

From: Benjamin Sticka <bsticka@redmond.gov>
Date: Friday, May 19, 2017 at 9:29 AM
1

To: Niklas Gustafsson <niklas.gustafsson@outlook.com>
Cc: Julie Lawton <julie@lawtonpmg.com>
Subject: Emerald Heights Expansion plan
Mr. Gustafson,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have included you as a “party of record”. Finally, I have shared your concerns with Julie Lawton with Emerald
Heights. If you have any additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Niklas Gustafsson [mailto:niklas.gustafsson@outlook.com]
Sent: Thursday, May 18, 2017 7:48 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights Expansion plan
Mr. Sticka,
This is about the project named “Emerald Heights AL and IL Bldg”, file number: LAND -2016 – 01735. We own property
within 500 feet of this project, and were recently sent a letter informing us of the plans.
We have serious concerns about how this project will radically change the character of the neighborhood along 176th
Ave NE. The proposed building seems entirely out of character for the neighborhood. Unlike the rest of the Emerald
Heights complex, which is mostly nestled among the trees far from the road, this building will be situated within a few
feet of the property line adjacent to the street. With so much of the western parts of the Emerald Heights property
remaining undeveloped, it seems surprising to the point of shocking, that the western part isn’t being used for
expansion instead of the eastern, already densely developed area.
Beyond concerns about the location, the proposed architecture and choice of building materials are also entirely out of
character for the neighborhood; the building, while perhaps aligned with the architectural designs that are going up in
downtown Redmond, will be an eyesore in this area.
Its location and design will affect the property values of housing in its vicinity and negatively affect the quality of life of
nearby residents - the stretch of road affected is a popular path for residents to walk, jog, bike, etc. To construct this
building will require taking down lots of the trees that are currently on the property, once again radically altering the
landscape.
We would like to become a party of record to this project plan.

Best regards,
2

Niklas Gustafsson
Ingegard Rohdin
10826 177th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Nirav Shah <nyshah49@hotmail.com>
Tuesday, May 30, 2017 11:51 PM
Benjamin Sticka
MayorCouncil
Concern over proposed Emerald Heights' facility backing up to 176th Ave NE

Dear Ben,
I'm writing you to express my deep concern over the new proposed Emerald Heights' assisted living facility
backing up to 176th Ave NE. The proposed design of the building is completely out of character with the rest
of the neighborhood and would clearly detract from the traditional look that is present throughout the rest of
the Abbey Road community. Not only is the proposed facility out of the ordinary for the neighborhood, but
given the large size of the facility being proposed, it would be impossible for the new facility to be
appropriately shielded from the rest of the neighborhood through the use of the landscaping that is currently
present. I urge you to not proceed with the facility as planned and maintain the unique character that Abbey
Road has become known for.
Sincerely,
Nirav Shah
17812 NE 105th Way
Redmond, WA 98052
Click here to report this email as spam.
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To:
Cc:
Subject:

Nirav Shah
Julie Lawton
RE: Concern over proposed Emerald Heights' facility backing up to 176th Ave NE

Dear Nirav Shah,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Nirav Shah [mailto:nyshah49@hotmail.com]
Sent: Tuesday, May 30, 2017 11:51 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Concern over proposed Emerald Heights' facility backing up to 176th Ave NE

Dear Ben,
I'm writing you to express my deep concern over the new proposed Emerald Heights' assisted living facility
backing up to 176th Ave NE. The proposed design of the building is completely out of character with the rest
of the neighborhood and would clearly detract from the traditional look that is present throughout the rest of
the Abbey Road community. Not only is the proposed facility out of the ordinary for the neighborhood, but
given the large size of the facility being proposed, it would be impossible for the new facility to be
appropriately shielded from the rest of the neighborhood through the use of the landscaping that is currently
present. I urge you to not proceed with the facility as planned and maintain the unique character that Abbey
Road has become known for.
Sincerely,
Nirav Shah
17812 NE 105th Way
Redmond, WA 98052
Click here to report this email as spam.
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From:
Sent:
To:
Subject:
Attachments:

Nirav Shah <nyshah49@hotmail.com>
Wednesday, June 14, 2017 9:28 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735
SEPA Comments for Emerald Heights LAND 2016-01735.docx

Dear Ben,
I am providing my comments on the SEPA Comments for Emerald Heights LAND 2016-01735, please see my
attached letter and include my comments in the public record.
Sincerely,
Nirav Shah
Abbey Road Homeowner

Click here to report this email as spam.
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Nirav Shah
17812 NE 105th Way,
Redmond, WA 98052

June 14, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report. See below on my concerns on the proposed
expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position they have
met all of Redmond’s regulations for environmental protection and mitigation.
·
·
·
·
·
·
·
·
·
·

SEPA uses an outdated traffic impact study based on growth assumptions which are
incorrect.
The expansion will push additional traffic onto surrounding residential streets.
Increased traffic will pose a safety hazard to children and young adults who walk and
bike to the nearby schools.
SEPA is inadequate in its argument that structure is integrated into the existing
neighborhood.
The building’s proposed contemporary design elements are at odds with the wellestablished neighborhoods in close proximity.
The building’s proposed physical size is disproportionate to nearby homes.
The building’s proposed location is not well screened.
The building would be better suited on the western edge of their property adjacent to
wooded area where it can be appropriately hidden.
SEPA highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.
SEPA does not adequately address additional light pollution created for adjacent
residences across the street on 176th Ave NE.

Sincerely,

Nirav Shah
Abbey Road Homeowner, Canterbury neighborhood

To:
Cc:
Subject:

Nirav Shah
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Nirav Shah,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Nirav Shah [mailto:nyshah49@hotmail.com]
Sent: Wednesday, June 14, 2017 9:28 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Ben,
I am providing my comments on the SEPA Comments for Emerald Heights LAND 2016-01735, please see my
attached letter and include my comments in the public record.
Sincerely,
Nirav Shah
Abbey Road Homeowner

Click here to report this email as spam.

1

From:
Sent:
To:
Subject:

Nishita Mohan <nishitamohan@hotmail.com>
Thursday, June 15, 2017 5:17 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Hello Ben,
As you are aware of the new construciton of Emerald Heights Land on Abbey Road neighborhood. This
construction site is two houses away from my home. This new site will have significant adverse impact on
Abbey Road neighborhood. This construction will cause more traffic on the 179th and and in over all school
area. It will impact the view of the residential homes across the construction site and the view of the
neighborhood. More traffic means more noise and less safety for residents and specially for neighborhood
kids.
I would like to consider our request for rejection of the Emerald Heights LAND 2016-01735 construction.
Thank you!
Nishita Mohan
Abbey Road Resident
10618 176th CT NE Redmond.

Click here to report this email as spam.
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To:
Cc:
Subject:

Nishita Mohan
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Nishita Mohan,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Nishita Mohan [mailto:nishitamohan@hotmail.com]
Sent: Thursday, June 15, 2017 5:17 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Hello Ben,
As you are aware of the new construciton of Emerald Heights Land on Abbey Road neighborhood. This
construction site is two houses away from my home. This new site will have significant adverse impact on
Abbey Road neighborhood. This construction will cause more traffic on the 179th and and in over all school
area. It will impact the view of the residential homes across the construction site and the view of the
neighborhood. More traffic means more noise and less safety for residents and specially for neighborhood
kids.
I would like to consider our request for rejection of the Emerald Heights LAND 2016-01735 construction.
Thank you!
Nishita Mohan
Abbey Road Resident
10618 176th CT NE Redmond.

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Oleg Tikhonov <kengaru@gmail.com>
Monday, May 29, 2017 4:26 PM
Benjamin Sticka
Feedback. Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 01735

Hello, Mr. Benjamin Sticka,

I have heard, Emerald Heights has submitted a proposal to the City of Redmond for a new "3 Level Assisted Living Building with a
to an Existing Independent Living Building"

My wife and I have the significant concerns including: destruction of mature trees and green space along 176th Ave NE, 24 / 7 lig
and the addition of a multi-story structure which is not architecturally consistent with an established single family community.

Also this will detract from the natural beauty of our neighborhood and also hurt our property values.

I certanly disagree with this proposal.

I would like to become a party of record.
My name: Oleg Tikhonov
My mailing address: 10915 177th Ct NE, Redmond WA 98052.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

I really appreciate your help,

Oleg Tikhonov
E-mail: kengaru@gmail.com
Mob: (425)829-3881

1
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To:
Cc:
Subject:

Oleg Tikhonov
Julie Lawton
RE: Feedback. Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 01735

Dear Oleg Tikhonov,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Oleg Tikhonov [mailto:kengaru@gmail.com]
Sent: Monday, May 29, 2017 4:26 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Feedback. Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Hello, Mr. Benjamin Sticka,

I have heard, Emerald Heights has submitted a proposal to the City of Redmond for a new "3 Level As
Building with a Skybridge connecting to an Existing Independent Living Building"

My wife and I have the significant concerns including: destruction of mature trees and green space alon
24 / 7 light and noise pollution, and the addition of a multi-story structure which is not architecturally c
established single family community.

Also this will detract from the natural beauty of our neighborhood and also hurt our property values.

1

I certanly disagree with this proposal.
I would like to become a party of record.
My name: Oleg Tikhonov
My mailing address: 10915 177th Ct NE, Redmond WA 98052.
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

I really appreciate your help,

Oleg Tikhonov
E-mail: kengaru@gmail.com
Mob: (425)829-3881

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Olga Zak <olga.zak@live.com>
Monday, May 29, 2017 5:20 PM
Benjamin Sticka
Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

My husband and I are requesting to become a party of record for the project mentioned in the subject line.
We consider this project to be inconsistent with Abbey Road residential zoning and would like to oppose
Emerald Heights proposal to create a multi-story structure which is not architecturally consistent with an
established single family community. Its construction will violate City of Redmond own rules and regulations
regarding residence density and retirement residence bonus.
I appreciate your attention to this matter.
Olga&Eugene Zak
17726 NE 104th Way
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Olga Zak
Julie Lawton
RE: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Mrs. Zak,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Olga Zak [mailto:olga.zak@live.com]
Sent: Monday, May 29, 2017 5:20 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

My husband and I are requesting to become a party of record for the project mentioned in the subject line.
We consider this project to be inconsistent with Abbey Road residential zoning and would like to oppose
Emerald Heights proposal to create a multi-story structure which is not architecturally consistent with an
established single family community. Its construction will violate City of Redmond own rules and regulations
regarding residence density and retirement residence bonus.
I appreciate your attention to this matter.
Olga&Eugene Zak
17726 NE 104th Way
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Phil Brown <pbrown@mobexp.com>
Thursday, June 1, 2017 6:40 AM
Benjamin Sticka
MayorCouncil
Re: Emerald Heights' proposed assisted living facility

Philip E. Brown
10815 179th Court NE
Redmond, WA 98052

Phil Brown
VP Business Solutions
Mobile Experience
pbrown@mobexp.com
mobile +1 (425) 922-8731
fax +1 (888) 534 8889
On Thu, Jun 1, 2017 at 6:36 AM, Phil Brown <pbrown@mobexp.com> wrote:
As a resident of Abbey Road, I am concerned and against Emerald Heights' proposed assisted living facility. I feel it is
not in compliance with Redmond City Zoning and out of sync with the surrounding neighborhood architecture.
Sincerely,
Phil Brown

Phil Brown
VP Business Solutions
Mobile Experience
pbrown@mobexp.com
mobile +1 (425) 922-8731
fax +1 (888) 534 8889

Click here to report this email as spam.
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To:
Cc:
Subject:

Phil Brown
Julie Lawton
RE: Emerald Heights' proposed assisted living facility

Mr. Phil Brown,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Phil Brown [mailto:pbrown@mobexp.com]
Sent: Thursday, June 01, 2017 6:40 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Re: Emerald Heights' proposed assisted living facility

Philip E. Brown
10815 179th Court NE
Redmond, WA 98052

Phil Brown
VP Business Solutions
Mobile Experience
pbrown@mobexp.com
mobile +1 (425) 922-8731
fax +1 (888) 534 8889
On Thu, Jun 1, 2017 at 6:36 AM, Phil Brown <pbrown@mobexp.com> wrote:
As a resident of Abbey Road, I am concerned and against Emerald Heights' proposed assisted living facility. I
feel it is not in compliance with Redmond City Zoning and out of sync with the surrounding neighborhood
architecture.
Sincerely,
Phil Brown
1

Phil Brown
VP Business Solutions
Mobile Experience
pbrown@mobexp.com
mobile +1 (425) 922-8731
fax +1 (888) 534 8889

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Priti Amin <priti_ua@yahoo.com>
Wednesday, May 31, 2017 7:41 PM
Benjamin Sticka
MayorCouncil
Emerald Heights Expansion

Mr. Sticka,
I would like to be a "party of record" in regards to the Emerald Heights expansion project. I have concerns around the
proximity of the proposed building adjacent to 176th Ave NE as well as the building design/style seems commercial in
nature. It may not blend well into the surrounding neighborhood. I am a 23-year resident of the Abbey Road
development and would like to ensure the current feel of the neighborhood does not change significantly with this
project.
I appreciate your consideration in allowing me to be a "party of record". Thank you.
Priti Amin
10522 180th CT NE
Redmond, WA 98052

1

To:
Cc:
Subject:

Priti Amin
Julie Lawton
RE: Emerald Heights Expansion

Dear Priti Amin,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
-----Original Message----From: Priti Amin [mailto:priti_ua@yahoo.com]
Sent: Wednesday, May 31, 2017 7:41 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights Expansion
Mr. Sticka,
I would like to be a "party of record" in regards to the Emerald Heights expansion project. I have concerns around the
proximity of the proposed building adjacent to 176th Ave NE as well as the building design/style seems commercial in
nature. It may not blend well into the surrounding neighborhood. I am a 23-year resident of the Abbey Road
development and would like to ensure the current feel of the neighborhood does not change significantly with this
project.
I appreciate your consideration in allowing me to be a "party of record". Thank you.
Priti Amin
10522 180th CT NE
Redmond, WA 98052

1

To:
Cc:
Subject:

ralph.kliem@frontier.com
Julie Lawton; Julianna Yu
FW: Comments from Ralph Kliem

Dear Mr. Kleim,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Julianna Yu [mailto:yu_julianna@hotmail.com]
Sent: Thursday, June 15, 2017 4:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: ralph.kliem@frontier.com
Subject: Fwd: Comments from Ralph Kliem

Mr. Sticka
I am forwading this from Mr. Ralph Kliem
RE: SEPA Land -2016-01735
Thank you,
Julianna Yu
Get Outlook for Android

From: Ralph Kliem
Sent: Thursday, June 15, 11:44 AM

Hi,
1

I am a resident of Abbey Road. My address is 10402 180th CT NE, and I have lived at that address for over
twenty years. Here are my insights regarding the Emerald Heights expansion.

One, the traffic will increase dramatically. This raises a concern because people are continually speeding down
the 179th, ignoring the speed limit. This includes people who are either a member of Emerald Heights or people
visiting them. Several accidents have already occurred with at least three at the corner of 179th and 180th albeit
I do not think the accidents are the result of people going to the existing Emerald Heights.

Two, I am unsure whether property values will be impacted by the expansion. A study needs to be conducted
prior to the expansion to indicate the collateral damage to the market values of the homes in the area. From
my previous urban planning in graduate school, I recall hospitals and schools are negatively impact property
values. Question: will residents receive fair market compensation if a negative impact occurs on our homes?
Will that be provided by the city or by Emerald Heights?

Three, I am concerned that the additional traffic will increase traffic raising the probability of a potential danger
to students from the local elementary, middle school, and high schools. While walking my dogs, I noticed
students and little kids racing across the street to beat the traffic in the area.

Four, there could be an issue with noise pollution. Due to the overbuilding in the neighborhood already traffic
noise is quite disturbing from cars zooming by and emergency vehicles going, presumably, to address
concerns at the existing Emerald Heights facility.

Five, the lack of stoplights and speed bumps in the roads can potentially increase the likelihood of accidents as
the volume of traffic occurs. A side issue is whether the narrow streets can accommodate the increase in
traffic.

Finally, if no environment impact study occurs for construction of this magnitude it raises questions over the
efficacy of the political process that exists in this community. Already construction has gone amuck, creating a
traffic mess and leading one to wonder what type of traffic problems will are going to have in the future. Will it
compound the existing traffic problems that exist in this community? I find it quite ironic that St. Jude requires
going through the legal hoops for the having the homeless people stay on its property temporarily when a
major construction down my street is trying to go up without a whisper and without an EIS.

Anyway, this message is my input. If you have any questions, feel free to contact me. Sorry for the late
submittal.

2

Ralph Kliem
(206) 963-5246

Click here to report this email as spam.
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To:
Cc:
Subject:

ralph.kleim@frontier.com
Julie Lawton; Julianna Yu
FW: Comments from Ralph Kliem

Dear Mr. Kleim,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Julianna Yu [mailto:yu_julianna@hotmail.com]
Sent: Thursday, June 15, 2017 4:16 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: ralph.kliem@frontier.com
Subject: Fwd: Comments from Ralph Kliem

Mr. Sticka
I am forwading this from Mr. Ralph Kliem
RE: SEPA Land -2016-01735
Thank you,
Julianna Yu
Get Outlook for Android

From: Ralph Kliem
Sent: Thursday, June 15, 11:44 AM

Hi,
1

I am a resident of Abbey Road. My address is 10402 180th CT NE, and I have lived at that address for over
twenty years. Here are my insights regarding the Emerald Heights expansion.

One, the traffic will increase dramatically. This raises a concern because people are continually speeding down
the 179th, ignoring the speed limit. This includes people who are either a member of Emerald Heights or people
visiting them. Several accidents have already occurred with at least three at the corner of 179th and 180th albeit
I do not think the accidents are the result of people going to the existing Emerald Heights.

Two, I am unsure whether property values will be impacted by the expansion. A study needs to be conducted
prior to the expansion to indicate the collateral damage to the market values of the homes in the area. From
my previous urban planning in graduate school, I recall hospitals and schools are negatively impact property
values. Question: will residents receive fair market compensation if a negative impact occurs on our homes?
Will that be provided by the city or by Emerald Heights?

Three, I am concerned that the additional traffic will increase traffic raising the probability of a potential danger
to students from the local elementary, middle school, and high schools. While walking my dogs, I noticed
students and little kids racing across the street to beat the traffic in the area.

Four, there could be an issue with noise pollution. Due to the overbuilding in the neighborhood already traffic
noise is quite disturbing from cars zooming by and emergency vehicles going, presumably, to address
concerns at the existing Emerald Heights facility.

Five, the lack of stoplights and speed bumps in the roads can potentially increase the likelihood of accidents as
the volume of traffic occurs. A side issue is whether the narrow streets can accommodate the increase in
traffic.

Finally, if no environment impact study occurs for construction of this magnitude it raises questions over the
efficacy of the political process that exists in this community. Already construction has gone amuck, creating a
traffic mess and leading one to wonder what type of traffic problems will are going to have in the future. Will it
compound the existing traffic problems that exist in this community? I find it quite ironic that St. Jude requires
going through the legal hoops for the having the homeless people stay on its property temporarily when a
major construction down my street is trying to go up without a whisper and without an EIS.

Anyway, this message is my input. If you have any questions, feel free to contact me. Sorry for the late
submittal.

2

Ralph Kliem
(206) 963-5246

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Robert Cameron <hcameron1000@gmail.com>
Thursday, October 26, 2017 4:31 PM
Benjamin Sticka
"CONFIDENTIAL" Re: Proposed Project - Emerald Heights - Assisted Living Bldg LAND 2017-00951 "CONFIDENTIAL"

Dear Ben Sticka,
I am a 11 year resident of the Emerald Heights CCRC
Re:

Proposed Project - LAND 2017-00951 Emerald Heights - Assisted Living Building

I have been scouring the Redmond.gov “Land Action” website in an effort to piece together the
history of the Application Process for the Emerald Heights “Assisted Living” Building.
Unfortunately I have come to a stop in the road in that all documentation ends immediately after
the “NOTICE OF WITHDRAWAL OF DETERMINATION OF NON-SIGNIFICANCE”. In looking
through unrelated Redmond Projects I find that SEPA-Withdrawls include “working” links leading
to more information regarding the appeal. In this case the links only lead me to “Page Not
Found & The page you are looking for doesn’t exist”.
Should I assume that:
• No appeal regarding the SEPA Withdrawl was filed by Emerald Heights.
• Emerald Heights submitted their appeal past the 2 weeks deadline.
• Other reason?
Emerald Heights Management quoted the following responses given by the City of
Redmond:
• “The City of Redmond would not support the project as it currently stood.”
• “Not officially denied.”
• "The project was found to have technical errors in Emerald Heights SEPA.”
• “We have given the applicant (Emerald Heights) our comments and we (City of Redmond)
are waiting for a response from them.”
Emerald Heights will not elaborate on the reasoning behind the Assisted Living
Building decision given by the City.
• What does “as it currently stand” mean?
• What technical errors were made on the SEPA?
Circulating between the residents of Emerald Heights is a 2 page printed hard copy of:
Abbey Road Home Owners Association’s 2 page description of an alternative, to building a new
assisted living addition on top of the current Corwin building.
- Many residents see this as a viable alternative, but EH Management will not consider any
discussion around this option.
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A reminder that of Emerald Height’s promise to the City Council that “Any other future
construction would preserve a “greenbelt” around the perimeter of the Emerald Heights
property”.
- Emerald Heights presented a new rendering of the AL Building which shows a packed fence line
full of trees, including the preservation of 8 tall trees.
- Did Emerald Heights present this rendering “packed full of trees” to the City of Redmond as it
was advised to the residents last week?
FYI - It is my impression that the vast majority of Emeral Heights residents are not happy with
the current outcome of the Assisted Living project. And, most of those same residents are not in
favor of starting the “new” Courtyard building until the Assisted Living Building is built.
Thank you for your time and I look forward to your response.
Joan Cameron
CONFIDENTIALITY NOTICE: This electronic mail transmission and any
documents accompanying this electronic mail transmission is intended by Joan S Cameron for
the use of the named addressee(s) to which it is directed and may contain
information that is privileged, or otherwise confidential. It is not intended for transmission to, or
receipt by, anyone other than the named addressee(s) (or a person authorized to deliver it to
the named addressee(s)). It should not be copied or forwarded to any unauthorized persons. If
you have received this electronic mail transmission in error, please delete it from your system
without
copying or forwarding it.

Click here to report this email as spam.
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To:
Subject:

Robert Cameron
RE: "CONFIDENTIAL" Re: Proposed Project - Emerald Heights - Assisted Living Bldg LAND 2017-00951 "CONFIDENTIAL"

Mr. Cameron,

Good afternoon. On June 23, 2017 a Notice of Withdrawal of Determination of Non-Significance was issued by the City
of Redmond for the project titled “Emerald Heights Assisted Living Facility” (LAND-2016-01735). Here is a link to that
action: https://www.redmond.gov/common/pages/UserFile.aspx?fileId=209931. This was based on a review of the
previously-issued DNS and a finding that the Technical Committee had not taken specific action to authorize the release
of the DNS as required by the RZC. In addition, the SEPA checklist includes a discussion on Aesthetics (see page 19 of 27
on the SEPA checklist at this link – https://www.redmond.gov/common/pages/UserFile.aspx?fileId=208653) and the
Technical Committee noted that, should the applicant make changes to their plan to address community input about
aesthetics, the DNS should be updated to reflect any changes to the project. The applicant has not provided a revised
SEPA checklist, nor have they submitted a revised proposal, though they do still have an active application. No further
action can be taken until the City receives additional information from the applicant.
Since that time the applicant has submitted an application for a new project, “Emerald Heights Courtyard Building”
(LAND-2017-00951). All information available for that project has been posted to the City website –
https://www.redmond.gov/development/CodesAndRules/LandUseActionNotices/. A neighborhood meeting occurred
on October 26, 2016 from 6 to 8 p.m. in the City Council Chambers. The notice of this meeting also is available at the
website address previously listed and more specifically here –
https://www.redmond.gov/common/pages/UserFile.aspx?fileId=216840.
I hope this helps answer your questions included in your email. If you would like to be included as a “party of record”
you will notified for any future meetings or decisions related to both the AL and IL building. If so, please submit your
mailing address to me. Please let me know if there is anything else I might assist you with. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Robert Cameron [mailto:hcameron1000@gmail.com]
Sent: Thursday, October 26, 2017 4:31 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: "CONFIDENTIAL" Re: Proposed Project - Emerald Heights - Assisted Living Bldg - LAND 2017-00951
"CONFIDENTIAL"

Dear Ben Sticka,
I am a 11 year resident of the Emerald Heights CCRC
1

Re: Proposed Project - LAND 2017-00951 Emerald Heights - Assisted Living
Building
I have been scouring the Redmond.gov “Land Action” website in an effort
to piece together the history of the Application Process for the Emerald Heights “Assisted
Living” Building.
Unfortunately I have come to a stop in the road in that all documentation ends
immediately after the “NOTICE OF WITHDRAWAL OF DETERMINATION OF NONSIGNIFICANCE”. In looking through unrelated Redmond Projects I find that SEPAWithdrawls include “working” links leading to more information regarding the appeal. In
this case the links only lead me to “Page Not Found & The page you are looking
for doesn’t exist”.
Should I assume that:
• No appeal regarding the SEPA Withdrawl was filed by Emerald Heights.
• Emerald Heights submitted their appeal past the 2 weeks deadline.
• Other reason?
Emerald Heights Management quoted the following responses given by the City
of Redmond:
• “The City of Redmond would not support the project as it currently stood.”
• “Not officially denied.”
• "The project was found to have technical errors in Emerald Heights SEPA.”
• “We have given the applicant (Emerald Heights) our comments and we (City of
Redmond) are waiting for a response from them.”
Emerald Heights will not elaborate on the reasoning behind the Assisted Living
Building decision given by the City.
• What does “as it currently stand” mean?
• What technical errors were made on the SEPA?
Circulating between the residents of Emerald Heights is a 2 page printed hard
copy of:
Abbey Road Home Owners Association’s 2 page description of an alternative, to building
a new assisted living addition on top of the current Corwin building.
- Many residents see this as a viable alternative, but EH Management will not consider
any discussion around this option.
A reminder that of Emerald Height’s promise to the City Council that “Any other future
construction would preserve a “greenbelt” around the perimeter of the Emerald Heights
property”.
- Emerald Heights presented a new rendering of the AL Building which shows a packed
fence line full of trees, including the preservation of 8 tall trees.
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- Did Emerald Heights present this rendering “packed full of trees” to the City of
Redmond as it was advised to the residents last week?
FYI - It is my impression that the vast majority of Emeral Heights residents are not
happy with the current outcome of the Assisted Living project. And, most of those same
residents are not in favor of starting the “new” Courtyard building until the Assisted
Living Building is built.
Thank you for your time and I look forward to your response.
Joan Cameron
CONFIDENTIALITY NOTICE: This electronic mail transmission and any
documents accompanying this electronic mail transmission is intended by Joan S
Cameron for the use of the named addressee(s) to which it is directed and may contain
information that is privileged, or otherwise confidential. It is not intended for
transmission to, or receipt by, anyone other than the named addressee(s) (or a person
authorized to deliver it to the named addressee(s)). It should not be copied or forwarded
to any unauthorized persons. If you have received this electronic mail transmission in
error, please delete it from your system without
copying or forwarding it.

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Robin RH <ReynoldsHaertle@hotmail.com>
Wednesday, May 31, 2017 5:04 PM
Benjamin Sticka
Project Name: Emerald Heights Assisted Living Application

Hello Please make me a party of record on this proposal:
Robin Reynolds-Haertle
17714 NE 105th St
Redmond, WA 98052
425-883-0236
reynoldshaertle@hotmail.com
This project should not be approved, for several reasons:
•

•
•
•
•
•

•

Emerald Heights should not be rezoned from R4 to R6, as it is in the middle of a single-family
neighborhood, and always has been. The roads and services are not adequate for R6 in that location.
An R6 zoning is more appropriate for a commercial district.
The structure is not in keeping with the neighborhood and is not screened from the neighborhood.
Emerald Heights is already over-capacity for parking and their employees park in the surrounding
neighborhoods.
A pedestrian bridge does not belong in a residential neighborhood.
Emerald Heights would be removing many significant trees.
There are already drainage problems on the road where Emerald Heights proposes to put the new
building. This will increase the flooding on the road, which is a blind curve in both directions. Flooding
will cause vehicles, including transit buses, to swerve into the opposite lane on a blind curve.
Adding a second access to Emerald Heights would make the road more dangerous than it already is.
The Abby Road HOA has been working with the city for several years on traffic calming in that area.
The reason that parking is not allowed now at the second entrance is because the road is a blind curve
from two directions and there are no shoulders.

-Robin Reynolds-Haertle

Click here to report this email as spam.
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To:
Cc:
Subject:

Robin RH
Julie Lawton
RE: Project Name: Emerald Heights Assisted Living Application

Dear Robin Reynolds-Haertle,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Robin RH [mailto:ReynoldsHaertle@hotmail.com]
Sent: Wednesday, May 31, 2017 5:04 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Project Name: Emerald Heights Assisted Living Application

Hello Please make me a party of record on this proposal:
Robin Reynolds-Haertle
17714 NE 105th St
Redmond, WA 98052
425-883-0236
reynoldshaertle@hotmail.com
This project should not be approved, for several reasons:
•

•
•
•
•

Emerald Heights should not be rezoned from R4 to R6, as it is in the middle of a single-family
neighborhood, and always has been. The roads and services are not adequate for R6 in that location.
An R6 zoning is more appropriate for a commercial district.
The structure is not in keeping with the neighborhood and is not screened from the neighborhood.
Emerald Heights is already over-capacity for parking and their employees park in the surrounding
neighborhoods.
A pedestrian bridge does not belong in a residential neighborhood.
Emerald Heights would be removing many significant trees.
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•

•

There are already drainage problems on the road where Emerald Heights proposes to put the new
building. This will increase the flooding on the road, which is a blind curve in both directions. Flooding
will cause vehicles, including transit buses, to swerve into the opposite lane on a blind curve.
Adding a second access to Emerald Heights would make the road more dangerous than it already is.
The Abby Road HOA has been working with the city for several years on traffic calming in that area.
The reason that parking is not allowed now at the second entrance is because the road is a blind curve
from two directions and there are no shoulders.

-Robin Reynolds-Haertle

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Ronald Powell <ronaldpowell@eastsidecbt.com>
Monday, May 29, 2017 8:23 PM
Benjamin Sticka
Party of Record -Emerald Heights Expansion Project

Ronald O. Powell
10810 177th CT NE
Redmond, WA 98052
May 29, 2017
Mr. Ben Sticka
Project Planner
City of Redmond
Re: Request to be a Party of Record
Dear Mr. Sticka,
I am a 20 year resident of Abbey Road and live within 500 feet of the Emerald Height Assisted Living Facility that is
proposed to be built along 176th AVE NE. I am very much opposed to the building as planned, which as I understand it,
would not be in compliance with Redmond City Zoning for various reasons.
It would not appear that the exception to density requirements regarding landscaping would be met in that it would not
be sufficiently screened from the surrounding residential area. The existing green belt would be altered dramatically
without sufficient care taken to match the architectural design qualities of the neighborhood. The 15 foot set back
dramatically alters the existing appearance of green belt and would not sufficient screen this structure.
As proposed this project does not at all match the design and development standards of the neighborhood. In
appearance the building resembles a hospital or office building. It is three stores with flat roofs and stucco siding with a
very large footprint and would be clearly visible from the beautiful thorough fare of this neighborhood which forms a
shaded, tree lined promenade for walking, riding bikes, running, etc. The height and roof line seem totally out of
character from the rest of the neighborhood where single family homes are wood sided and feature gabbled roofs.
We have co-existed with Emerald Heights for so long because it is so nicely fits into the neighborhood character. The
buildings are set back and what is visible generally appears to complement the existing neighborhood.
Please do what you can to stop this building project as proposed.

Sincerely,
1

Ronald O. Powell

Click here to report this email as spam.
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To:
Cc:
Subject:

Ronald Powell
Julie Lawton
RE: Party of Record -Emerald Heights Expansion Project

Dear Mr. Powell,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Ronald Powell [mailto:ronaldpowell@eastsidecbt.com]
Sent: Monday, May 29, 2017 8:23 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Party of Record -Emerald Heights Expansion Project

Ronald O. Powell
10810 177th CT NE
Redmond, WA 98052
May 29, 2017
Mr. Ben Sticka
Project Planner
City of Redmond
Re: Request to be a Party of Record
Dear Mr. Sticka,
I am a 20 year resident of Abbey Road and live within 500 feet of the Emerald Height Assisted Living Facility that is
proposed to be built along 176th AVE NE. I am very much opposed to the building as planned, which as I understand it,
would not be in compliance with Redmond City Zoning for various reasons.
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It would not appear that the exception to density requirements regarding landscaping would be met in that it would not
be sufficiently screened from the surrounding residential area. The existing green belt would be altered dramatically
without sufficient care taken to match the architectural design qualities of the neighborhood. The 15 foot set back
dramatically alters the existing appearance of green belt and would not sufficient screen this structure.
As proposed this project does not at all match the design and development standards of the neighborhood. In
appearance the building resembles a hospital or office building. It is three stores with flat roofs and stucco siding with a
very large footprint and would be clearly visible from the beautiful thorough fare of this neighborhood which forms a
shaded, tree lined promenade for walking, riding bikes, running, etc. The height and roof line seem totally out of
character from the rest of the neighborhood where single family homes are wood sided and feature gabbled roofs.
We have co-existed with Emerald Heights for so long because it is so nicely fits into the neighborhood character. The
buildings are set back and what is visible generally appears to complement the existing neighborhood.
Please do what you can to stop this building project as proposed.

Sincerely,

Ronald O. Powell

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Russ <russsur@comcast.net>
Sunday, May 28, 2017 11:42 AM
Benjamin Sticka
Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Mr. Sticka,
I am contacting you in reference to the Emerald Heights Project. I am concerned about the impact this construction
project will have on the neighborhood. This is primarily a single family home residential community. The Emerald
Heights buildings are currently buffered from the community by a wall of beautiful trees surrounding the property. This
project would remove a significant number of trees and make a 3 story apartment building clearly visible. This would
detract from the character of the neighborhood.
Can you please record me as a person of record?
Thank you,
Russ Surridge
10706 177th Court NE
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Russ
Julie Lawton
RE: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Mr. Surridge,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Russ [mailto:russsur@comcast.net]
Sent: Sunday, May 28, 2017 11:42 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
Dear Mr. Sticka,
I am contacting you in reference to the Emerald Heights Project. I am concerned about the impact this construction
project will have on the neighborhood. This is primarily a single family home residential community. The Emerald
Heights buildings are currently buffered from the community by a wall of beautiful trees surrounding the property. This
project would remove a significant number of trees and make a 3 story apartment building clearly visible. This would
detract from the character of the neighborhood.
Can you please record me as a person of record?
Thank you,
Russ Surridge
10706 177th Court NE
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

shawna hilton <shawnahilton@hotmail.com>
Saturday, October 14, 2017 10:16 AM
bstika@remond.gov
Proposed Emerald Heights Addition

I am writing to express my opposition to the proposed addition to Emerald Heights (Emerald Heights Landuse
Application, LAND-2016-001735). As currently constituted, the design is not in keeping with the agreements
originally made when Abbey Road and Emerald Heights were first built to maintain the character of the
neighborhood on both sides of the street, both in architectural design and with established greenbelt.
While I currently live downhill from Abbey Road, in Grayson, I have lived in Redmond since 1979 and was here
when both Emerald Heights and Abbey Road developments were built. The street dividing the two
developments has grown up to be a beautiful, tree-lined walkway, that maintains privacy and overall aesthetic
beauty. The proposed addition would destroy the greenbelt and impose three story buildings not in character
with the neighborhood. The people in Abbey Road would be negatively impacted by these buildings being in
such close proximity and with the destruction of the tree-lined street.
I am understanding of the desire of Emerald Heights to increase their capacity to offer assisted living to
residents. I currently have a relative who receives care at Emerald Heights, so I am not unaware of their
motivation. However, the proposed plans are a drastic departure both from an existing and implied
agreement to maintain the character of the neighborhood and from accepted norms in terms of SEPA (see
SEPA ruling 20017-00459).
I encourage further discussion and investigation into other solutions that would better meet the needs of the
residents of Abbey Road and Emerald Heights.
Sincerely,
Shawna Hilton
17066 NE 115th Way
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

shawna hilton
Julie Lawton
RE: Proposed Emerald Heights Addition

Ms. Hilton,
Thank you for your email regarding the proposed project at Emerald Heights. The current proposal is currently “onhold”, which means the project is currently inactive. When the project becomes active again, any future meetings or
decisions occur will include a notification to yourself and all “parties of record”. I have added you to the “parties of
record” list. Please let me know if you have any additional questions that I might help with? Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: shawna hilton [mailto:shawnahilton@hotmail.com]
Sent: Saturday, October 14, 2017 10:16 AM
To: bstika@remond.gov
Subject: Proposed Emerald Heights Addition

I am writing to express my opposition to the proposed addition to Emerald Heights (Emerald Heights Landuse
Application, LAND-2016-001735). As currently constituted, the design is not in keeping with the agreements
originally made when Abbey Road and Emerald Heights were first built to maintain the character of the
neighborhood on both sides of the street, both in architectural design and with established greenbelt.
While I currently live downhill from Abbey Road, in Grayson, I have lived in Redmond since 1979 and was here
when both Emerald Heights and Abbey Road developments were built. The street dividing the two
developments has grown up to be a beautiful, tree-lined walkway, that maintains privacy and overall aesthetic
beauty. The proposed addition would destroy the greenbelt and impose three story buildings not in character
with the neighborhood. The people in Abbey Road would be negatively impacted by these buildings being in
such close proximity and with the destruction of the tree-lined street.
I am understanding of the desire of Emerald Heights to increase their capacity to offer assisted living to
residents. I currently have a relative who receives care at Emerald Heights, so I am not unaware of their
motivation. However, the proposed plans are a drastic departure both from an existing and implied
agreement to maintain the character of the neighborhood and from accepted norms in terms of SEPA (see
SEPA ruling 20017-00459).
I encourage further discussion and investigation into other solutions that would better meet the needs of the
residents of Abbey Road and Emerald Heights.
Sincerely,
1

Shawna Hilton
17066 NE 115th Way
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:
Attachments:

Sherry B Stilin <sherry@stilins.com>
Wednesday, May 31, 2017 1:47 PM
Benjamin Sticka
John Marchione
Emerald Heights Assisted Living - Person of Record Request
EH Project - Resident Notification.pdf

Ben,
I am writing in regard to the Emerald Heights Assisted Living Building. I am requesting to be a Person of
Record.
I strongly urge the Technical Review Committee to reject this project. To be clear, I am not against a new
assisted living facility at Emerald Heights (EH). In fact, as a 25-year resident of Abbey Road subdivision, I have
found EH to be a considerate and civic-minded neighbor. However, I believe that this particular proposal, if
allowed to proceed, will break the long bonds of goodwill between the two communities. The citizens of
Redmond ask that a retirement residence meet a list of fair-minded requirements in return for the
opportunity to exceed the usual density zoning and locate an assisted living facility in a residential area. The
citizens also ask that the City’s vision for its single-family neighborhoods be respected. This proposal appears
to show disregard for the wishes of the residents of Redmond as articulated its zoning codes and
Comprehensive Plan, especially when it appears that EH has alternate locations on its property.
Let me highlight a few of the many areas I believe are in non-compliance with the RZC Residential Regulations
– Retirement Residences:
RZC 21.08.D.2 requires that the design, scale, and appearance of the development is consistent with the
character of the existing and planned neighborhood in which it may be located.
This project will be located on the main road through the Abbey Road subdivision - a single-family
neighborhood of highly traditional wood and brick homes with gabled roofs. The proposed building would be
jarringly inconsistent with the existing character of the neighborhood: three stories, fiber cement panels, flat
roofline, massive dark vertical elements, Pacific Northwest architecture. This design is more suited for the
downtown than our traditional neighborhoods. However, according to the applicant, this proposal IS
consistent with the neighborhood. That is because EH strategically defines “neighborhood” as their campus
and not the surrounding areas. This is evidenced by their statements in the Design Standards Checklist:
•

21.60.020(D(a)) Relationship to Adjacent Properties (p.4): The applicant states that the project
includes elements that reflect existing architectural features already on campus. The applicant
completely ignores the issue of design consistency with the external neighborhood. Instead it points to
consistency with existing contemporary buildings. (These buildings abut the high school, are well inside
the campus and completely hidden from the view of residents of Abbey Road. It should be noted that
these buildings were the subject of protest to the Redmond City Council by residents of EH when the
buildings were about to be permitted.)
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•

21.60.040(B)(2) Building Scale (p.15): Ensure new development is compatible with the goals for the
neighborhood and with the architectural scale and character in relation to the surrounding
developments. The applicant’s full statement regarding this issue that the scale of the Assisted Living
Building is consistent with that of the existing residential building on the Emerald Heights Campus.
Again, the applicant ignores any discussion of compatibility with its neighbor, Abbey Road.

It seems that the applicant has misinterpreted the intent of the zoning code, thus providing justification for a
building that is NOT consistent with the surrounding area. The City sent notices to Abbey Road residences that
are within 500 ft. of the project, so clearly, the City defines “the neighborhood” as broader than the EH
campus.
RZC 21.08.C.3.b.v requires that setback areas located adjacent to the side, street side, and rear property
lines shall be landscaped to sufficiently screen the development from surrounding residential uses. This is
particularly critical in this situation because the building is three stories high and is of a design that is highly
inconsistent with the character of the surrounding neighborhood. Yet, the applicant states the following in the
Design Standards Checklist:
•

21.60.020(D)(d) (p.4) Consider the impact of building mass, color, lighting and design upon adjacent
open spaces, continuity of identified public view corridors, public open spaces or park: The applicant
states that the proposed project will be mostly screened by existing trees to the East of the project
along the public sidewalk. Since these trees are deciduous trees, half of the year there will be no
screening at all.

•

21.60.030(C)(b)(p.13) Pedestrian Facilities and Amenities to achieve safe, comfortable pedestrian
circulation: Applicant says that residential units facing and overlooking 176 Ave NE will provide
informal surveillance. This statement indicates that the applicant does not intend to plant sufficient
trees to block the view of its residents from looking out of the street side of the building and viewing
activity in front and below them. Therefore, one can only conclude that single-family homes along
176th and those walking or running along the street, will also have a view of the building at all times.

•

21.60.040(7) (b) (p. 20) Building Design for Safety: The applicant states that the design of this building
lends itself to increase safety of residents and visitors. Informal observation of pedestrian spaces along
176th Ave NE, 176th Circle NE, the Loop Trail and other public spaces around the exterior will be
apparent due to unobstructed views by apartment occupants. This statement strongly reinforces lack of
intent to sufficiently screen the development from view.

Finally, the setback between the current lot line fence and the building is only 15 feet and also includes a
pedestrian trail. The applicant’s plan does not show landscaping with enough eventual height or depth to fully
screen this building from public view. At a minimum, views of the upper floor, the dramatic dark vertical
features and the long, flat roof line will still be seen even when the new landscaping matures. Even with only a
partial view of this building, anyone walking along 176th Ave NE will sense the full structure.
RZC 21.08.C.3.b.v states that the Design Review Board may allow reduced landscaping requirements for
projects that exhibit exceptional site and architectural design qualities that reflect nearby neighborhood
character. However, there is nothing at all in the architecture of the proposed building that reflects the
character of the traditional homes of the adjacent neighborhood. Therefore, the apparent reduced
landscaping requirements in this proposal should not be allowed.
2

Now let me highlight some, but not all, of the areas where this project is not in compliance with components
of the City of Redmond Comprehensive Plan:
FW-22: Make each neighborhood a better place to live or work by preserving and fostering each
neighborhood’s unique character and preparation for a sustainable future, while providing for compatible
growth in residences and other land uses, such as businesses, services or parks. Abbey Road subdivision is
known for two things: its traditional homes and the beautiful shaded thoroughfare treasured by Abbey Road
residents as well as many citizens of Education Hill who like to walk, run and bike. The imposition of a large
contemporary building on 176th Ave NE - combined with a considerably reduced greenbelt - will permanently
alter, not preserve, the unique character of this neighborhood.
N-EH-14 Encourage a mix of housing types, styles and a range of choices, while maintaining the overall
single-family character of established neighborhoods in Education Hill. The City has laid out a vision to
concentrate growth in two urban centers in order to maintain the character of its single-family neighborhoods.
While I applaud housing for all stages of life, placing a building for multi-family housing with this architecture
and scale anywhere on Education Hill goes against the will of the citizens group that formulated the Education
Hill Neighborhood Plan.
LU-10 Consider using special site standards and design standards for residential development to promote
compatibility with Redmond’s residential neighborhoods and avoid an appearance of overcrowding when
rezones will increase residential development capacity or when density bonuses or flexibility in site
standards are utilized. The City has a stated desire is to avoid the appearance of overcrowding in a residential
area. Yet, when the City had the opportunity to apply a stricter greenbelt or screening requirement in this
density bonus situation, it did nothing. A tougher standard would have forced the building to be located
elsewhere on the property, scaled back or redesigned.
N-EH-5 Encourage continued communication and assistance with the City of Redmond by the use of a City
representative to provide information and support to the neighborhood regarding land use issues. The
residents of Abbey Road were completely blindsided by this building project. How could we ask for
information and support on land use issues if we had no idea such a project was in the works? Furthermore,
the May 10th public notice that was sent to homeowners within 500’ of the project showed no photographs of
the building. See attached. In order to understand the design and scale of the facility, one needed to search
for the project on the City’s website (which is not all that easy to navigate.) With no master email list or
Facebook page for our large subdivision, it took a yeoman’s effort for neighbors to consult one another,
research the situation, draft a letter to fellow residents – with many giving up Memorial Day weekend in an
attempt to reach all of our neighbors with a door-to-door canvasing effort.
Emerald Heights has comfortably co-existed within the Abbey Road subdivision for over 25 years because it
was largely hidden behind a lush green belt and because its visible buildings had traditional elements. It is
unfortunate that EH is willing to risk its goodwill and reputation on this proposal.
I urge the Committee to reject the Emerald Height Assisted Living Building. There is ample evidence that it
does not meet the standards as articulated the City’s zoning codes or Comprehensive Plan.
Sincerely,
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Sherry Stilin
17611 NE 110th Way
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Sherry B Stilin
Julie Lawton
RE: Emerald Heights Assisted Living - Person of Record Request

Dear Sherry Stilin,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Sherry B Stilin [mailto:sherry@stilins.com]
Sent: Wednesday, May 31, 2017 1:47 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: John Marchione <jmarchione@redmond.gov>
Subject: Emerald Heights Assisted Living - Person of Record Request

Ben,
I am writing in regard to the Emerald Heights Assisted Living Building. I am requesting to be a Person of
Record.
I strongly urge the Technical Review Committee to reject this project. To be clear, I am not against a new
assisted living facility at Emerald Heights (EH). In fact, as a 25-year resident of Abbey Road subdivision, I have
found EH to be a considerate and civic-minded neighbor. However, I believe that this particular proposal, if
allowed to proceed, will break the long bonds of goodwill between the two communities. The citizens of
Redmond ask that a retirement residence meet a list of fair-minded requirements in return for the
opportunity to exceed the usual density zoning and locate an assisted living facility in a residential area. The
citizens also ask that the City’s vision for its single-family neighborhoods be respected. This proposal appears
to show disregard for the wishes of the residents of Redmond as articulated its zoning codes and
Comprehensive Plan, especially when it appears that EH has alternate locations on its property.
Let me highlight a few of the many areas I believe are in non-compliance with the RZC Residential Regulations
– Retirement Residences:
RZC 21.08.D.2 requires that the design, scale, and appearance of the development is consistent with the
character of the existing and planned neighborhood in which it may be located.
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This project will be located on the main road through the Abbey Road subdivision - a single-family
neighborhood of highly traditional wood and brick homes with gabled roofs. The proposed building would be
jarringly inconsistent with the existing character of the neighborhood: three stories, fiber cement panels, flat
roofline, massive dark vertical elements, Pacific Northwest architecture. This design is more suited for the
downtown than our traditional neighborhoods. However, according to the applicant, this proposal IS
consistent with the neighborhood. That is because EH strategically defines “neighborhood” as their campus
and not the surrounding areas. This is evidenced by their statements in the Design Standards Checklist:
•

21.60.020(D(a)) Relationship to Adjacent Properties (p.4): The applicant states that the project
includes elements that reflect existing architectural features already on campus. The applicant
completely ignores the issue of design consistency with the external neighborhood. Instead it points to
consistency with existing contemporary buildings. (These buildings abut the high school, are well inside
the campus and completely hidden from the view of residents of Abbey Road. It should be noted that
these buildings were the subject of protest to the Redmond City Council by residents of EH when the
buildings were about to be permitted.)

•

21.60.040(B)(2) Building Scale (p.15): Ensure new development is compatible with the goals for the
neighborhood and with the architectural scale and character in relation to the surrounding
developments. The applicant’s full statement regarding this issue that the scale of the Assisted Living
Building is consistent with that of the existing residential building on the Emerald Heights Campus.
Again, the applicant ignores any discussion of compatibility with its neighbor, Abbey Road.

It seems that the applicant has misinterpreted the intent of the zoning code, thus providing justification for a
building that is NOT consistent with the surrounding area. The City sent notices to Abbey Road residences that
are within 500 ft. of the project, so clearly, the City defines “the neighborhood” as broader than the EH
campus.
RZC 21.08.C.3.b.v requires that setback areas located adjacent to the side, street side, and rear property
lines shall be landscaped to sufficiently screen the development from surrounding residential uses. This is
particularly critical in this situation because the building is three stories high and is of a design that is highly
inconsistent with the character of the surrounding neighborhood. Yet, the applicant states the following in the
Design Standards Checklist:
•

21.60.020(D)(d) (p.4) Consider the impact of building mass, color, lighting and design upon adjacent
open spaces, continuity of identified public view corridors, public open spaces or park: The applicant
states that the proposed project will be mostly screened by existing trees to the East of the project
along the public sidewalk. Since these trees are deciduous trees, half of the year there will be no
screening at all.

•

21.60.030(C)(b)(p.13) Pedestrian Facilities and Amenities to achieve safe, comfortable pedestrian
circulation: Applicant says that residential units facing and overlooking 176 Ave NE will provide
informal surveillance. This statement indicates that the applicant does not intend to plant sufficient
trees to block the view of its residents from looking out of the street side of the building and viewing
activity in front and below them. Therefore, one can only conclude that single-family homes along
176th and those walking or running along the street, will also have a view of the building at all times.
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•

21.60.040(7) (b) (p. 20) Building Design for Safety: The applicant states that the design of this building
lends itself to increase safety of residents and visitors. Informal observation of pedestrian spaces along
176th Ave NE, 176th Circle NE, the Loop Trail and other public spaces around the exterior will be
apparent due to unobstructed views by apartment occupants. This statement strongly reinforces lack of
intent to sufficiently screen the development from view.

Finally, the setback between the current lot line fence and the building is only 15 feet and also includes a
pedestrian trail. The applicant’s plan does not show landscaping with enough eventual height or depth to fully
screen this building from public view. At a minimum, views of the upper floor, the dramatic dark vertical
features and the long, flat roof line will still be seen even when the new landscaping matures. Even with only a
partial view of this building, anyone walking along 176th Ave NE will sense the full structure.
RZC 21.08.C.3.b.v states that the Design Review Board may allow reduced landscaping requirements for
projects that exhibit exceptional site and architectural design qualities that reflect nearby neighborhood
character. However, there is nothing at all in the architecture of the proposed building that reflects the
character of the traditional homes of the adjacent neighborhood. Therefore, the apparent reduced
landscaping requirements in this proposal should not be allowed.

Now let me highlight some, but not all, of the areas where this project is not in compliance with components
of the City of Redmond Comprehensive Plan:
FW-22: Make each neighborhood a better place to live or work by preserving and fostering each
neighborhood’s unique character and preparation for a sustainable future, while providing for compatible
growth in residences and other land uses, such as businesses, services or parks. Abbey Road subdivision is
known for two things: its traditional homes and the beautiful shaded thoroughfare treasured by Abbey Road
residents as well as many citizens of Education Hill who like to walk, run and bike. The imposition of a large
contemporary building on 176th Ave NE - combined with a considerably reduced greenbelt - will permanently
alter, not preserve, the unique character of this neighborhood.
N-EH-14 Encourage a mix of housing types, styles and a range of choices, while maintaining the overall
single-family character of established neighborhoods in Education Hill. The City has laid out a vision to
concentrate growth in two urban centers in order to maintain the character of its single-family neighborhoods.
While I applaud housing for all stages of life, placing a building for multi-family housing with this architecture
and scale anywhere on Education Hill goes against the will of the citizens group that formulated the Education
Hill Neighborhood Plan.
LU-10 Consider using special site standards and design standards for residential development to promote
compatibility with Redmond’s residential neighborhoods and avoid an appearance of overcrowding when
rezones will increase residential development capacity or when density bonuses or flexibility in site
standards are utilized. The City has a stated desire is to avoid the appearance of overcrowding in a residential
area. Yet, when the City had the opportunity to apply a stricter greenbelt or screening requirement in this
density bonus situation, it did nothing. A tougher standard would have forced the building to be located
elsewhere on the property, scaled back or redesigned.
N-EH-5 Encourage continued communication and assistance with the City of Redmond by the use of a City
representative to provide information and support to the neighborhood regarding land use issues. The
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residents of Abbey Road were completely blindsided by this building project. How could we ask for
information and support on land use issues if we had no idea such a project was in the works? Furthermore,
the May 10th public notice that was sent to homeowners within 500’ of the project showed no photographs of
the building. See attached. In order to understand the design and scale of the facility, one needed to search
for the project on the City’s website (which is not all that easy to navigate.) With no master email list or
Facebook page for our large subdivision, it took a yeoman’s effort for neighbors to consult one another,
research the situation, draft a letter to fellow residents – with many giving up Memorial Day weekend in an
attempt to reach all of our neighbors with a door-to-door canvasing effort.
Emerald Heights has comfortably co-existed within the Abbey Road subdivision for over 25 years because it
was largely hidden behind a lush green belt and because its visible buildings had traditional elements. It is
unfortunate that EH is willing to risk its goodwill and reputation on this proposal.
I urge the Committee to reject the Emerald Height Assisted Living Building. There is ample evidence that it
does not meet the standards as articulated the City’s zoning codes or Comprehensive Plan.
Sincerely,
Sherry Stilin
17611 NE 110th Way
Redmond, WA 98052

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Sherry B Stilin <sherry@stilins.com>
Tuesday, June 13, 2017 11:30 PM
Benjamin Sticka
SEPA DNS Report - Emerald Heights - public comment

Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

Mr. Sticka,
I am providing feedback to the Emerald Heights SEPA DNS report. Please add my comments into the public record and
include me as a party of record in any potential appeal.
Section B, item 8c (page 16): Describe and structures on site: I live in the Abbey Road subdivision that is directly across
the street from Emerald Heights (EH) Retirement Community. The applicant says the existing buildings (and proposed
EH building) “have a residential quality to them.” It is hard to know as we currently see very little of the campus as it is
mostly hidden behind a beautiful greenbelt. However, residents of Abbey Road and the many other citizens of Redmond
that travel 176th Ave NE will see the backside of the proposed Assisted Living building as it is set only 15’ back from the
lot line and public sidewalk. The backside looks like an office building or a hospital and it will be clearly in view even ten
years down the road – even with the proposed landscaping.
Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or obstructed? The
applicant’s response is that views for the neighboring developments will not be altered. This is 100% false. At the
present time, anyone living along 176th Ave NE (in our subdivision) or walking along the street has virtually no view into
the EH campus in the summer due to the lush greenbelt which is a mix of deciduous and evergreen trees. In the winter,
more of the EH campus is visible through the trees. However, it is located beyond the greenbelt with the first layer of
structures being single story, open car ports with a back drop of three story apartment buildings, with traditional gabled
roofs, in the distance.
The proposed building will replace the greenbelt with a long, contemporary, 3 1/2 story structure that by the applicant’s
own admission, will not be fully screened from the road, even with matured landscaping in ten years. In the applicants
own words in the Design Standards Checklist, The proposed project will be mostly screened by existing trees along the
public sidewalk. Considering the trees are deciduous trees, half the year the building will be highly visible. The
applicant’s landscaping plan does include some evergreens, but these are planted in clusters and will only be 6’ – 8’ tall
when planted. In addition, the setback is only 15 feet and includes a five foot wide train system. The applicant states
that residents of the building will have unobstructed views to 176th Ave NE which only reinforces the intent to not fully
screen the building from the view of the houses across the street in our subdivision or from the view of the many people
who walk, run, bike and drive this beautiful corridor. At night, instead of having a dark forest, there will be lights from
the many windows.
It should be noted that not only will this building be very visible, its scale and design are highly inconsistent with our
single family neighborhood of very traditional-styled homes. It is non-compliant with the Redmond Zoning Codes that
govern retirement residences and it is non-compliant with the City of Redmond Comprehensive Plan that clearly states
the goal of preserving the character of established single-family neighborhoods.
Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce? See Section
B, Item 10
Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day. The SEPA report says there would be no
change in the traffic generated. I have not looked at the detailed traffic analysis. However, it should be noted that this
building is not being built in isolation. The patients that fill this building come from the Independent Living units – not
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from the general public. EH has plans to build another substantial Independent Living building that will help to justify
the expense of this building and provide its future occupants. So the existence of this building will ultimately generate
more traffic as people in Independent Living frequently leave the campus.
Thank you for the opportunity to provide feedback to this building proposal. Emerald Heights has always been a good
neighbor but I believe it needs to go back to the drawing board. It has other options on its campus to achieve its goal of
expanded assisted living services other than squeezing this building along 176th.

Sincerely,
Sherry Stilin
17611 NE 110th Way
Redmond, WA

Click here to report this email as spam.
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To:
Cc:
Subject:

Sherry B Stilin
Julie Lawton
RE: SEPA DNS Report - Emerald Heights - public comment

Dear Mrs. Stilin,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: Sherry B Stilin [mailto:sherry@stilins.com]
Sent: Tuesday, June 13, 2017 11:30 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA DNS Report - Emerald Heights - public comment
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

Mr. Sticka,
I am providing feedback to the Emerald Heights SEPA DNS report. Please add my comments into the public record and
include me as a party of record in any potential appeal.
Section B, item 8c (page 16): Describe and structures on site: I live in the Abbey Road subdivision that is directly across
the street from Emerald Heights (EH) Retirement Community. The applicant says the existing buildings (and proposed
EH building) “have a residential quality to them.” It is hard to know as we currently see very little of the campus as it is
mostly hidden behind a beautiful greenbelt. However, residents of Abbey Road and the many other citizens of Redmond
that travel 176th Ave NE will see the backside of the proposed Assisted Living building as it is set only 15’ back from the
lot line and public sidewalk. The backside looks like an office building or a hospital and it will be clearly in view even ten
years down the road – even with the proposed landscaping.
Section B, Item 10 (page 19): Aesthetics – what views in the immediate vicinity would be altered or obstructed? The
applicant’s response is that views for the neighboring developments will not be altered. This is 100% false. At the
present time, anyone living along 176th Ave NE (in our subdivision) or walking along the street has virtually no view into
the EH campus in the summer due to the lush greenbelt which is a mix of deciduous and evergreen trees. In the winter,
more of the EH campus is visible through the trees. However, it is located beyond the greenbelt with the first layer of
structures being single story, open car ports with a back drop of three story apartment buildings, with traditional gabled
roofs, in the distance.
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The proposed building will replace the greenbelt with a long, contemporary, 3 1/2 story structure that by the applicant’s
own admission, will not be fully screened from the road, even with matured landscaping in ten years. In the applicants
own words in the Design Standards Checklist, The proposed project will be mostly screened by existing trees along the
public sidewalk. Considering the trees are deciduous trees, half the year the building will be highly visible. The
applicant’s landscaping plan does include some evergreens, but these are planted in clusters and will only be 6’ – 8’ tall
when planted. In addition, the setback is only 15 feet and includes a five foot wide train system. The applicant states
that residents of the building will have unobstructed views to 176th Ave NE which only reinforces the intent to not fully
screen the building from the view of the houses across the street in our subdivision or from the view of the many people
who walk, run, bike and drive this beautiful corridor. At night, instead of having a dark forest, there will be lights from
the many windows.
It should be noted that not only will this building be very visible, its scale and design are highly inconsistent with our
single family neighborhood of very traditional-styled homes. It is non-compliant with the Redmond Zoning Codes that
govern retirement residences and it is non-compliant with the City of Redmond Comprehensive Plan that clearly states
the goal of preserving the character of established single-family neighborhoods.
Section B, Item 11a, 11b (page 20): Light and Glare – what type of light or glare will the proposal produce? See Section
B, Item 10
Section B, Item 14e (page 22): Transportation – weekly vehicular trips per day. The SEPA report says there would be no
change in the traffic generated. I have not looked at the detailed traffic analysis. However, it should be noted that this
building is not being built in isolation. The patients that fill this building come from the Independent Living units – not
from the general public. EH has plans to build another substantial Independent Living building that will help to justify
the expense of this building and provide its future occupants. So the existence of this building will ultimately generate
more traffic as people in Independent Living frequently leave the campus.
Thank you for the opportunity to provide feedback to this building proposal. Emerald Heights has always been a good
neighbor but I believe it needs to go back to the drawing board. It has other options on its campus to achieve its goal of
expanded assisted living services other than squeezing this building along 176th.

Sincerely,
Sherry Stilin
17611 NE 110th Way
Redmond, WA

Click here to report this email as spam.
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Ms. Turschmid came into Redmond City Hall on May 30, 2017
to discuss her opposition to the proposed project with Ben
Sticka, Planner for the project.

Ms. Turschmid came into Redmond City Hall on May 30, 2017
to discuss her opposition to the proposed project with Ben
Sticka, Planner for the project.

From:
Sent:
To:
Subject:

stacyhatchonthemove@comcast.net
Friday, May 26, 2017 10:46 PM
Benjamin Sticka
Party of record request

Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
I would like to become a party of record.
The expansion of Emerald Heights is not a good fit within our neighborhood. The setback is too close to the road, the
modern design and height are not a consistent fit within our residential area and the increase of traffic is not
conducive to our peaceful environment.
Stacy Hatch
17721 NE 107th Ct
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

stacyhatchonthemove@comcast.net
Julie Lawton
RE: Party of record request

Dear Ms. Hatch,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: stacyhatchonthemove@comcast.net [mailto:stacyhatchonthemove@comcast.net]
Sent: Friday, May 26, 2017 10:46 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Party of record request

Project Name: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735
I would like to become a party of record.
The expansion of Emerald Heights is not a good fit within our neighborhood. The setback is too close to the
road, the modern design and height are not a consistent fit within our residential area and the increase of
traffic is not conducive to our peaceful environment.
Stacy Hatch
17721 NE 107th Ct
Redmond, WA 98052
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Stacy Hatch <Stacy.Hatch@comcast.net>
Thursday, June 15, 2017 8:05 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

I am very concerned about the proposal to expand Emerald Heights along the curve of 111th in Abbey Road
and its ability to conveniently modify the city’s planning and regulations.
The contemporary design of the new building does not match the existing residential area, which is to the
contrary of
Redmond.gov website http://www.redmond.gov/PlansProjects/ComprehensivePlanning/redmond2030,
“Redmond is treasured for its attractive character, natural assets, friendly and welcoming atmosphere,
diversity, safety and quiet settings. Redmond includes a broad choice of housing types at a range of prices,
including affordable homes. During the past 20 years, there has been much more variety in the types and
prices of newly constructed homes, including more cottages, accessory dwelling units, attached homes, livework units and other smaller single-family homes. New homes blend with existing homes and the natural
environment, retaining valued characteristics of neighborhoods as they continue to evolve. While single-family
neighborhoods have remained stable, the number and variety of multifamily housing choices have increased
significantly, especially in mixed-use developments in the Urban Centers. Through careful planning and
community involvement, changes and innovation in housing styles and development have been embraced by
the community. Residents enjoy a feeling of connection to their neighborhoods and to the community as a
whole.”
The Emerald Heights website markets to potential clients “In order for the project to feel cohesive with the
rest of the campus, the Courtyard will continue the contemporary aesthetic established with the community
expansion projects in 2014.”
In 2014, they built in a hidden area, away from existing homes.
Again, this contradicts the city’s plan of blending new buildings into existing characteristics of neighborhoods.
Not only is the design contemporary amongst the traditional gables of the homes built in the 90’s, the “natural
environment” the city refers to would be significantly diminished with the construction of the massive building
fronting the road. Minimal set back from the road and clearing the historic trees and ample shrubbery
destroys the established natural environment, disturbs the tranquil setting, opens the area up for light and
sound pollution, and creates a potential water runoff problem.
Per http://www.redmond.gov/cms/One.aspx?portalId=169&pageId=18898, residents are informed of the
importance of trees and permits “Why must I get a permit if I just want to get rid of a tree in my own yard?
It's not only because of aesthetics. Tree removal without subsequent tree replacement can cause potential
water runoff problems for your property and neighboring properties as well. Permits can also help to avoid
accidental cutting of trees on public property.” I can’t see how construction of a three story building would be
allowed to proceed based on the significance of trees in this area.

Per the SEPA dated June 1, 2017, the Emerald Heights project was deemed as non-significant. This status per
the Redmond.gov site states “a Determination of NonSignificance (DNS) is issued by city staff. This occurs
when a project will not have a probable significant adverse impact.” I strongly disagree! The impact may not
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be adverse to the interior residents of the Emerald Heights community, but this project has a very large impact
to the surrounding neighborhood based on the random contemporary, three story building, destruction of
natural environment not to mention the increased traffic along 111th. This is unacceptable to modify planning
and regulations as a matter of convenience to the applicant and not the existing taxpayers and longtime
residents.
Stacy Hatch
17721 NE 107th Ct

Click here to report this email as spam.
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To:
Cc:
Subject:

Stacy Hatch
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Ms. Hatch,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Stacy Hatch [mailto:Stacy.Hatch@comcast.net]
Sent: Thursday, June 15, 2017 8:05 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

I am very concerned about the proposal to expand Emerald Heights along the curve of 111th in Abbey Road
and its ability to conveniently modify the city’s planning and regulations.
The contemporary design of the new building does not match the existing residential area, which is to the
contrary of
Redmond.gov website http://www.redmond.gov/PlansProjects/ComprehensivePlanning/redmond2030,
“Redmond is treasured for its attractive character, natural assets, friendly and welcoming atmosphere,
diversity, safety and quiet settings. Redmond includes a broad choice of housing types at a range of prices,
including affordable homes. During the past 20 years, there has been much more variety in the types and
prices of newly constructed homes, including more cottages, accessory dwelling units, attached homes, livework units and other smaller single-family homes. New homes blend with existing homes and the natural
environment, retaining valued characteristics of neighborhoods as they continue to evolve. While single-family
neighborhoods have remained stable, the number and variety of multifamily housing choices have increased
significantly, especially in mixed-use developments in the Urban Centers. Through careful planning and
community involvement, changes and innovation in housing styles and development have been embraced by
the community. Residents enjoy a feeling of connection to their neighborhoods and to the community as a
whole.”
The Emerald Heights website markets to potential clients “In order for the project to feel cohesive with the
rest of the campus, the Courtyard will continue the contemporary aesthetic established with the community
expansion projects in 2014.”
In 2014, they built in a hidden area, away from existing homes.
Again, this contradicts the city’s plan of blending new buildings into existing characteristics of neighborhoods.
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Not only is the design contemporary amongst the traditional gables of the homes built in the 90’s, the “natural
environment” the city refers to would be significantly diminished with the construction of the massive building
fronting the road. Minimal set back from the road and clearing the historic trees and ample shrubbery
destroys the established natural environment, disturbs the tranquil setting, opens the area up for light and
sound pollution, and creates a potential water runoff problem.
Per http://www.redmond.gov/cms/One.aspx?portalId=169&pageId=18898, residents are informed of the
importance of trees and permits “Why must I get a permit if I just want to get rid of a tree in my own yard?
It's not only because of aesthetics. Tree removal without subsequent tree replacement can cause potential
water runoff problems for your property and neighboring properties as well. Permits can also help to avoid
accidental cutting of trees on public property.” I can’t see how construction of a three story building would be
allowed to proceed based on the significance of trees in this area.

Per the SEPA dated June 1, 2017, the Emerald Heights project was deemed as non-significant. This status per
the Redmond.gov site states “a Determination of NonSignificance (DNS) is issued by city staff. This occurs
when a project will not have a probable significant adverse impact.” I strongly disagree! The impact may not
be adverse to the interior residents of the Emerald Heights community, but this project has a very large impact
to the surrounding neighborhood based on the random contemporary, three story building, destruction of
natural environment not to mention the increased traffic along 111th. This is unacceptable to modify planning
and regulations as a matter of convenience to the applicant and not the existing taxpayers and longtime
residents.
Stacy Hatch
17721 NE 107th Ct

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Stuart Goodwin <sgoodwin4@hotmail.com>
Tuesday, May 30, 2017 10:46 PM
Benjamin Sticka
MayorCouncil
LAND-2016-01735

5/30/2017
Stuart Goodwin
10836 180TH CT NE
Redmond WA 98052
City of Redmond Planning Services, Development Services Center
15670 NE 85TH Street
PO Box 97010, Mail Stop 2SPL
Redmond WA 98073-9710
Re: LAND-2016-01735

Benjamin Sticka / To Whom It May Concern:
I am writing to share my concerns regarding the proposed new assisted living building at Emerald Heights,
file number LAND-2016-01735. While I feel that Emerald Heights is an extremely important part of our
community, and has been an excellent neighbor, I believe the proposed new building does not fit in well with
the existing neighborhood. My comments citing some of the relevant Code follow.
•

RZC 21.08.C.3.b: I do not feel that the proposed set back is sufficient to adequately provide screening
from the neighboring residences in Abbey Road, across 176TH. The style of the proposed building does
not reflect the design of the existing neighborhood, and the Design Review Board should not allow
reduced landscaping per this section.

•

RZC 21.08.C.5.a: The proposed building is institutional in appearance, particularly in contrast to the
existing neighborhood of Abbey Road. The single large building is in direct conflict with the design
standards delineated by this section. Again, the available space for screening landscaping is insufficient.

•

RZC 21.08.D.2: The proposed building is clearly not consistent with the scale, design, and appearance of
the existing neighborhood of Abbey Road. Also, the existing portions of Emerald Heights that are visible
from 176th are extremely well screened, are only two stories, and are more consistent in appearance with
the existing neighborhood.

•

N-EH-14: The proposed building at Emerald Heights directly contravenes the goal of maintaining the
overall single family character of the adjacent, established Abbey Road neighborhood on Education Hill.
The mass and the blocky, modern style of the single new building, and its looming proximity to the road,
are out of character with the adjacent neighborhood.
1

•

FW-22: The proposed building does nothing to foster the existing neighborhood’s unique character and
will indeed drastically alter that existing character. The proposed set back will not allow sufficient
landscaping to recapture the tree-lined beauty of the existing street. The style of the proposed building
neither preserves nor fosters the existing character of the neighborhood.

Regards,
Stuart Goodwin

Click here to report this email as spam.

2

To:
Cc:
Subject:

Stuart Goodwin
Julie Lawton
RE: LAND-2016-01735

Dear Stuart Goodwin,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Stuart Goodwin [mailto:sgoodwin4@hotmail.com]
Sent: Tuesday, May 30, 2017 10:46 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: LAND-2016-01735
5/30/2017
Stuart Goodwin
10836 180TH CT NE
Redmond WA 98052
City of Redmond Planning Services, Development Services Center
15670 NE 85TH Street
PO Box 97010, Mail Stop 2SPL
Redmond WA 98073-9710
Re: LAND-2016-01735

Benjamin Sticka / To Whom It May Concern:
I am writing to share my concerns regarding the proposed new assisted living building at Emerald Heights,
file number LAND-2016-01735. While I feel that Emerald Heights is an extremely important part of our
community, and has been an excellent neighbor, I believe the proposed new building does not fit in well with
the existing neighborhood. My comments citing some of the relevant Code follow.
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•

RZC 21.08.C.3.b: I do not feel that the proposed set back is sufficient to adequately provide screening
from the neighboring residences in Abbey Road, across 176TH. The style of the proposed building does
not reflect the design of the existing neighborhood, and the Design Review Board should not allow
reduced landscaping per this section.

•

RZC 21.08.C.5.a: The proposed building is institutional in appearance, particularly in contrast to the
existing neighborhood of Abbey Road. The single large building is in direct conflict with the design
standards delineated by this section. Again, the available space for screening landscaping is insufficient.

•

RZC 21.08.D.2: The proposed building is clearly not consistent with the scale, design, and appearance of
the existing neighborhood of Abbey Road. Also, the existing portions of Emerald Heights that are visible
from 176th are extremely well screened, are only two stories, and are more consistent in appearance with
the existing neighborhood.

•

N-EH-14: The proposed building at Emerald Heights directly contravenes the goal of maintaining the
overall single family character of the adjacent, established Abbey Road neighborhood on Education Hill.
The mass and the blocky, modern style of the single new building, and its looming proximity to the road,
are out of character with the adjacent neighborhood.

•

FW-22: The proposed building does nothing to foster the existing neighborhood’s unique character and
will indeed drastically alter that existing character. The proposed set back will not allow sufficient
landscaping to recapture the tree-lined beauty of the existing street. The style of the proposed building
neither preserves nor fosters the existing character of the neighborhood.

Regards,
Stuart Goodwin

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Sujal Parikh <Sujal.Parikh@microsoft.com>
Monday, May 29, 2017 8:29 PM
Benjamin Sticka; MayorCouncil
Concerns about the new construction for Emerald Heights in the Abbey Road
Neighborhood

Hi,
I stay in the Abbey Road Community at 10804 180th Ct NE, Redmond WA. I am very concerned about the new
construction being proposed by Emerald Heights and being considered for approval by the city. This proposal contains
various zoning and code violations which, if built, would change the residential character of the neighborhood entirely.
The current proposal calls for an institutional like structure with 4+ storeys. The area is zoned for residential like
structures, not the large ones as proposed. The structure should be broken down into multiple small structures which
will make it easy for them to be shielded from sight from the road by vegetation – which is another zoning requirement.
Please refrain from approving is abomination of a proposal by Emerald Heights to retain our lovely neighborhood.
Thanks,
--Sujal

Click here to report this email as spam.
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To:
Cc:
Subject:

Sujal Parikh
Julie Lawton
RE: Concerns about the new construction for Emerald Heights in the Abbey Road
Neighborhood

Dear Surjal Parikh,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Sujal Parikh [mailto:Sujal.Parikh@microsoft.com]
Sent: Monday, May 29, 2017 8:29 PM
To: Benjamin Sticka <bsticka@redmond.gov>; MayorCouncil <MayorCouncil@redmond.gov>
Subject: Concerns about the new construction for Emerald Heights in the Abbey Road Neighborhood
Hi,
I stay in the Abbey Road Community at 10804 180th Ct NE, Redmond WA. I am very concerned about the new
construction being proposed by Emerald Heights and being considered for approval by the city. This proposal contains
various zoning and code violations which, if built, would change the residential character of the neighborhood entirely.
The current proposal calls for an institutional like structure with 4+ storeys. The area is zoned for residential like
structures, not the large ones as proposed. The structure should be broken down into multiple small structures which
will make it easy for them to be shielded from sight from the road by vegetation – which is another zoning requirement.
Please refrain from approving is abomination of a proposal by Emerald Heights to retain our lovely neighborhood.
Thanks,
--Sujal

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Susan Robertson <susan.robertson819@gmail.com>
Wednesday, May 17, 2017 4:44 PM
Benjamin Sticka
Abbey Road HOA; julianna Yu
Regarding Emerald Heights proposed three-story building permit application along
176th Av NE

Dear Mr Stika,
I am corresponding to express strong concern about the proposed campus expansion of Emerald Heights along 179/176
Av NE.
The length, height, and proximity of the proposed three-story building to 176/179th Av NE would damage home values
for the adjacent single-family neighborhood because of its size, light pollution, the loss of privacy to second story home
windows, and destruction of existing greenbelt buffering. More setback is needed to adequately mitigate this project.
Siting the building to the west end of the Emerald Heights property would make this project a much more appropriate
community neighbor.
Please do not allow this over-scale building with its destruction of green buffer to receive a building permit.
Sincerely,
Susan M Robertson
10710 179th Ct NE
Redmond, WA 98052
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From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Thursday, May 18, 2017 9:38 AM
'Susan Robertson'
Julie Lawton
RE: Regarding Emerald Heights proposed three-story building permit application along
176th Av NE

Ms. Robertson,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"Party of Record", which will keep you posted on "next steps" in the planning process for the proposed building. Finally,
I have shared your concerns with Julie Lawton who is with Emerald Heights. If you have any additional questions, please
feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
-----Original Message----From: Susan Robertson [mailto:susan.robertson819@gmail.com]
Sent: Wednesday, May 17, 2017 4:44 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Abbey Road HOA <board@abbeyroadhoa.org>; julianna Yu <yu_julianna@hotmail.com>
Subject: Regarding Emerald Heights proposed three-story building permit application along 176th Av NE
Dear Mr Stika,
I am corresponding to express strong concern about the proposed campus expansion of Emerald Heights along 179/176
Av NE.
The length, height, and proximity of the proposed three-story building to 176/179th Av NE would damage home values
for the adjacent single-family neighborhood because of its size, light pollution, the loss of privacy to second story home
windows, and destruction of existing greenbelt buffering. More setback is needed to adequately mitigate this project.
Siting the building to the west end of the Emerald Heights property would make this project a much more appropriate
community neighbor.
Please do not allow this over-scale building with its destruction of green buffer to receive a building permit.
Sincerely,
Susan M Robertson
10710 179th Ct NE
Redmond, WA 98052
1
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From:
Sent:
To:
Subject:

Susan Robertson <susan.robertson819@gmail.com>
Tuesday, June 13, 2017 7:26 PM
Benjamin Sticka
Comment regarding LAND-2016-01735 and SEPA-2017-00459

Dear Mr. Stika,
I would like the following comments to be taken into consideration regarding the proposed build of a three-story
assisted living facility at Emerald Heights next the the roadway at 176th/179th Avenue NE, in Redmond.

Summary of Objection: Emerald Heights has not adequately supported their position they have met all of
Redmond’s regulations for environmental protection and mitigation.

Unnecessary destruction of mature trees and forest is not appropriate, given Emerald Height’s ability to re-develop
other space on campus, including some on-site cottage structures, into the desired assisted living facility.
This plan is incompatible with the City of Redmond’s stated desire to preserve green tree canopy.
As planned, the proposed new building is also unnecessarily disruptive to the surrounding residential neighborhood.

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
1. To cite a 2010 traffic study, which contains 2009 traffic data, is not accurate in 2017. This study pre-dates a great deal
of R6 residential development north, northwest and northeast of Abbey Road and Emerald Heights. Much has changed
since 2009.
2. Emerald Heights itself is the major source of emergency response vehicles entering 176th/179th Av NE, and their
expansion, it must be noted, will add to this particular category of traffic build up.
3. The future opening of 172 Av from the north, as well as on-going residential build-out north of Abbey Road and
Emerald Heights will load more traffic onto 176th/179th Av NE.
4. The neighborhood is experiencing travel speed in excess of posted limits. This increase in speed has raised street
crossing hazard for child/young adult pedestrians travelling to and from the Education Hill elementary, junior high, and
high schools.
The additional traffic from various redevelopment continues to add to this neighborhood burden of risk.
The Abbey Road neighborhood has already asked the City of Redmond for assistance in traffic slowing, and we have
been told there is no money available to help mitigate traffic speed on 176th/179th Av NE.

SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
The 30 ft+ tall structure with mechanical systems extending over 40+ ft tall do not integrate at all into the existing
neighborhood. It clashes visually, and invades the privacy of homes across the street from the building.

o The building’s physical size is disproportionate to nearby homes.
1

Mechanical roof structures will be 44-48 feet from the ground in some cases, and will be easily visible from the street.

o The building will not be well screened.
The proposed building is too close 176th Av NE and its adjacent sidewalk to allow a reasonable standard of sightline
mitigation. Emerald Heights has other re-development siting opportunities on its campus.
SEPA highlights destruction a large section of mature green space without sufficient environmental

mitigation.
The building proposed siting will destroy healthy, mature trees and a forest understory area. The greenspace to be
destroyed is an important buffer from the Emerald Heights institutional presence for adjacent neighborhood singlefamily homeowners and other Redmond residents’ experience of the Education Hill neighborhood as a pleasant,
wooded, green environment. See next section for light pollution concern.
Many Redmond residents enjoy walking and traveling along 176th/179th Ave NE. The green space under discussion is a
quality of life benefit for hundreds of Redmond residents and visitors, not just 10 homes across the street from Emerald
Heights.
The Education Hill green space makes it possible for an unusual amount of transient wildlife visitors to be seen in the
neighborhood, including bald eagles, blue herons, pileated woodpeckers, bobcats, deer and other animals. The habitat
these animals need for food, rest, and the ability to transit safely should be protected, wherever it currently exists.
The proposed destruction of mature trees and forest along 176th Av NE is unnecessary given other development
opportunities available on the Emerald Heights campus-there are cottage structures that could be re-developed to
produce assisted living units, as one example.
·SEPA does not adequately address additional light pollution created for adjacent residences across the street on
176th Ave NE.
The proposed assisted living development will be a 24 hr staffed healthcare facility. Lights will be on all night in a threestory building that will not be screened from adjacent single-family residences. Glare from lighting in the proposed
building will be visible all night in the adjacent neighborhood.
The proposed siting of the building is inappropriate for this reason.
Thank you for forwarding these comments to the appropriate environmental and design staff for review.
Sincerely,
Susan M Robertson
10710 179th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Susan Robertson
Julie Lawton
RE: Comment regarding LAND-2016-01735 and SEPA-2017-00459

Dear Ms. Robertson,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your comment
with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email myself
and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Susan Robertson [mailto:susan.robertson819@gmail.com]
Sent: Tuesday, June 13, 2017 7:26 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Comment regarding LAND-2016-01735 and SEPA-2017-00459

Dear Mr. Stika,
I would like the following comments to be taken into consideration regarding the proposed build of a threestory assisted living facility at Emerald Heights next the the roadway at 176th/179th Avenue NE, in Redmond.
Summary of Objection: Emerald Heights has not adequately supported their position they have met all of
Redmond’s regulations for environmental protection and mitigation.
Unnecessary destruction of mature trees and forest is not appropriate, given Emerald Height’s ability to redevelop other space on campus, including some on-site cottage structures, into the desired assisted living
facility.
This plan is incompatible with the City of Redmond’s stated desire to preserve green tree canopy.
As planned, the proposed new building is also unnecessarily disruptive to the surrounding residential
neighborhood.
SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
1. To cite a 2010 traffic study, which contains 2009 traffic data, is not accurate in 2017. This study pre-dates a
great deal of R6 residential development north, northwest and northeast of Abbey Road and Emerald Heights.
Much has changed since 2009.
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2. Emerald Heights itself is the major source of emergency response vehicles entering 176th/179th Av NE, and
their expansion, it must be noted, will add to this particular category of traffic build up.
3. The future opening of 172 Av from the north, as well as on-going residential build-out north of Abbey Road
and Emerald Heights will load more traffic onto 176th/179th Av NE.
4. The neighborhood is experiencing travel speed in excess of posted limits. This increase in speed has raised
street crossing hazard for child/young adult pedestrians travelling to and from the Education Hill elementary,
junior high, and high schools.
The additional traffic from various redevelopment continues to add to this neighborhood burden of risk.
The Abbey Road neighborhood has already asked the City of Redmond for assistance in traffic slowing, and we
have been told there is no money available to help mitigate traffic speed on 176th/179th Av NE.
SEPA does not adequately support argument that structure is integrated into the existing neighborhood.
The 30 ft+ tall structure with mechanical systems extending over 40+ ft tall do not integrate at all into the
existing neighborhood. It clashes visually, and invades the privacy of homes across the street from the building.
o The building’s physical size is disproportionate to nearby homes.
Mechanical roof structures will be 44-48 feet from the ground in some cases, and will be easily visible from the
street.
o The building will not be well screened.
The proposed building is too close 176th Av NE and its adjacent sidewalk to allow a reasonable standard of
sightline mitigation. Emerald Heights has other re-development siting opportunities on its campus.
SEPA highlights destruction a large section of mature green space without sufficient environmental
mitigation.
The building proposed siting will destroy healthy, mature trees and a forest understory area. The greenspace to
be destroyed is an important buffer from the Emerald Heights institutional presence for adjacent neighborhood
single-family homeowners and other Redmond residents’ experience of the Education Hill neighborhood as a
pleasant, wooded, green environment. See next section for light pollution concern.
Many Redmond residents enjoy walking and traveling along 176th/179th Ave NE. The green space under
discussion is a quality of life benefit for hundreds of Redmond residents and visitors, not just 10 homes across
the street from Emerald Heights.
The Education Hill green space makes it possible for an unusual amount of transient wildlife visitors to be seen
in the neighborhood, including bald eagles, blue herons, pileated woodpeckers, bobcats, deer and other
animals. The habitat these animals need for food, rest, and the ability to transit safely should be protected,
wherever it currently exists.
The proposed destruction of mature trees and forest along 176th Av NE is unnecessary given other
development opportunities available on the Emerald Heights campus-there are cottage structures that could be
re-developed to produce assisted living units, as one example.
2

·SEPA does not adequately address additional light pollution created for adjacent residences across the
street on 176th Ave NE.
The proposed assisted living development will be a 24 hr staffed healthcare facility. Lights will be on all night
in a three-story building that will not be screened from adjacent single-family residences. Glare from lighting in
the proposed building will be visible all night in the adjacent neighborhood.
The proposed siting of the building is inappropriate for this reason.
Thank you for forwarding these comments to the appropriate environmental and design staff for review.
Sincerely,
Susan M Robertson
10710 179th Ct NE
Redmond, WA 98052
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From:
Sent:
To:
Subject:

Engrbell@aol.com
Sunday, May 21, 2017 9:58 AM
Benjamin Sticka
EmeraldHeights Assisted Living Application

Reference: The Emerald Heights Assisted Living Site Plan Entitlement PREP application.
Comment: The project will remove a large number of parking places with some parking space replacement.
However, parking will still be very critical and inadequate for the demand. This will be further concerning
during the construction period.
Although there is a great need for the increased assisted living facilities, with the future expansion planned for
the independent living space parking will be totally inadequate.
There will be a reduction in the green and wildlife space that is very undesirable.
Ted Bell, Emerald Heights Resident

Click here to report this email as spam.
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To:
Cc:
Subject:

Engrbell@aol.com
Julie Lawton
RE: EmeraldHeights Assisted Living Application

Mr. Bell,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as a "party of record". You will receive additional information
as the project moves forward in the planning process. Finally, I have shared your concerns with Julie
Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.
Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Engrbell@aol.com [mailto:Engrbell@aol.com]
Sent: Sunday, May 21, 2017 9:58 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: EmeraldHeights Assisted Living Application

Reference: The Emerald Heights Assisted Living Site Plan Entitlement PREP application.
Comment: The project will remove a large number of parking places with some parking space replacement.
However, parking will still be very critical and inadequate for the demand. This will be further concerning
during the construction period.
Although there is a great need for the increased assisted living facilities, with the future expansion planned for
the independent living space parking will be totally inadequate.
There will be a reduction in the green and wildlife space that is very undesirable.
Ted Bell, Emerald Heights Resident

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Tudor Trufinescu <tudort@yahoo.com>
Tuesday, May 30, 2017 8:06 PM
Benjamin Sticka
MayorCouncil
Feedback for Emerald Heights plan to build an Assisted Living Facility

My name is Tudor Trufinescu and I live at 17710 NE 104th Way Redmond, 98052.
Please consider me as Party of Record for the Emerald Heights project to build an Assisted Living Facility backing 176th
ST and the Abbey Road neighborhood.
I object the construction of the Emerald Heights building as this looks like an institutional project rather than residential,
looking different in appearance from the single-family dwellings in Abbey Road development. The design, scale and
appearance of the proposed building is not consistent with the existing neighborhood and it will likely lower the value of
the properties.
Thank you for considering my feedback,
Tudor Trufinescu

Click here to report this email as spam.
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To:
Cc:
Subject:

Tudor Trufinescu
Julie Lawton
RE: Feedback for Emerald Heights plan to build an Assisted Living Facility

Dear Tudor Trufinescu,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I
have shared your email with my supervisor and it will be included as a part of the public record. Additionally, I
have added you as a "party of record" as per your request. You will receive additional information as the
project moves forward in the planning process. Finally, I have shared your comment with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Tudor Trufinescu [mailto:tudort@yahoo.com]
Sent: Tuesday, May 30, 2017 8:06 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Feedback for Emerald Heights plan to build an Assisted Living Facility
My name is Tudor Trufinescu and I live at 17710 NE 104th Way Redmond, 98052.
Please consider me as Party of Record for the Emerald Heights project to build an Assisted Living Facility backing 176th ST and the
Abbey Road neighborhood.
I object the construction of the Emerald Heights building as this looks like an institutional project rather than residential, looking
different in appearance from the single-family dwellings in Abbey Road development. The design, scale and appearance of the
proposed building is not consistent with the existing neighborhood and it will likely lower the value of the properties.
Thank you for considering my feedback,
Tudor Trufinescu

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Tyler Moynihan <tymoynihan@gmail.com>
Monday, May 29, 2017 3:10 PM
Benjamin Sticka
MayorCouncil
New Assisted Living Facility

Hello,
I would like to be added as a party of record regarding the planned Assisted Living Facility by Emerald Heights. The
project is not in compliance with the Zoning Codes and the Comprehensive Plan of the City of Redmond.
The current application removes virtually all trees at the site, and there is not enough space for new landscaping to
“sufficiently screen” the development. The architecture is in direct contrast to the adjacent neighborhood, so there is no
basis for allowing reduced landscaping requirements.
I have other concerns as well.
Thank you,
Tyler Moynihan
10604 176Th Ct NE
Redmond, WA 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

Tyler Moynihan
Julie Lawton
RE: New Assisted Living Facility

Mr. Moynihan,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Tyler Moynihan [mailto:tymoynihan@gmail.com]
Sent: Monday, May 29, 2017 3:10 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: New Assisted Living Facility

Hello,
I would like to be added as a party of record regarding the planned Assisted Living Facility by Emerald Heights.
The project is not in compliance with the Zoning Codes and the Comprehensive Plan of the City of Redmond.
The current application removes virtually all trees at the site, and there is not enough space for new landscaping
to “sufficiently screen” the development. The architecture is in direct contrast to the adjacent neighborhood, so
there is no basis for allowing reduced landscaping requirements.
I have other concerns as well.
Thank you,
Tyler Moynihan
10604 176Th Ct NE
Redmond, WA 98052
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From:
Sent:
To:
Cc:
Subject:

Alvin Wong <alvinwong@comcast.net>
Wednesday, May 31, 2017 9:27 AM
Benjamin Sticka
alvinwong@comcast.net; Ethanwendy@comcast.net; MayorCouncil
Emerald Heights-Proposed Assisted Living Facility along 176th Ave NE

Hello Ben.
My name is Wane Li and I am writing this email to help preserve 176th Ave NE and to become a Party of Record. My
address is 17604 NE 110th Way, Redmond, WA 98052. My house is located right behind the FIELDSTONE sign.
I was born and raised in Taishan, China. I came to the United States and married in 2009. We have a beautiful son that
just turned 6 years old and attending Horace Mann elementary school. I loved the blue skies, fresh air, and beautiful
trees when I came to America. I am now a US citizen and I love to live and raise my family in the beautiful City of
Redmond and the Abbey Road neighborhood-plush green belts-quiet and peaceful.
I am very concerned that Emerald Heights plan to build an Assisted Living Facility backing up to 176th that will eliminate a
large section of the greenbelt, the contemporary architecture, the three-story height and minimal 15’ setback from the
sidewalk is inconsistent with the character of our neighborhood. We always enjoy our family walks along this beautiful
green thoroughfare. We live across the street from the proposed assisted living building and from our backyard, we
currently see beautiful vibrant tall trees. It will be disappointing to see a three story building from our backyard to
replace the beautiful trees.
The building of the Assisted Living Facility is not in compliance with Redmond City Zoning and should not built as
planned. It will violate the following building Redmond Zoning codes:
Excerpts from Section 21.08, Retirement Residences, of the Redmond Zoning Code:
1.
2.
3.
4.
5.

RZC 21.08.C.3.b
RZC 21.08.C5.a
RZC 21.08.d.2
N-EH-14
FW-22

I am strongly against the building of the Emerald Heights assisted Living Facility backing up to 176th.
Sincerely,
Wane Li
425-890-0520

Click here to report this email as spam.
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To:
Cc:
Subject:

Alvin Wong
Julie Lawton
RE: Emerald Heights-Proposed Assisted Living Facility along 176th Ave NE

Dear Wane Li,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Alvin Wong [mailto:alvinwong@comcast.net]
Sent: Wednesday, May 31, 2017 9:27 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: alvinwong@comcast.net; Ethanwendy@comcast.net; MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights-Proposed Assisted Living Facility along 176th Ave NE
Hello Ben.
My name is Wane Li and I am writing this email to help preserve 176th Ave NE and to become a Party of Record. My
address is 17604 NE 110th Way, Redmond, WA 98052. My house is located right behind the FIELDSTONE sign.
I was born and raised in Taishan, China. I came to the United States and married in 2009. We have a beautiful son that
just turned 6 years old and attending Horace Mann elementary school. I loved the blue skies, fresh air, and beautiful
trees when I came to America. I am now a US citizen and I love to live and raise my family in the beautiful City of
Redmond and the Abbey Road neighborhood-plush green belts-quiet and peaceful.
I am very concerned that Emerald Heights plan to build an Assisted Living Facility backing up to 176th that will eliminate a
large section of the greenbelt, the contemporary architecture, the three-story height and minimal 15’ setback from the
sidewalk is inconsistent with the character of our neighborhood. We always enjoy our family walks along this beautiful
green thoroughfare. We live across the street from the proposed assisted living building and from our backyard, we
currently see beautiful vibrant tall trees. It will be disappointing to see a three story building from our backyard to
replace the beautiful trees.
The building of the Assisted Living Facility is not in compliance with Redmond City Zoning and should not built as
planned. It will violate the following building Redmond Zoning codes:
Excerpts from Section 21.08, Retirement Residences, of the Redmond Zoning Code:
1

1.
2.
3.
4.
5.

RZC 21.08.C.3.b
RZC 21.08.C5.a
RZC 21.08.d.2
N-EH-14
FW-22

I am strongly against the building of the Emerald Heights assisted Living Facility backing up to 176th.
Sincerely,
Wane Li
425-890-0520

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Wei Jiang <weijiang100@comcast.net>
Monday, May 29, 2017 7:15 PM
Benjamin Sticka; MayorCouncil
weijiang100@comcast.net
Vote against the contemporary, institutional design of the new Emerald Heights
building plan

Dear Mr. Ben Sticka,
I just learned that Emerald Heights is planning on a new building along the road of 176th Ave NE. While looking at
Emerald Heights Campus Expansion Plan Phase II – Assisted Living Building
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=208046 [page 23 and 24], I am concerned about how
this building will negatively change the outlook of this Abbey Road neighborhood. The style of the building will not go
well with all other single family houses.
In reviewing the Redmond Zoning Code (RZC 21.08.C.5.a) “Developments shall be designed to project a residential,
rather than institutional, appearance through architectural design …”. The building, its contemporary design, clearly
looks institutional, and very different from all other single family home buildings in the neighborhood.
As a residence in the neighborhood for more 10 years, I want to voice my concerns and to vote against putting such a
building along 176th Ave NE. I suggest Emerald Heights revise its building design, such that the new building will be part
of the neighborhood – or relocate it, such that it doesn’t affect the neighborhood. I would like to become a party of
record for this project.
Sincerely,
Wei Jiang
17820 NE 105th Way
Redmond, WA 98052

Click here to report this email as spam.
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May 30,2017

The City of redmond government with all it’s employees and departments are the custodians of
all who live and work here. It is their job to represent all who own businesses here and those
who make one of the largest investments of their lifetime, buy a home and live here. The
information I have received and pursued on my own makes it clear to me that the proposed
addition of an assisted living building on the exterior perimeter of Emerald Heights is not in the
best interest of the residents of Abbey Road and all who enjoy the environment the Abbey Road
neighborhood brings to education hill.
Emerald Heights currently includes 33 buildings on 38 acres. As a NOT FOR PROFIT
business,this seems like an adequate amount of space to conduct their business and maintain
the standard of living of it’s residents. There is no real NEED to generate additional income.
It would seem that the firm that has submitted plans for this new project has not actually been to
our neighborhood. In reviewing their plans they have designed a building which apparently
even they recognize is not a good fit for our neighborhood. This is a 48,000 sq. foot building
within 15 feet of their property line. No where in Abbey road will you find a building of this size,
nor a building placed at this closeness to our walk way. You do not hide a 3 story, 48,000
square foot build with 15 feet of buffer. The actual design of this building was called by the
designing firm “contemporary” . Perhaps it is contemporary commercial in design, it is
NOTHING like the homes in Abbey Road. In it’s own description, the designing firm appears to
be offsetting the negative impact to our neighborhood by providing in it’s design “vertical
emphasis” to distract from the huge horizontal presence of this building. The city of Redmond
Planning department should see this attempt to mitigate this design as a HUGE warning flag
about the fit of this building in our neighborhood. All other buildings of this complex are
contained on the interior portions of their 38 acres.There is a recently built building which shares
a property line with the high school, in the interior of the property, but is not visible to residents
of Abbey Road or anyone using our lovely neighborhood.
The plans for this building include underground parking. There are other sites on their property
that would work wonderful for underground parking and perhaps even better their parking
choices. The developers of Abbey Road worked with the challenges of a sloping site by
building daylight spaces, or lower levels incased on one side by hillside. This option would
mitigate the need to dig deep into the earth to put underground parking . The site would be
removed from the space they currently would like so they can link like spaces with a sky bridge.
Wouldn’t this be a lovely world if we could all have exactly what we wanted.
The amount of time given to throughly investigate this plan has not provided enough time to
research the out come of various permits required. This building would destroy a current pond
on site. What impact does adding all this impervious surface have on drainage of run off? I
would love to see the stream Reconnaissance report and the wetland report. This once
forested area is filled with springs and one time wetland areas, there has to be negative impact.
We have an abundance of wildlife on our hill. The removal of all the trees, vegetation and pond
in this area is a study I would like to review. The traffic study is of utmost importance. How
this complex is able to exist with one fully operational entrance is a HUGE question to me. I

have submitted a previous comment on this subject. As i work on this comment a HUGE semi
truck with extra long trailer just drove down our boulevard. This complex generates more traffic
and more unexpected types of traffic than residential neighborhoods expect and incur. Whether
this addition is approved or not the northern exit only needs to be converted to an entrance/exit
for all trucks and employees, with trucks required to come from the 116th direction to enter and
exit. 116th being the road that is a main road and impacts the least amount of homeowners
directly.
It is difficult for me to understand why the fire department, with site #17 now up and running has
not demanded this change. They do make many visits to Emerald Heights and that access point
would be most beneficial to them.
I believe it would be a hasty decision for this proposal to be approved as it now stands.
Thank you for your time,
Wendy Engquist
10622 176th ct. n.e.
Redmond,Wa. 98052

To:
Cc:
Subject:

Wendy Engquist
Julie Lawton
RE: Emerald Height project

Dear Wendy Engquist,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Wendy Engquist [mailto:golfwendy@comcast.net]
Sent: Tuesday, May 30, 2017 9:45 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Height project
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To:
Cc:
Subject:
Attachments:

wendy engquist
Julie Lawton
SEPA comments
Wendy_Engquist_SEPA_comment_6_15_17.pdf

Dear Ms. Enquist

Good afternoon. Thank you for your letter regarding the proposed building at the Emerald Heights campus. I have
shared your letter with my supervisor and it will be included as a part of the public record. Finally, I have shared your
letter with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

1

To: The Mayor, City Council, Design Review Board, Technical Review
Board and all other interested parties,
With regard to the matter of Emerald Heights and it’s recent proposal. I am
a 27 year resident of Abbey Road, the second family to move into the first
developed neighborhood. The controversy surrounding Emerald Heights
goes all the way back to 1988. Emerald Heights and Abbey Road went
through the development process simultaneously as some of you know. I
doubt there are many who are reading this that were a part of that approval
process.
Previous to either area being developed there was great concern about
putting a retirement community as large as this and with the types of
services such as they have, amidst a residential area. Although
imagination was required along with drawings, the powers to be thought out
thoroughly the issues that would be brought upon this yet undeveloped
residential housing area. This would be a precedent setting decision for all
single family neighborhoods in Redmond. As I progress I will include
copies of decisions made in 1988 and the impact they should have on any
decision with regard to Emerald Heights now and in the future.
Although hundreds of people call Emerald Heights their home, none of them
own their home. They have nothing to win or lose regardless of how this
matter is decided. Emerald Heights is a business. They have round the
clock employees, deliveries of goods and services and have a board of
directors.
We are individual homeowners. The value of our homes, the desirability of
living here are of immediate concern to us. We pay taxes, we vote. We
have many friends throughout the city that are anxious to know how the City
of
Redmond considers the concerns of its residents.
I am including a couple pages from the City of Redmond Final Approval
Order for Emerald Heights. It is signed by then Mayor Doreen Marchione,
and dated Nov. 1,1988. I will include the cover page so you can be sure this
is a real document. Attached to this document is EXHIBIT O
ATTACHMENT 1. Mitigating Measures. I will not include the entire
document but provide pages that reference issues concerning today. One of
these issues is the positioning of the buildings on their site. You will note

that this is major concern then just as it is today. Emerald Heights was only
able to build this facility due to special changes made in our codes. Are
Redmond codes simply a matter of a business asking for a special change to
zoning to allow it to site where it would like? That is history. It has been
pointed out by MANY parties of interest that our codes demand that the
general appearance and flavor of our neighborhoods be preserved when
considering future development. This cannot be ignored.
A very important issue that has been brushed under the rug is the entry/exit
for Emerald Heights. In the attachments you will see that a mitigating
measure was for the northern access point be the main access point to reduce
the impact of not only the volume of traffic in our neighborhood but also the
type of traffic. I wish I had taken a photo of the sea-going container that
made its way though our neighborhood pulled of course by a large smelly
diesel unable to stay within the lanes marked on the road. The people who
made these decisions did not have to live with these conditions to understand
they would exist and they needed to do what they could to minimize this
impact. I would like to see the northern exit only changed as it was
intended, to an enter/exit point with all deliveries and employees using this
access point and all trucks told to use the 116th round-a-bout as it’s entry
point.
I attempted to obtain all the documents relevant to the approval of
Emerald Heights and any subsequent documents. I have had many issues
with this.
What I have presented is the most representative of my concerns about the
decision our city will make. If the concerns of the past are ignored. If the
mitigating requirements are pushed aside it will be a sad and precedent
setting event for the residents of Redmonds single family neighborhoods.
One last brief remark about Emerald Height’s argument that there is such a
need for this housing. I agree. In speaking, over the years, with many
residents of Emerald Heights as they walk our trails, I have found out that
the residents come from not only other parts of our state but other parts of
the
Country. Emerald Heights will never single handedly solve this housing
need.
Concerned

Wendy Engquist
10622 176th Ct N.E.
Redmond, Wa. 98052

From:
Sent:
To:
Cc:
Subject:

John Marchione
Tuesday, August 22, 2017 10:59 AM
golfwendy@comcast.net; Council; Planning Commission
marcus@hueygroup.net; Benjamin Sticka
RE: Emerald Heights- please read PDF hope this goes

Thank you for taking the time to write. Your email has been received and will be considered with all
the other feedback we have received.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052

NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party

From: golfwendy@comcast.net [mailto:golfwendy@comcast.net]
Sent: Tuesday, August 22, 2017 10:49 AM
To: Mayor (Internet) <Mayor@redmond.gov>; Council <Council@redmond.gov>; Tanika Padhye
<tpadhye@redmond.gov>; JOHN STILIN <JCSTILIN@redmond.gov>; designreviewboard@redmond.gov; Planning
Commission <planningcommission@redmond.gov>
Cc: marcus@hueygroup.net
Subject: Emerald Heights- please read PDF hope this goes
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From:
Sent:
To:
Cc:
Subject:

Wong, Wilbur J <wilbur.j.wong@boeing.com>
Tuesday, May 30, 2017 11:51 AM
Benjamin Sticka
MayorCouncil; wjenwong@comcast.net; kimzhangwh@gmail.com
RE: Abbey Road HOA Response to Emerald Heights Expansion Proposal - Request for
Party of Record

Good afternoon,
After review and discussion with my family and neighbors regarding the latest expansion proposal of Emerald Heights
adjacent to 176th Ave. NE, I would like to request to become a Party of Record to convey my concerns.
Members of the Abbey Road HOA have done a great job in a very short amount of time to inform our residents the
impacts and concerns related to the proposed three story structure, and it’s proposed architectural design immediately
adjacent to 176th Ave. NE, which residents of Abbey Road refer to as “the boulevard”.
This lush and dense green space “boulevard” is our principal easement to our homes for both vehicles and pedestrians,
which I have always considered to be an asset to both Emerald Heights, and residents of Abbey Road, for me personally,
since 1995.
This green space boulevard serves as a buffer from the main arterials, and serves as a unspoken calming transition as we
approach our dwellings. I’m certain that architects and planners are familiar with the importance of transitional space,
yet are also challenged with balancing the objectives of construction economics to creating and maintaining compatible
and livable infill development.
With the collective concerns of residents of Abbey Road, I certainly hope that the decision making entities, and the City
of Redmond design review board will consider modifications to the proposed building to best preserve this transitional
space, and line of sight buffer afforded by the current green space boulevard.
Considerations such as upper story set-backs adjacent to the boulevard, exterior surfaces and materials which visually
recede, re-planting of mature trees, with adequate set-backs to allow an unobstructed canopy, should be considered to
better integrate with the single family dwellings at Abbey Road.
The current proposed building design is a significant departure from the current gabled structures of Emerald Heights
which are visible from the boulevard.
Please reference the following from the Redmond Zoning Code:
RZC 21.08.C.3.b
RZC 21.08.C.5.a
RZC 21.08.D.2
Thank you for your consideration
Wilbur J. Wong
17636 NE 110th Way
Redmond, WA 98052
425-985-2189
wjenwong@comcast.net
1

Wil Wong | 777 New Features | 425.266.8836

Click here to report this email as spam.
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To:
Cc:
Subject:

Wong, Wilbur J
Julie Lawton
RE: Abbey Road HOA Response to Emerald Heights Expansion Proposal - Request for
Party of Record

Dear Wilbur Wong,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Additionally, I have added
you as a "party of record" as per your request. You will receive additional information as the project moves forward in
the planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Wong, Wilbur J [mailto:wilbur.j.wong@boeing.com]
Sent: Tuesday, May 30, 2017 11:51 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>; wjenwong@comcast.net; kimzhangwh@gmail.com
Subject: RE: Abbey Road HOA Response to Emerald Heights Expansion Proposal - Request for Party of Record
Good afternoon,
After review and discussion with my family and neighbors regarding the latest expansion proposal of Emerald Heights
adjacent to 176th Ave. NE, I would like to request to become a Party of Record to convey my concerns.
Members of the Abbey Road HOA have done a great job in a very short amount of time to inform our residents the
impacts and concerns related to the proposed three story structure, and it’s proposed architectural design immediately
adjacent to 176th Ave. NE, which residents of Abbey Road refer to as “the boulevard”.
This lush and dense green space “boulevard” is our principal easement to our homes for both vehicles and pedestrians,
which I have always considered to be an asset to both Emerald Heights, and residents of Abbey Road, for me personally,
since 1995.
This green space boulevard serves as a buffer from the main arterials, and serves as a unspoken calming transition as we
approach our dwellings. I’m certain that architects and planners are familiar with the importance of transitional space,
yet are also challenged with balancing the objectives of construction economics to creating and maintaining compatible
and livable infill development.
With the collective concerns of residents of Abbey Road, I certainly hope that the decision making entities, and the City
of Redmond design review board will consider modifications to the proposed building to best preserve this transitional
space, and line of sight buffer afforded by the current green space boulevard.
1

Considerations such as upper story set-backs adjacent to the boulevard, exterior surfaces and materials which visually
recede, re-planting of mature trees, with adequate set-backs to allow an unobstructed canopy, should be considered to
better integrate with the single family dwellings at Abbey Road.
The current proposed building design is a significant departure from the current gabled structures of Emerald Heights
which are visible from the boulevard.
Please reference the following from the Redmond Zoning Code:
RZC 21.08.C.3.b
RZC 21.08.C.5.a
RZC 21.08.D.2
Thank you for your consideration
Wilbur J. Wong
17636 NE 110th Way
Redmond, WA 98052
425-985-2189
wjenwong@comcast.net

Wil Wong | 777 New Features | 425.266.8836

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Xiaohan Wang <wangxiaohan@gmail.com>
Wednesday, May 31, 2017 8:36 AM
Benjamin Sticka
MayorCouncil
Concerns about Emerald Heights' construction plan in Abbey Road's community

Dear Sir or Madam,
I am concerned about Emerald Heights' new plan to build an Assisted Living Facility backing up to the 176th Ave NE in
Abbey Roads community. The reason of the concern is that the new building will be inconsistent with the character of
our neighborhood. Also, a large section of the greenbelt will be removed, and the replacement landscaping will not
sufficiently screen the building from the surrounding residential uses.
As far as I know, the new building is not in compliance with Redmond City Zoning and should not be built as planned.
For example, according to RZC 21.08.C.3.b: Density, Setback areas located adjacent to the side, street side, and rear
property lines shall be landscaped to sufficiently screen the development from surrounding residential uses.... Where
possible, existing mature vegetation shall be retained. However, the current application removes virtually all trees at the
site, and there's not enough space for new landscaping to "sufficiently screen" the development. Furthermore, the
contemporary architecture is in direct contrast to the adjacent neighborhood, so there is not basis for allowing reduced
landscaping requirements.
This is just one example. There are plenty of others that are not in compliance with Redmond City Zoning.
As such, I sincerely ask the city to reconsider this project. Thank you!
Best regards,
Xiaohan Wang
10502 176TH PL NE, Redmond

Click here to report this email as spam.
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To:
Cc:
Subject:

Xiaohan Wang
Julie Lawton
RE: Concerns about Emerald Heights' construction plan in Abbey Road's community

Dear Xiaohan Wang,

Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Xiaohan Wang [mailto:wangxiaohan@gmail.com]
Sent: Wednesday, May 31, 2017 8:36 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Concerns about Emerald Heights' construction plan in Abbey Road's community

Dear Sir or Madam,
I am concerned about Emerald Heights' new plan to build an Assisted Living Facility backing up to the 176th
Ave NE in Abbey Roads community. The reason of the concern is that the new building will be inconsistent
with the character of our neighborhood. Also, a large section of the greenbelt will be removed, and the
replacement landscaping will not sufficiently screen the building from the surrounding residential uses.
As far as I know, the new building is not in compliance with Redmond City Zoning and should not be built as
planned.
For example, according to RZC 21.08.C.3.b: Density, Setback areas located adjacent to the side, street side, and
rear property lines shall be landscaped to sufficiently screen the development from surrounding residential
uses.... Where possible, existing mature vegetation shall be retained. However, the current application removes
virtually all trees at the site, and there's not enough space for new landscaping to "sufficiently screen" the
development. Furthermore, the contemporary architecture is in direct contrast to the adjacent neighborhood, so
there is not basis for allowing reduced landscaping requirements.
This is just one example. There are plenty of others that are not in compliance with Redmond City Zoning.
As such, I sincerely ask the city to reconsider this project. Thank you!
Best regards,
1

Xiaohan Wang
10502 176TH PL NE, Redmond

Click here to report this email as spam.
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From:
Sent:
To:
Subject:
Attachments:

Yamini Shah <yamini_raman@hotmail.com>
Tuesday, June 13, 2017 1:39 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735
SEPA Comments for Emerald Heights LAND 2016-01735.docx

Hello,
I am providing my comments on the SEPA Comments for Emerald Heights LAND 2016-01735, please see my
attached letter and include my comments in the public record.

Thank you,
Yamini Shah
Abbey Road Homeowner
Click here to report this email as spam.
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Yamini Shah
17812 NE 105th Way,
Redmond, WA 98052

June 13, 2017
Re: Emerald Heights AL & IL Bldg, SEPA-2017-00459

To: Mr. Benjamin Sticka
Cc: Mayor Marchione

Mr. Sticka,
I have reviewed Emerald Height’s SEPA DNS report. See below on my concerns on the proposed
expansion. Please add my comments below into the public record.
I urge you to reconsider the city’s position on this proposal at the upcoming Design Review.

Summary of Objection: Emerald Heights has not adequately supported their position they have
met all of Redmond’s regulations for environmental protection and mitigation.
·
·
·
·
·
·
·
·
·
·

SEPA uses an outdated traffic impact study based on incorrect growth assumptions.
Expansion will push additional traffic burden onto surrounding residential streets.
Increased traffic will increase safety hazard to children and young adults who walk and
bike to nearby schools.
SEPA does not adequately support argument that structure is integrated into the
existing neighborhood.
The building’s contemporary design elements clash with well-established
neighborhoods in close visual proximity.
The building’s physical size is disproportionate to nearby homes.
The building is not well screened.
The building would be better suited to a hidden, western edge of their property
adjacent to wooded area.
SEPA highlights destruction a large section of mature greenspace without sufficient
environmental mitigation.
SEPA does not adequately address additional light pollution created for adjacent
residences across the street on 176th Ave NE.

Sincerely,

Yamini Shah
Abbey Road Homeowner, Canterbury neighborhood

To:
Cc:
Subject:

Yamini Shah
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Yamini Shah,

Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Yamini Shah [mailto:yamini_raman@hotmail.com]
Sent: Tuesday, June 13, 2017 1:39 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Hello,
I am providing my comments on the SEPA Comments for Emerald Heights LAND 2016-01735, please see my
attached letter and include my comments in the public record.

Thank you,
Yamini Shah
Abbey Road Homeowner
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

oe.zak@frontier.com
Tuesday, May 30, 2017 6:45 PM
Benjamin Sticka
MayorCouncil
Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

My wife, Olga Zak, already requested to become a party of record for the project mentioned in the subject
line. I would also like to become a party of record in order to submit my comments individually.
This project as inconsistent with Abbey Road residential zoning and I would like to oppose Emerald Heights
proposal to create a multi-story structure which is not architecturally consistent with an established single
family community. Its construction will violate City of Redmond own rules and regulations regarding
residence density and retirement residence bonus.
I appreciate your consideration.
Yevgeniy "Eugene" Zak
17726 NE 104th Way
Redmond, WA 98052
Click here to report this email as spam.
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To:
Cc:
Subject:

oe.zak@frontier.com
Julie Lawton
RE: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

Dear Mr. Zak,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have shared
your email with my supervisor and it will be included as a part of the public record. Additionally, I have added you as a
"party of record" as per your request. You will receive additional information as the project moves forward in the
planning process. Finally, I have shared your comment with Julie Lawton with Emerald Heights. If you have any
additional questions, please feel free to either email myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: oe.zak@frontier.com [mailto:oe.zak@frontier.com]
Sent: Tuesday, May 30, 2017 6:45 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: MayorCouncil <MayorCouncil@redmond.gov>
Subject: Emerald Heights AL and IL Bldg File Number: LAND -2016 - 01735

My wife, Olga Zak, already requested to become a party of record for the project mentioned in the subject
line. I would also like to become a party of record in order to submit my comments individually.
This project as inconsistent with Abbey Road residential zoning and I would like to oppose Emerald Heights
proposal to create a multi-story structure which is not architecturally consistent with an established single
family community. Its construction will violate City of Redmond own rules and regulations regarding
residence density and retirement residence bonus.
I appreciate your consideration.
Yevgeniy "Eugene" Zak
17726 NE 104th Way
Redmond, WA 98052
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

yue huang <yue.huang920@gmail.com>
Thursday, May 18, 2017 9:25 PM
Benjamin Sticka
against proposal Emerald Heights Assisted Living Building

Hi Benjamin,
I'm Yue and I'm a current resident in Abbey Road. I am strongly against the proposal for "Emerald Heights
Assisted Living Building". Below are the reasons:
(1) the Tree Preservation Plan shows all the trees besides the street will be removed. This will largely affect the
environment including air quality. This is bad for all existing and potential residents in Abbey Road and
Emerald Heights. Many research work shows even cutting a few trees will affect local climate and temperate.
To name a few, you can read about:
(a) Cutting down just a few trees affects climate (http://environmentalresearchweb.org/cws/article/news/56857)
(b) the research work done by doctor Xuhui Lee, Yale school of forestry environmental studies
(c) Response of surface air temperature to small-scale land clearing across latitudes
(http://iopscience.iop.org/article/10.1088/17489326/9/3/034002;jsessionid=62E4B664E5E07C560BA0EDCBB8C6EB49.c2.iopscience.cld.iop.org)
If you simply search "cutting trees affect climate" in google, you can see a lot of bad things in the results. I think
building more apartments for senior people is a right thing to do, the builder needs to find the appropriate place
for new buildings. They should never build new buildings at the cost of cutting trees and make the environment
worse. Everyone should protect our environment, we only have one planet.
(2) This will affect the privacy for all the residents living close to 176th Ave NE as they will directly see the
proposed new Emerald Heights building from the window. The builder must not affect existing residents living
experience.
Basically I think the first reason is enough to reject the proposal. The builder should never try to earn profit at
the cost of environment damage. Please protect our environment.
Thanks
Yue

Click here to report this email as spam.
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To:
Cc:
Subject:

yue huang
Julie Lawton
RE: against proposal Emerald Heights Assisted Living Building

Dear Yue Huang,
Good morning. Thank you for your email regarding the proposed building at the Emerald Heights
campus. I have shared your email with my supervisor and it will be included as a part of the public
record. Additionally, I have added you as “party of record” where you will receive any future
correspondence linked to the project. Finally, I have shared your concerns with Julie Lawton with
Emerald Heights. If you have any additional questions, please feel free to either email myself and/or
Julie. Thank you.
Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: yue huang [mailto:yue.huang920@gmail.com]
Sent: Thursday, May 18, 2017 9:25 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: against proposal Emerald Heights Assisted Living Building
Hi Benjamin,
I'm Yue and I'm a current resident in Abbey Road. I am strongly against the proposal for "Emerald Heights
Assisted Living Building". Below are the reasons:
(1) the Tree Preservation Plan shows all the trees besides the street will be removed. This will largely affect the
environment including air quality. This is bad for all existing and potential residents in Abbey Road and
Emerald Heights. Many research work shows even cutting a few trees will affect local climate and temperate.
To name a few, you can read about:
(a) Cutting down just a few trees affects climate (http://environmentalresearchweb.org/cws/article/news/56857)
(b) the research work done by doctor Xuhui Lee, Yale school of forestry environmental studies
(c) Response of surface air temperature to small-scale land clearing across latitudes
(http://iopscience.iop.org/article/10.1088/17489326/9/3/034002;jsessionid=62E4B664E5E07C560BA0EDCBB8C6EB49.c2.iopscience.cld.iop.org)
If you simply search "cutting trees affect climate" in google, you can see a lot of bad things in the results. I think
building more apartments for senior people is a right thing to do, the builder needs to find the appropriate place
for new buildings. They should never build new buildings at the cost of cutting trees and make the environment
worse. Everyone should protect our environment, we only have one planet.

1

(2) This will affect the privacy for all the residents living close to 176th Ave NE as they will directly see the
proposed new Emerald Heights building from the window. The builder must not affect existing residents living
experience.
Basically I think the first reason is enough to reject the proposal. The builder should never try to earn profit at
the cost of environment damage. Please protect our environment.
Thanks
Yue

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

yue huang <yue.huang920@gmail.com>
Wednesday, June 14, 2017 2:18 PM
Benjamin Sticka
SEPA Comments for Emerald Heights LAND 2016-01735

Hi Ben,
Hope you are doing well. I’m writing the email to point out the incomplete and wrong information from Emerald
Heights SEPA application.
Point 1. The new building does not align with the current neighborhood view at all. Especially by removing the
greenbelt and exposing itself to the public street. This is a disaster to the neighborhood. Please compare the
two pictures below.
This is the current neighborhood street view from bing map:

If Emerald heights removes the trees and build the building, it becomes:

1

The SEPA did not mention anything for the inconsistency look.
Point 2. The new building will largely affect the environment and landscape, and SEPA lies on this.
Below is from the SEPA:
Page 25.
The link ed image cannot be display ed. The file may hav e been mov ed, renamed, or deleted. Verify that the link points to the correct file and location.

Page 26.
The link ed image cannot be display ed. The file may hav e been mov ed, renamed, or deleted. Verify that the link points to the correct file and location.

Emerald Heights is proposing removing all the trees next to 176th Ave NE, this largely impacts the
environment.
Also, there is a storm pond (in red) less than 100 ft from the proposed building (in blue).
2

The link ed image cannot be display ed. The file may hav e been mov ed, renamed, or deleted. Verify that the link points to the correct file and location.

You can find how important Storm pond is in
http://www.redmond.gov/Environment/StormwaterUtility/StormwaterPonds , this link also mentions:
Landscaping is the most critical component in the proper functioning of the stormwater pond.
The number of trees that are going to be removed by this proposal, the pollution during the construction, will
largely impact the stormwater pond.
Point 3. As a current resident on 176th Ave NE, this new building has terrible impact on my family.
(1) Noise and Pollution during Construction
As pointed at
Page 7. 2. Air
The link ed image cannot be display ed. The file may hav e been mov ed, renamed, or deleted. Verify that the link points to the correct file and location.

And
Page 14.
7. Environmental Health

3

The link ed image cannot be display ed. The file may hav e been mov ed, renamed, or deleted. Verify that the link points to the correct file and location.

I have babies and senior people living in the house. During the construction, our daily life and health
are badly impacted by the noise and pollution.
(2) The new proposed building will leave my family no privacy. And this proposal does not mention
this at all.
This is what stated in the SEPA:
Page 19
10. Aesthetics
The link ed image cannot be display ed. The file may hav e been mov ed, renamed, or deleted. Verify that the link points to the correct file and location.

In fact, if this apartment is built,
• We are forced to see it through all of window towards west.
• Everything we do in the yard is directly exposed to the residents from the new building.
Emerald heights shows no respect to the current residents on 176th Ave NE and completely ignores
the impact on their life and health.
Thanks
Yue
current resident from 17603 NE 110th Way, Redmond, WA, 98052

Click here to report this email as spam.
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To:
Cc:
Subject:

yue huang
Julie Lawton
RE: SEPA Comments for Emerald Heights LAND 2016-01735

Dear Yue Huang,
Good afternoon. Thank you for your email regarding the proposed building at the Emerald Heights campus. I have
shared your email with my supervisor and it will be included as a part of the public record. Finally, I have shared your
comment with Julie Lawton with Emerald Heights. If you have any additional questions, please feel free to either email
myself and/or Julie. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
From: yue huang [mailto:yue.huang920@gmail.com]
Sent: Wednesday, June 14, 2017 2:18 PM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA Comments for Emerald Heights LAND 2016-01735

Hi Ben,
Hope you are doing well. I’m writing the email to point out the incomplete and wrong information from Emerald
Heights SEPA application.
Point 1. The new building does not align with the current neighborhood view at all. Especially by removing the
greenbelt and exposing itself to the public street. This is a disaster to the neighborhood. Please compare the
two pictures below.
This is the current neighborhood street view from bing map:

1

If Emerald heights removes the trees and build the building, it becomes:

The SEPA did not mention anything for the inconsistency look.
Point 2. The new building will largely affect the environment and landscape, and SEPA lies on this.
Below is from the SEPA:
Page 25.

Page 26.

Emerald Heights is proposing removing all the trees next to 176th Ave NE, this largely impacts the
environment.
2

Also, there is a storm pond (in red) less than 100 ft from the proposed building (in blue).

You can find how important Storm pond is in
http://www.redmond.gov/Environment/StormwaterUtility/StormwaterPonds , this link also mentions:
Landscaping is the most critical component in the proper functioning of the stormwater pond.
The number of trees that are going to be removed by this proposal, the pollution during the construction, will
largely impact the stormwater pond.
Point 3. As a current resident on 176th Ave NE, this new building has terrible impact on my family.
(1) Noise and Pollution during Construction
As pointed at
Page 7. 2. Air

And
Page 14.
7. Environmental Health
3

I have babies and senior people living in the house. During the construction, our daily life and health
are badly impacted by the noise and pollution.
(2) The new proposed building will leave my family no privacy. And this proposal does not mention
this at all.
This is what stated in the SEPA:
Page 19
10. Aesthetics

In fact, if this apartment is built,
• We are forced to see it through all of window towards west.
• Everything we do in the yard is directly exposed to the residents from the new building.
Emerald heights shows no respect to the current residents on 176th Ave NE and completely ignores
the impact on their life and health.
Thanks
Yue
current resident from 17603 NE 110th Way, Redmond, WA, 98052

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Monday, April 23, 2018 2:41 PM
Benjamin Sticka
FW: Emerald Heights

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Dottie Billington [mailto:dottiebill@comcast.net]
Sent: Monday, April 23, 2018 12:12 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights

Dear Mayor Marchione,
I'm writing you about our much-needed Assisted Living addition at Emerald Heights.
Almost all living here are retired, highly-educated professional people. And almost all of us,
when middle-aged, never pictured ourselves as elderly. We thought elderly folks stepping off
busses at concerts and theaters were cute, but never dreamed we would someday be doing
the same.
But know what? If we're lucky, we'll all be elderly some day. My point, Mayor Marchione, is
that Abbey Road people objecting to our proposed addition could be sabotaging their own
futures--to be able to spend their later years in an ideal environment.
Their objections are overblown, as more trees would soon shield the addition and their views
will change little.
Emerald Heights is considered one of the best CCRCs in the U.S. Redmond has reason to be
extremely proud to have it here. Everyone I know here is thankful to be able to live at Emerald
Heights. We not only have lifelong care, but a stimulating, active, healthy, comfortable life,
living with bright, fun, highly accomplished friends who feel like family.
1

Mayor Marchione, I hope that you, too, when elderly, will be able to enjoy this good life at
Emerald Heights--which by then will have adequate space for folks who need Assisted Living.
Warm Regards,
Dottie Billington

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

John Marchione
Tuesday, April 24, 2018 1:21 PM
dottiebill@comcast.net
Benjamin Sticka
RE: Emerald Heights

Dottie,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Dottie Billington [mailto:dottiebill@comcast.net]
Sent: Monday, April 23, 2018 12:12 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights

Dear Mayor Marchione,
I'm writing you about our much-needed Assisted Living addition at Emerald Heights.
Almost all living here are retired, highly-educated professional people. And almost all of us,
when middle-aged, never pictured ourselves as elderly. We thought elderly folks stepping off

1

busses at concerts and theaters were cute, but never dreamed we would someday be doing
the same.
But know what? If we're lucky, we'll all be elderly some day. My point, Mayor Marchione, is
that Abbey Road people objecting to our proposed addition could be sabotaging their own
futures--to be able to spend their later years in an ideal environment.
Their objections are overblown, as more trees would soon shield the addition and their views
will change little.
Emerald Heights is considered one of the best CCRCs in the U.S. Redmond has reason to be
extremely proud to have it here. Everyone I know here is thankful to be able to live at Emerald
Heights. We not only have lifelong care, but a stimulating, active, healthy, comfortable life,
living with bright, fun, highly accomplished friends who feel like family.
Mayor Marchione, I hope that you, too, when elderly, will be able to enjoy this good life at
Emerald Heights--which by then will have adequate space for folks who need Assisted Living.
Warm Regards,
Dottie Billington

Click here to report this email as spam.
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10901176thCircleNE
Redmond WA 98052

From Dennis andDoreen~
April 16, 2018
Mayor Marchione
City of Redmond WA
15670 NE 85 th St.
Redmond WA 98052

~~(G~~~~~
APR 2 0 2018
MAYOR'S OFFICE
CITY OF REDMOND

Dear Mayor
We are residents of Emerald Heights and have been for a number of years. We have
heard various arguments for and against construction of the proposed Assisted
Living Facility and we urge you to get the City to approve this project soon.
We are thankful to live in such a facility as Emerald Heights and Redmond should
be proud to have such a retirement home within its boundaries.
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WASH
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April 20, 2018

Dennis and Doreen Broadbent
10901 176th Circle N.E.
Apt. 2607
Redmond, WA 98052
Dear Mr. and Mrs. Broadbent,
Thank you for your letter regarding the proposed Emerald Heights facility. The City has
been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to
ensure all projects meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review .
As the City is still studying this project proposal , your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

hn Marchione

C ity Hall • 15670 NE 85th Street • PO Box 970 l O • Redm o nd, WA • 98073-9710

April 24, 2018

Dear Mayor Marchione,

~~cc~~~~~
APR if ?-:-2018
MAYOR'S OFFICE
CITY OF REDMOND

This letter is to show support for the proposed Assisted Living building at Emerald
Heights (EH) Retirement Community. If someone were considering a place to
relocate to, we feel that a place like EH would be a plus in ~y neighborhood. A
retirement community like EH is quiet, beautifully landscaped, and in EH's case, on
38 acres, with much of it still in a natural state. Also, EH has always made its
facilities available to its neighbors for their homeowners' meetings among many
other community outreaches.
In order to be competitive in today's retirement community environment, EH must
~

re-build/update it's medical facilities. Also, after much study, it has been shown that
any location on our property, other than the one proposed, would add significant
cost to the project. Please remember that EH is a non-profit that was built by local
people, not by some national for-profit outfit.
Very few of our neighbors will be able to see our proposed Assisted Living building
from their residences. Those that could, won't be able to see much of it as EH is
willing to go to great lengths to conceal much of the building with vegetation as well
as using colors and shapes to try and blend it in with its surroundings. Mr. Mayor,
none of us here are getting any younger, so your timely support would be a big help
and very much appreciated.
Respectfully,

Mark & Karen Brody
11011 176th Cir. NE
Redmond, WA 98052-7210
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April 27, 2018

Mark and Karen Brody
11011176th CircleN .E.
Redmond , WA 98052
Dear Mr. and Mrs. Brody,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond. As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design , and tree mitigation. Once the plans are resubmitted , the City can
continue permit review.
As the City is still studying this project proposal , your feedback is timely and helpful.
Thank you for letting me know how important this is to you .
Sincerely,

ohn Marchione
Mayor

City Hall • 15670 NE 85th Street • PO Box 970 10 • Redmond , WA • 98073-9710

APR l i9 ·2018

Mr. Mayor,
I have lived at Emerald Heights for 1::._ years. This is my home. This is my
neighborhood. I care deeply about my fellow neighbors and our residents.

MAYOR'S OFFICE
CITY OF REDMOND

Some of our neighbors have complained that the proposed Assisted Living facility at
Emerald Heights would change their views and remove trees that they enjoy. They've
placed their interests in keeping an unchanged view of trees ahead of health care,
dignity and a good quality of life for the residents of Emerald Heights.
Senior citizens are among the most at-risk group in our country. We only wish to spend
our remaining years in good health and good spirits. We want assurances that our
future health care needs will be met in a setting that allows us to maintain our
friendships, our greatest level of independence, and our dignity.
That's why we need you, and other City leaders, to approve the proposed Assisted
Living facility now. The proposed Assisted Living facility plan has been refined to
incorporate neighborhood concerns and represents a high level of sensitivity to the
balance between meeting the needs of our residents and maintaining the character of
our neighborhood. It goes above and beyond what's required by the City of Redmond
Planning Department.
I ask that you approve the proposed Assisted Living facility as soon as possible so that
we can have the quality of life and care that we deserve.
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Michael Cahn
10901 176th Circle NE, #3414
Redmond, WA 98052-7218

Mr. Mayor,
The time is now for the City of Redmond to approve the proposed Emerald Heights
Assisted Living facility. Emerald Heights has listened to our neighbors and have made a
number of changes to the proposed building design in response to their concerns. This
building is compatible with the rest of the neighborhood.
Even before these changes were made the Redmond Design Review Board (ORB) had
a positive view about this proposed project. During that August 4th , 2016 pre-application
meeting for the proposed Assisted Living facility, ORB members Mr. Sutton said that he
"feels overall, the project has a good start" and Mr. Kruger said that he "thinks the
project is off to a good start."
During the October 20th 2016 pre-application meeting for the proposed project the
Emerald Heights team returned with a revised plan that incorporated comments from
the City and our neighbors. At that meeting ORB members Mr. Kruger said he "is happy
with the changes for the most part" while Mr. Meade said he "Feels the project is ready
to come back for approval. "
The residents of Emerald Heights cannot wait any longer to bring quality health care to
our campus. We need the City to move forward and approve the proposed Assisted
Living facility now!

~~ t ~ IW~ ID)
APR 0·.5'· 2018
MAYOR'S OFFICE
CITY OF REDMOND
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April 19, 2018

Dr. and Mrs. Michael Cahn
10901 176th Circle N.E.
Apt. 3414
Redmond, WA 98052
Dear Dr. and Mrs. Cahn,
Thank you for your letter. I appreciate hearing from you again concerning the proposed
Emerald Heights Assisted Living facility. As mentioned in my previous letter to you, the
City has reinstated both building permits and the land use permit for the Assisted Living
proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. The City can continue permit review once the plans
are resubmitted.
The City values input from the community, and your letters have been shared with Ben
Sticka, the city planner for the Emerald Heights project. Thank you for writing.
Sincerely,

ohn Marchione
ayor

City Hall • 15670 NE 85th Street • PO Box 970 l O • Redmond, WA • 98073-9710

CityofRedmond
WASH
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April 9, 2018

Michael and Hilda Cahn
10901 176th Circle NE
Redmond, WA 98052
Dear Mr. and Mrs. Cahn,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond. As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

ohn Marchione
Mayor

City Hall• 15670 NE 85th Street • PO Box 97010 • Redmond , WA • 98073-9710

From:
Sent:
To:
Subject:

Anika Van Ry
Tuesday, April 17, 2018 7:32 AM
Benjamin Sticka
FW: Emerald Heights Proposed Assisted Living Building

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Dawn Clark [mailto:dawnclark@nwi.net]
Sent: Monday, April 16, 2018 6:11 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights Proposed Assisted Living Building
Mr. Mayor,
The time is now for the City of Redmond to approve the proposed Emerald Heights Assisted Living facility. Emerald
Heights has listened to our neighbors and have made a number of changes to the proposed building design in response
to their concerns. This building is compatible with the rest of the neighborhood.
Even before these changes were made the Redmond Design Review Board (DRB) had a positive view about this
proposed project. During that August 4th, 2016 pre-application meeting for the proposed Assisted Living facility, DRB
members Mr. Sutton said that he “feels overall, the project has a good start” and Mr. Kruger said that he “thinks the
project is off to a good start.”
During the October 20th 2016 pre-application meeting for the proposed project the Emerald Heights team returned with
a revised plan that incorporated comments from the City and our neighbors. At that meeting DRB members Mr. Kruger
said he “is happy with the changes for the most part” while Mr. Meade said he “Feels the project is ready to come back
for approval.”
The residents of Emerald Heights cannot wait any longer to bring quality health care to our campus. We need the City to
move forward and approve the proposed Assisted Living facility now!

Dawn Clark

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

John Marchione
Wednesday, April 18, 2018 1:32 PM
dawnclark@nwi.net
Benjamin Sticka
RE: Emerald Heights Proposed Assisted Living Building

Ms. Clark,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Dawn Clark [mailto:dawnclark@nwi.net]
Sent: Monday, April 16, 2018 6:11 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights Proposed Assisted Living Building

Mr. Mayor,
The time is now for the City of Redmond to approve the proposed Emerald Heights Assisted Living facility.
Emerald Heights has listened to our neighbors and have made a number of changes to the proposed building
design in response to their concerns. This building is compatible with the rest of the neighborhood.
Even before these changes were made the Redmond Design Review Board (DRB) had a positive view about this
proposed project. During that August 4th, 2016 pre-application meeting for the proposed Assisted Living facility, DRB
members Mr. Sutton said that he “feels overall, the project has a good start” and Mr. Kruger said that he “thinks the
project is off to a good start.”
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During the October 20th 2016 pre-application meeting for the proposed project the Emerald Heights team returned with
a revised plan that incorporated comments from the City and our neighbors. At that meeting DRB members Mr. Kruger
said he “is happy with the changes for the most part” while Mr. Meade said he “Feels the project is ready to come back
for approval.”
The residents of Emerald Heights cannot wait any longer to bring quality health care to our campus. We need the City to
move forward and approve the proposed Assisted Living facility now!

Dawn Clark

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Monday, April 16, 2018 9:05 AM
Benjamin Sticka
FW: Proposed Assisted Living. Building at Emerald Heights

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: John H Clark [mailto:johnhclark@me.com]
Sent: Sunday, April 15, 2018 2:23 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Proposed Assisted Living. Building at Emerald Heights
Mayor Marchione,
Emerald Heights has made significant improvements to both the building design and the landscaping plan for the
proposed Assisted Living facility to address City and neighborhood concerns. These improvements include:
• Removing two units at the north end of the building to reduce the scale of the building at the most visible end from
the Abbey Road intersection
• Creating roof modulation and soffits in the design to make it fit with the neighborhood
• Increasing the building’s setback by approximately 40% by offsetting the middle section of the building by 8 feet
• Relocating the storm line to under the building allow the retention of 8 landmark trees to better screen the building
from the street
• Adding bay windows to the lower two floors to create more modulation and to mimic single family homes
• Choosing darker, more muted colors and adding lap siding to match the neighborhood homes.
When I look at some of the other developments underway in Redmond, I’m hard-pressed to see any of them match the
commitment of Emerald Heights to preserving neighborhood character. With the revised design and landscaping plan
the proposed Assisted Living facility at Emerald Heights has addressed neighbor concerns.
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With all of the work that’s been done it’s time for the City to approve the proposed Assisted Living facility now.
There are only a handful of houses in the neighborhood that cab even see the proposed building

John H Clark

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

John Marchione
Monday, April 16, 2018 4:27 PM
johnhclark@me.com
Benjamin Sticka
FW: Proposed Assisted Living. Building at Emerald Heights

Mr. Clark,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: John H Clark [mailto:johnhclark@me.com]
Sent: Sunday, April 15, 2018 2:23 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Proposed Assisted Living. Building at Emerald Heights
Mayor Marchione,

Emerald Heights has made significant improvements to both the building design and the landscaping plan for
the proposed Assisted Living facility to address City and neighborhood concerns. These improvements include:
• Removing two units at the north end of the building to reduce the scale of the building at the most visible end
from the Abbey Road intersection
• Creating roof modulation and soffits in the design to make it fit with the neighborhood
1

• Increasing the building’s setback by approximately 40% by offsetting the middle section of the building by 8
feet
• Relocating the storm line to under the building allow the retention of 8 landmark trees to better screen the
building from the street
• Adding bay windows to the lower two floors to create more modulation and to mimic single family homes
• Choosing darker, more muted colors and adding lap siding to match the neighborhood homes.
When I look at some of the other developments underway in Redmond, I’m hard-pressed to see any of them
match the commitment of Emerald Heights to preserving neighborhood character. With the revised design and
landscaping plan the proposed Assisted Living facility at Emerald Heights has addressed neighbor concerns.
With all of the work that’s been done it’s time for the City to approve the proposed Assisted Living
facility now.
There are only a handful of houses in the neighborhood that cab even see the proposed building

John H Clark

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Tuesday, April 3, 2018 4:16 PM
Benjamin Sticka
FW: Please hear our concerns

FYI
Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Gail Coie [mailto:gcoie@mindspring.com]
Sent: Tuesday, April 3, 2018 12:57 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Please hear our concerns
Mr. Mayor,
I’m emailing to request that you, and the rest of our City’s elected leaders, listen to seniors who are demanding more
quality health care at Emerald Heights. We cannot wait any longer for the City to approve the proposed Assisted Living
facility at Emerald Heights. We need more quality health care and we need it now.
We understand that some of our neighbors in Abbey Road don’t like the proposed site for the new Assisted Living
facility. The Emerald Heights design team has explored every option to place the building somewhere else on campus
and there is no other location that would work without disrupting the lives of residents, causing environmental damage,
or being cost-prohibitive.
The Abbey Road neighbors don’t want to look at the building. They won’t have to. Emerald Heights has proposed a
comprehensive landscaping plan that includes 117 newly planted trees that will surround the proposed building; 69 new
trees to be planted along the fence at the northeast end of the proposed building; 7 new street trees will be planted
along 176th continuing north from the building; 9 landmark trees will be maintained; 11 existing deciduous trees and 9
existing conifer trees maintained; and he 6 foot ivy-covered fence on the property line will be maintained.
This landscaping plan is far above and beyond what the City code requires and demonstrates the commitment of
Emerald Heights to maintain the neighborhood character.
Don’t make this about trees versus senior health care. Everyone wins with this revised plan. It’s time for the City to
approve the proposed Assisted Living facility now.

Michael and Gail Coie
Gail and Michael Coie
10875 176th Cir NE Apt. 2804
Redmond WA 98052-7309
425-307-1784
1
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From:
Sent:
To:
Subject:

Anika Van Ry
Wednesday, April 18, 2018 10:52 AM
Benjamin Sticka
FW: Please hear our concerns

Coie response
Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: John Marchione
Sent: Thursday, April 5, 2018 1:58 PM
To: gcoie@mindspring.com
Cc: Benjamin Sticka <bsticka@redmond.gov>
Subject: RE: Please hear our concerns

Gail and Michael,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.
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From: Gail Coie [mailto:gcoie@mindspring.com]
Sent: Tuesday, April 3, 2018 12:57 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Please hear our concerns
Mr. Mayor,
I’m emailing to request that you, and the rest of our City’s elected leaders, listen to seniors who are demanding more
quality health care at Emerald Heights. We cannot wait any longer for the City to approve the proposed Assisted Living
facility at Emerald Heights. We need more quality health care and we need it now.
We understand that some of our neighbors in Abbey Road don’t like the proposed site for the new Assisted Living
facility. The Emerald Heights design team has explored every option to place the building somewhere else on campus
and there is no other location that would work without disrupting the lives of residents, causing environmental damage,
or being cost-prohibitive.
The Abbey Road neighbors don’t want to look at the building. They won’t have to. Emerald Heights has proposed a
comprehensive landscaping plan that includes 117 newly planted trees that will surround the proposed building; 69 new
trees to be planted along the fence at the northeast end of the proposed building; 7 new street trees will be planted
along 176th continuing north from the building; 9 landmark trees will be maintained; 11 existing deciduous trees and 9
existing conifer trees maintained; and he 6 foot ivy-covered fence on the property line will be maintained.
This landscaping plan is far above and beyond what the City code requires and demonstrates the commitment of
Emerald Heights to maintain the neighborhood character.
Don’t make this about trees versus senior health care. Everyone wins with this revised plan. It’s time for the City to
approve the proposed Assisted Living facility now.

Michael and Gail Coie
Gail and Michael Coie
10875 176th Cir NE Apt. 2804
Redmond WA 98052-7309
425-307-1784
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February 20, 2018

Redmond City Council
David Carson
Position #7
David,
My name is L'louise De Butts. I live at Emerald Heights in the skilled nursing unit
where I share a single room with another resident. I am here representing more
than 100 residents who live in skilled nursing, assisted living, and memory care,
the majority of who could not possibly make the trip to City Hall to speak.
Living in skilled nursing has shown me how imp01iant private rooms are, and why
we need our new assisted living building to help make that happen. Being
separated from a roommate by a curtain doesn't offer privacy when family, friends,
doctors, financial advisors, Hospice, ministers or priests visit. I lived for many
weeks with a lovely lady who was with Hospice. She told me during our nightly
visits about her family and how she truly was ready to die. I became quite fond of
her and began to appreciate her frankness. When she died her family was called.
After they left, I was still there with her body beside me, until the mortuary came
for her. I'm not the only person who has had this experience.
Patients admitted to skilled nursing with infections share a room, including the use
of the bathroom and sinks. Special care is required to care for the infected resident.
The roommate is compromised because of living in that atmosphere, but must stay
there because no other space is available. The infected person must stay there
because, there are no single rooms. I know this to be true because that is the
situation for me right now.
Is it possible that needs of people have been overlooked by other issues? Trees,
facades, colors, setbacks, redesign all these issues have received hours of intense
deliberation. Never has any consideration been given for the care of our people
who need it most.

I understand that one of your members came to visit skilled nursing. I would invite
more of you to come so you could witness the realities of sharing a room at a time
in your life when you are ill, frail and dependent upon others for assistance with
your daily living.
Emerald Heights has proposed a new assisted living building that helps improve
the care we receive in skilled nursing by bringing us privacy and dignity we
deserve. Please help us make the new assisted living and skilled nursing our
reality.
Sincerely,
L'Louise Debutts
10901 l 76t11 Circle NE
Apt. 301W
Redmond, WA 98052
425-605-3610

L'Louise Debutts
10901176th Circle NE

Apt. 301W
Redmond, WA 98052

Redmond City Council
David Carson
Position #7

CityofRedmond
WASH

NGTON

February 22, 2018

L'Louise Debutts

10901176th Circle NE
Apt. 301W
Redmond, WA 98052
Dear Ms. Debutts,
Thank you for your recent letter to the Redmond City Council regarding Emerald Heights' application to
build a new skilled nursing facility. I'm responding as Om buds for the month of February.
Currently, the project is progressing through administrative review in the City's Planning Department. At
this time, there is no action to be taken by the City Council. The Council does understand the need for
the new units, as semi-private rooms are certainly less than ideal at this stage of a person's life.
We very much appreciate you taking the time to write us on this topic.
Sincerely,

1-Y~~
David M. Carson
Redmond City Council, Position 7

City Hall• 15670 NE 85th Street • PO Box 97010 •Redmond, WA• 98073-9710
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Mayor John Marchione
City of Redmond
P.O. Box 97010
Redmond WA 98073

APR O6°2018
MAYOR'S OFFICE
CITY OF REDMOND

Dear Mayor Marchione,
My wife Kathy and I have lived at Emerald Heights for nine years. All three of our sons
graduated from Redmond High School, right next door. It's curious how the circle closes
sometimes.
So, we really feel that Redmond High and Emerald Heights are important pieces in defining the
neighborhood.
Further, our tenure at Emerald Heights has shown us clearly that our health care facilities are
sadly inadequate.
I spent over forty years as a professional engineer and planner. So it is not unusual that I would
keep a close eye-and sometimes a critical eye--on the planning for the future of our home.
Several times I have even gone so far as to prepare independent studies of proposed new
facilities at Emerald Heights, looking closely at the alternatives studied and the costs (since
residents foot the bill).
We have a proposal current with the City for a new assisted living building (LAND-201601735). After reviewing the proposal in depth many times, I have been greatly impressed in the
dozens and dozens of alternatives studied to find the best location on campus. A sound set of
objectives were set and alternatives measured against these. I am convinced that the location for
a new assisted living building as proposed is the best to meet the needs of our retirement
community ..... and the neighborhood.
Beyond that, Emerald Heights has made significant improvements to both the detailed building
design and the landscaping plan to address City and neighborhood concerns. As you know, these
improvements include removal of two units to reduce the scale of the building, increasing the
building's setback, relocating the storm line to under the building, and others.
The new assisted living building is key to improving our health care. It will allow the skilled
nursing rooms to be expended within the existing building that now contains both assisted living
and skilled nursing. Further, the proposed new independent living building (LAND-2017-00951)
is another key part of the plan- the financing for expanded health care .
Please move forward with City approval of the proposed assisted living facility as soon as
possible.
A

Sincerely'.::t:'
~
Alton Keith Gilbert

¼~ ,/ ~ ;-

,__
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April 9, 2018

Alton Keith Gilbert
10901176th Circle NE
Apt. 4522
Redmond, WA 98052
Dear Mr. Gilbert,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond. As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

ohn Marchione
ayor

City Hall• 15670 NE 85th Street • PO Box 97010 • Redmond, WA • 98073-9710

Mr. Mayor,
We have lived at Emerald Heights for five years. This is our home. This is our
neighborhood. We care deeply about our fellow neighbors and our residents.
Some of our neighbors have complained that the proposed Assisted Living facility at
Emerald Heights would change their views and remove trees that they enjoy. They’ve
placed their interests in keeping an unchanged view of trees ahead of health care,
dignity and a good quality of life for the residents of Emerald Heights.
Senior citizens are among the most at-risk group in our country. We only wish to spend
our remaining years in good health and good spirits. We want assurances that our
future health care needs will be met in a setting that allows us to maintain our
friendships, our greatest level of independence, and our dignity.
That’s why we need you, and other City leaders, to approve the proposed Assisted
Living facility now. The proposed Assisted Living facility plan has been refined to
incorporate neighborhood concerns and represents a high level of sensitivity to the
balance between meeting the needs of our residents and maintaining the character of
our neighborhood. It goes above and beyond what’s required by the City of Redmond
Planning Department.
We ask that you approve the proposed Assisted Living facility as soon as possible so
that we can have the quality of life and care that we deserve.
Karen and Harold Gilmour

From:
Sent:
To:
Cc:
Subject:
Attachments:

John Marchione
Monday, April 16, 2018 4:27 PM
norton@olympus.net
Benjamin Sticka
RE: Request to Approve Assisted Living Facility at Emerald Heights
mayor.ltr_.6 (4).doc

Mr. and Mrs. Gilmour,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: norton@olympus.net [mailto:norton@olympus.net]
Sent: Saturday, April 14, 2018 11:24 AM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Request to Approve Assisted Living Facility at Emerald Heights
Sir,
Attached please find our letter requesting the approval of the assisted living facility at Emerald Heights.
Thank you for your interest and service to the city.
Karen and Harold Gilmour
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Mr. Mayor,
We have lived at Emerald Heights for five years. This is our home. This is our
neighborhood. We care deeply about our fellow neighbors and our residents.
Some of our neighbors have complained that the proposed Assisted Living facility at
Emerald Heights would change their views and remove trees that they enjoy. They’ve
placed their interests in keeping an unchanged view of trees ahead of health care,
dignity and a good quality of life for the residents of Emerald Heights.
Senior citizens are among the most at-risk group in our country. We only wish to spend
our remaining years in good health and good spirits. We want assurances that our
future health care needs will be met in a setting that allows us to maintain our
friendships, our greatest level of independence, and our dignity.
That’s why we need you, and other City leaders, to approve the proposed Assisted
Living facility now. The proposed Assisted Living facility plan has been refined to
incorporate neighborhood concerns and represents a high level of sensitivity to the
balance between meeting the needs of our residents and maintaining the character of
our neighborhood. It goes above and beyond what’s required by the City of Redmond
Planning Department.
We ask that you approve the proposed Assisted Living facility as soon as possible so
that we can have the quality of life and care that we deserve.
Karen and Harold Gilmour

From:
Sent:
To:
Subject:

Anika Van Ry
Friday, April 6, 2018 9:12 AM
Benjamin Sticka
FW: Emerald Heights Assisted Living Facility

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Paul Gregory [mailto:cpgemc@comcast.net]
Sent: Thursday, April 5, 2018 5:06 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights Assisted Living Facility

February 5,2018

Mayor Marchione:
We have been fortunate to have made our home at Emerald Heights over three years ago and hope to be here
many more years. As I am sure you understand, Emerald Heights is not only our present home but will be our
home for the remainder of our lives. We made the decision to move here not only because it is second to
none in quality of living environment and quality of care but is also located in what we regard as one of the
friendliest and attractive small communities in the region. However, more importantly, we came here to give
our children and grandchildren the peace of mind of knowing that we will be in a continuing care community
that affords an active life style and assurance of the highest quality of care that might need as we age. That
worry-free future is our loving gift to them.
To honor that gift, we want to be assured that we will have the opportunity to enjoy our remaining years in
good health and, should it be needed, provision of health care in an environment that will allow us to live with
independence and dignity. The proposed Assisted Living facility plan and its companion modifications and
improvements to the existing Skilled Nursing facilities, is critical to proving the level of care we need and are
entitled too. All the residents of Emerald Heights have been following the progress of the Assisted Living
facility permit application and have marveled at the work that has been done to recognize the neighborhood
concerns and design a facility, associated environmental protection and landscaping enhancement to maintain
the character of the neighborhood. The character of the neighborhood and our environment is equally
important to us as it is to our neighbors.
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Mr. Mayor, we need you, and other City leaders, to approve the proposed the Assisted Living facility and allow
Emerald Heights to proceed with the work necessary to the maintenance of our existing and future quality of
life and care that we deserve.
Respectfully,

J'Ana and Paul Gregory
J'Ana and Paul Gregory
10875 176th Circle NE #2807
Redmond, WA 98052
Cell (206) 954-1598

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Friday, April 6, 2018 10:47 AM
Benjamin Sticka
FW: Emerald Heights Assisted Living Facility

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: John Marchione
Sent: Friday, April 6, 2018 10:43 AM
To: cpgemc@comcast.net
Subject: RE: Emerald Heights Assisted Living Facility

Mr. and Mrs. Gregory,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.
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From: Paul Gregory [mailto:cpgemc@comcast.net]
Sent: Thursday, April 5, 2018 5:06 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights Assisted Living Facility

February 5,2018

Mayor Marchione:
We have been fortunate to have made our home at Emerald Heights over three years ago and hope to be here
many more years. As I am sure you understand, Emerald Heights is not only our present home but will be our
home for the remainder of our lives. We made the decision to move here not only because it is second to
none in quality of living environment and quality of care but is also located in what we regard as one of the
friendliest and attractive small communities in the region. However, more importantly, we came here to give
our children and grandchildren the peace of mind of knowing that we will be in a continuing care community
that affords an active life style and assurance of the highest quality of care that might need as we age. That
worry-free future is our loving gift to them.
To honor that gift, we want to be assured that we will have the opportunity to enjoy our remaining years in
good health and, should it be needed, provision of health care in an environment that will allow us to live with
independence and dignity. The proposed Assisted Living facility plan and its companion modifications and
improvements to the existing Skilled Nursing facilities, is critical to proving the level of care we need and are
entitled too. All the residents of Emerald Heights have been following the progress of the Assisted Living
facility permit application and have marveled at the work that has been done to recognize the neighborhood
concerns and design a facility, associated environmental protection and landscaping enhancement to maintain
the character of the neighborhood. The character of the neighborhood and our environment is equally
important to us as it is to our neighbors.
Mr. Mayor, we need you, and other City leaders, to approve the proposed the Assisted Living facility and allow
Emerald Heights to proceed with the work necessary to the maintenance of our existing and future quality of
life and care that we deserve.
Respectfully,

J'Ana and Paul Gregory
J'Ana and Paul Gregory
10875 176th Circle NE #2807
Redmond, WA 98052
Cell (206) 954-1598
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April 27, 2018

Margery Hansen
10901 176th Circle N.E.
Apt. 2507
Redmond, WA 98052
Dear Ms. Hansen,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond . As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area .
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

ohn Marchione
ayor

City Hall• 15670 NE 85th Street • PO Box 970 10 • Re d mo nd, WA • 98073-97 10

From:
Sent:
To:
Subject:

Anika Van Ry
Monday, April 16, 2018 8:51 AM
Benjamin Sticka
FW: Emerald Heights proposed Assisted Living facility

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Diane Hicks [mailto:dl.hicks@comcast.net]
Sent: Saturday, April 14, 2018 5:05 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights proposed Assisted Living facility

Mr. Mayor,
There can be no more delay in the City’s approval of the proposed Emerald Heights Assisted Living
facility. We need more quality healthcare for seniors on our campus, and we need to provide those
residents in the Corwin Center with the dignity of having a private room. The proposed Emerald
Heights Assisted Living facility would allow this. We cannot wait any longer while the City drags its
heels in the approval process. Emerald Heights has listened to our neighbors and has gone above
and beyond existing code requirements to satisfy their concerns. They’ve made many changes to the
proposed building design in response to neighbor concerns. They’ve added many more trees than
they are required to under the City’s code. They’ve increased the building set-back and reduced its
size and footprint.
The voices of seniors are just as important as those of any of our neighbors. We vote in great numbers and we
will be watching how the City responds to our desire for more quality health care - now and at election time.
The City must approve the proposed Assisted Living facility now.
Diane Hicks
Emerald Heights Resident

Sent from Mail for Windows 10

Virus-free. www.avast.com
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From:
Sent:
To:
Cc:
Subject:

John Marchione
Wednesday, April 18, 2018 1:31 PM
dl.hicks@comcast.net
Benjamin Sticka
RE: Emerald Heights proposed Assisted Living facility

Ms. Hicks,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Diane Hicks [mailto:dl.hicks@comcast.net]
Sent: Saturday, April 14, 2018 5:05 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights proposed Assisted Living facility

Mr. Mayor,
There can be no more delay in the City’s approval of the proposed Emerald Heights Assisted Living
facility. We need more quality healthcare for seniors on our campus, and we need to provide those
residents in the Corwin Center with the dignity of having a private room. The proposed Emerald
Heights Assisted Living facility would allow this. We cannot wait any longer while the City drags its
heels in the approval process. Emerald Heights has listened to our neighbors and has gone above
and beyond existing code requirements to satisfy their concerns. They’ve made many changes to the
proposed building design in response to neighbor concerns. They’ve added many more trees than
1

they are required to under the City’s code. They’ve increased the building set-back and reduced its
size and footprint.
The voices of seniors are just as important as those of any of our neighbors. We vote in great
numbers and we will be watching how the City responds to our desire for more quality health care now and at election time.
The City must approve the proposed Assisted Living facility now.
Diane Hicks
Emerald Heights Resident
Sent from Mail for Windows 10

Virus-free. www.avast.com
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From:
Sent:
To:
Subject:

Sue Hill <relmhill@yahoo.com>
Monday, February 19, 2018 11:17 AM
Benjamin Sticka
Emerald Heights: Stop Courtyard Bldg.--Approve Assisted Living Bldg.

February 19, 2018
Dear Mr. Sticka:
Before the Courtyard Independent Living building is approved (if ever), please, please approve the Assisted
Living Building so desperately needed (and promised, ever since I moved to Emerald Heights six years ago).
Meanwhile, somehow the Administration finds the funds for new additions to main buildings and for the
Trailside Independent Living building to be built. The Administration has said these changes were necessary to
ensure that new residents would be attracted to Emerald Heights and would continue to move in, thus helping to
ultimately fund the construction of a new Assisted Living Building. BUT THE ASSISTED LIVING
BUILDING NEVER IS #1 PRIORITY.
Please, City of Redmond and Planning Commission, DO ALLOW the Assisted Living Building to proceed, but
not Courtyard.
It is our understanding that changes have been made to the design plans for the Assisted Living Building to
comply with the requests and concerns of the City and the Abby Road residents. We current residents also want
to be reassured that trees remain, screenage is provided and that the building conforms to the residential
area. Indeed, many of Emerald Heights current residents do not favor the modern look of the recently built
Trailside building, and certainly welcome the architectural changes to the proposed Assisted Living building
that the City has mandated so that it is not so different in appearance from the neighborhood.
It is simply completely unacceptable that Assisted Living and Skilled Nursing residents must live in the
current conditions that are 25 years old. Please approve the Assisted Living Building BEFORE approval of
the Courtyard Building.
(And frankly, we do not need another 60 new residents added to the population of Emerald Heights. We are
bursting at the seams.)
Thank you,
Sue Hill
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Wednesday, February 28, 2018 2:12 PM
Sue Hill
Julie Lawton
RE: Emerald Heights: Stop Courtyard Bldg.--Approve Assisted Living Bldg.

Ms. Hill,

Thank you for your email regarding the proposed Independent Living bldg. Your comment will be shared with the
members of the Technical Committee and will be considered as a part of their recommendation on the project. As a
“party of record” you will also receive correspondence, regarding decisions on the proposed building. I have also
shared this response with the applicant, in an effort to inform all parties of your concerns. If you have any additional
questions or comments, please do not hesitate to call or email. Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Sue Hill [mailto:relmhill@yahoo.com]
Sent: Monday, February 19, 2018 11:17 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: Emerald Heights: Stop Courtyard Bldg.--Approve Assisted Living Bldg.

February 19, 2018
Dear Mr. Sticka:
Before the Courtyard Independent Living building is approved (if ever), please, please approve the Assisted
Living Building so desperately needed (and promised, ever since I moved to Emerald Heights six years ago).
Meanwhile, somehow the Administration finds the funds for new additions to main buildings and for the
Trailside Independent Living building to be built. The Administration has said these changes were necessary to
ensure that new residents would be attracted to Emerald Heights and would continue to move in, thus helping to
ultimately fund the construction of a new Assisted Living Building. BUT THE ASSISTED LIVING
BUILDING NEVER IS #1 PRIORITY.
Please, City of Redmond and Planning Commission, DO ALLOW the Assisted Living Building to proceed, but
not Courtyard.
It is our understanding that changes have been made to the design plans for the Assisted Living Building to
comply with the requests and concerns of the City and the Abby Road residents. We current residents also want
to be reassured that trees remain, screenage is provided and that the building conforms to the residential
area. Indeed, many of Emerald Heights current residents do not favor the modern look of the recently built
Trailside building, and certainly welcome the architectural changes to the proposed Assisted Living building
that the City has mandated so that it is not so different in appearance from the neighborhood.
1

It is simply completely unacceptable that Assisted Living and Skilled Nursing residents must live in the
current conditions that are 25 years old. Please approve the Assisted Living Building BEFORE approval of
the Courtyard Building.
(And frankly, we do not need another 60 new residents added to the population of Emerald Heights. We are
bursting at the seams.)
Thank you,
Sue Hill
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Monday, April 16, 2018 8:55 AM
Benjamin Sticka
FW: Assisted living building at Emerald Heights

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: bub19beez@aol.com [mailto:bub19beez@aol.com]
Sent: Saturday, April 14, 2018 9:14 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Assisted living building at Emerald Heights

Mr. Mayor,
I have lived at Emerald Heights for 15 years. This is my home. This is my neighborhood. I care
about my fellow neighbors and our residents.
Some of our neighbors have complained that the proposed Assisted Living facility at Emerald Heights
would change their views by removing trees. They’ve placed their interests in keeping an unchanged
view of trees ahead of health care and a good quality of life for the residents of Emerald Heights.
Senior citizens are among the most at-risk group in our country. We want assurances that our future
health care needs will be met in a setting that allows us to maintain our friendships, our greatest level
of independence, and our dignity.
That’s why we need you and other City leaders to approve the proposed Assisted Living facility now.
The proposed Assisted Living facility plan has been refined to incorporate neighborhood concerns
and represents a high level of sensitivity to the balance between meeting the needs of our residents
and maintaining the character of our neighborhood. It goes above and beyond what’s required by the
City of Redmond Planning Department.
I ask that you approve the proposed Assisted Living facility as soon as possible so that we can have
the quality of life and care that we deserve.
Thank you for your assistance,
Barb Hughes
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

John Marchione
Monday, April 16, 2018 4:27 PM
bub19beez@aol.com
Benjamin Sticka
RE: Assisted living building at Emerald Heights

Ms. Hughes,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: bub19beez@aol.com [mailto:bub19beez@aol.com]
Sent: Saturday, April 14, 2018 9:14 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Assisted living building at Emerald Heights

Mr. Mayor,
I have lived at Emerald Heights for 15 years. This is my home. This is my neighborhood. I care
about my fellow neighbors and our residents.
Some of our neighbors have complained that the proposed Assisted Living facility at Emerald Heights
would change their views by removing trees. They’ve placed their interests in keeping an unchanged
view of trees ahead of health care and a good quality of life for the residents of Emerald Heights.
Senior citizens are among the most at-risk group in our country. We want assurances that our future
health care needs will be met in a setting that allows us to maintain our friendships, our greatest level
of independence, and our dignity.
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That’s why we need you and other City leaders to approve the proposed Assisted Living facility now.
The proposed Assisted Living facility plan has been refined to incorporate neighborhood concerns
and represents a high level of sensitivity to the balance between meeting the needs of our residents
and maintaining the character of our neighborhood. It goes above and beyond what’s required by the
City of Redmond Planning Department.
I ask that you approve the proposed Assisted Living facility as soon as possible so that we can have
the quality of life and care that we deserve.
Thank you for your assistance,
Barb Hughes
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Jani James <jani@caspia.com>
Wednesday, September 20, 2017 9:47 AM
Benjamin Sticka
Becky Holtzinger; Kalpana Gilroy
Re: Emerald Heights petition

Thank you, Ben!
The petitions are particularly interesting because they represent the bodies and souls of Redmond residents. The
number of Emerald Heights residents, discounting the hundred or so employees of Emerald Heights, is equivalent to the
sheer people power represented by the Abbey Road petitions. Delay is particularly harmful to the elderly, so city delay
after such an investment of time and energy into a community project is particularly concerning.
Please add me as a party of record to further proceedings.
Jani James
10110 177th Ave. NE, Redmond, WA. 98052
425-882-2193
Jani
On Sep 18, 2017, at 3:00 PM, Benjamin Sticka <bsticka@redmond.gov> wrote:

Hi Becky,
It was a pleasure to meet you and the rest of your party today. Per your request, I have included both
petitions, Redmond City Council meeting hyperlink and the Rezoning Application. Unfortunately, I tried
to send all information at the same time, but everything is together is too large. Therefore, I will send
each attachment separately. If you need any additional information, please let me know? Thank you.
Attachments
1) Emerald Heights Petition
2) Abbey Road Petition
Redmond City Council Meeting – August 15, 2017
http://redmond.granicus.com/MediaPlayer.php?view_id=2&clip_id=970
REZONING & MAPS
1) Rezoning Application
2) Rezoning Maps

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

1

This message has been scanned for malware by Websense. www.websense.com
<Emerald_Heights_abbey_road_petition.pdf>
<Emerald_Heights_Resident_Employee_petition_6_9_17.pdf>

Click here to report this email as spam.

2

To:
Subject:

Jani James
RE: Emerald Heights petition

Ms. James,
It was a pleasure to meet with you last week and thank you for your comment. As per your request, I have added you as
a “Party of Record”. I have also shared your email with my manager. Please let me know if there is any additional
questions or comments you might have related to Emerald Heights. Thank you and have a nice day.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Jani James [mailto:jani@caspia.com]
Sent: Wednesday, September 20, 2017 9:47 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: Becky Holtzinger <BeckyHoltzinger@LIVE.COM>; Kalpana Gilroy <kalpanagilroy@hotmail.com>
Subject: Re: Emerald Heights petition
Thank you, Ben!
The petitions are particularly interesting because they represent the bodies and souls of Redmond residents. The
number of Emerald Heights residents, discounting the hundred or so employees of Emerald Heights, is equivalent to the
sheer people power represented by the Abbey Road petitions. Delay is particularly harmful to the elderly, so city delay
after such an investment of time and energy into a community project is particularly concerning.
Please add me as a party of record to further proceedings.
Jani James
10110 177th Ave. NE, Redmond, WA. 98052
425-882-2193
Jani
On Sep 18, 2017, at 3:00 PM, Benjamin Sticka <bsticka@redmond.gov> wrote:

Hi Becky,
It was a pleasure to meet you and the rest of your party today. Per your request, I have included both
petitions, Redmond City Council meeting hyperlink and the Rezoning Application. Unfortunately, I tried
to send all information at the same time, but everything is together is too large. Therefore, I will send
each attachment separately. If you need any additional information, please let me know? Thank you.
1

Attachments
1) Emerald Heights Petition
2) Abbey Road Petition
Redmond City Council Meeting – August 15, 2017
http://redmond.granicus.com/MediaPlayer.php?view_id=2&clip_id=970
REZONING & MAPS
1) Rezoning Application
2) Rezoning Maps

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov
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<Emerald_Heights_abbey_road_petition.pdf>
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From:
Sent:
To:
Subject:

Anika Van Ry
Friday, April 6, 2018 9:11 AM
Benjamin Sticka
FW: Emerald Heights Assisted Living Facility

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

-----Original Message----From: Anthea Kjerulff [mailto:evkjer@aol.com]
Sent: Thursday, April 5, 2018 10:56 AM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights Assisted Living Facility
Mayor Marchione
As a resident of Emerald Heights I am asking that you and other City leaders approve the Assisted Living facility as soon
as possible. I am 81 years old, and have chosen to live the final journey of my life here because Emerald Heights offers
friendships, a sense of community, and a peace about my last days. Access to the proposed Assisted Living facility would
provide the quality health which is a key element necessary for me and my fellow residents.
Emerald Heights as gone to great lengths to address the neighbor’s concerns about the building. Trees? Quality health
care for seniors? The conclusion is obvious. We need the City to approve the proposed Assisted Living facility now!
Anthea Kjerulff

Sent from my iPad
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From:
Sent:
To:
Subject:

Anika Van Ry
Friday, April 6, 2018 10:47 AM
Benjamin Sticka
FW: Emerald Heights Assisted Living Facility

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: John Marchione
Sent: Friday, April 6, 2018 10:43 AM
To: evkjer@aol.com
Subject: RE: Emerald Heights Assisted Living Facility

Ms. Kjerulff,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

-----Original Message----From: Anthea Kjerulff [mailto:evkjer@aol.com]
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Sent: Thursday, April 5, 2018 10:56 AM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Heights Assisted Living Facility
Mayor Marchione
As a resident of Emerald Heights I am asking that you and other City leaders approve the Assisted Living facility as soon
as possible. I am 81 years old, and have chosen to live the final journey of my life here because Emerald Heights offers
friendships, a sense of community, and a peace about my last days. Access to the proposed Assisted Living facility would
provide the quality health which is a key element necessary for me and my fellow residents.
Emerald Heights as gone to great lengths to address the neighbor’s concerns about the building. Trees? Quality health
care for seniors? The conclusion is obvious. We need the City to approve the proposed Assisted Living facility now!
Anthea Kjerulff

Sent from my iPad

2

Mr. Mayor,
It is essential that the proposed Assisted Living facility be approved as soon as possible
so that we can add more quality health care to our campus.
The proposed Assisted Living facility is an essential part of the Emerald Heights vision.
Along with an upgrade of our Skilled Nursing facility that will move residents from semiprivate to private rooms (allowing for a more dignified quality of life and care), and the
proposed Independent Living facility that will provide more facilities to meet senior
demand, the Assisted Living facility must be approved to provide us with the highest
quality healthcare and living experience possible. If this proposed project is not
approved we will suffer.
That’s all we are asking for and it’s what we deserve. Demand for senior housing within
the Eastside is very high and rapid growth is demanding more senior living and care
facilities. 254 households are currently on the waiting list for Emerald Heights. The
Eastside senior population and growth have far outpaced state and national rates - and
the trend will continue.
Emerald Heights can help meet that demand. We know that some neighbors have
concerns about the proposed project. Emerald Heights has made many improvements
to both the building design and the landscaping plan for the proposed Assisted Living
facility to address City and neighborhood concerns.
The revised design and landscaping plan for the proposed Assisted Living facility at
Emerald Heights is compatible with the neighborhood and preserves neighborhood
character.
It’s time for the City to approve the proposed Assisted Living facility now.

From:
Sent:
To:
Subject:

Anika Van Ry
Friday, July 6, 2018 1:36 PM
Benjamin Sticka
FW: Mayor.ltr_.5.docx

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: John Marchione
Sent: Thursday, May 24, 2018 8:19 AM
To: lskweedmd@gmail.com
Cc: Benjamin Sticka <bsticka@redmond.gov>
Subject: RE: Mayor.ltr_.5.docx

Hello,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

-----Original Message----From: Lily Kwee [mailto:lskweedmd@gmail.com]
1

Sent: Saturday, May 19, 2018 11:14 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Mayor.ltr_.5.docx

https://res.emeraldheights.com/wp-content/uploads/2018/03/Mayor.ltr_.5.docx

Sent from my iPad

2

Captain R.J. Copin, USCG (Ret.)
10875 176 th Circle NE, Apt 3813
Redmond, WA 98052
(425) 641 -6869
rjcopin@comcast.net
March 20, 2018

~~(G~ij~~~
MAR'28 2018
MAYOR'S OFFICE
CITY OF REDMOND

Mayor John Marchione, City of Redmond
th
15670 NE 85 St.
Redmond, WA 98052
Dear Mr. Mayor,
As a resident at Emerald Heights, I ask that you apply your impressive leadership and
analytical skill and position to support efforts by our licensed Continuing Care Retirement
Community to receive city approval for a vital senior health care construction project. We need
and desperately seek space to provide essential assisted living services for our residents.
This project to add a new building for senior health-related services is well known to
your permitting department. The project is proceeding through the application process but more
slowly than I believe necessary owing possibly due to neighbor concerns. I believe those
concerns, while overblown in my view, have been completely amelioerated in proposed design
changes by Emerald Heights as part of the process. I hope you will put your office behind this
Emerald Heights project that I do believe does not compromise any legitimate neighbor, city
code or environmental parameters.
A Coast Guard Academy graduate, sailor and aviator, I retired from active service as
Chief of Staff of the Thirteenth Coast Guard District headquartered in Seattle. In retirement, I
served as Administrator of the Episcopal Diocese Olympia where I oversaw many properties and
interfaced with local community leadership throughout Western Washington.
My wife and I came to Emerald Heights four years ago from Bellevue. We love
Redmond and have enjoyed becoming a supporter and voter here. My sense is there may not be a
clear lens through which many Redmond residents and city employees view Emerald Heights, a
church-started initiative on some forty acres. From the outset, resources will show a commitment
by the administration and residents to a neighborly, tree laden, clean, well maintained and secure
jewel in the city of Redmond. I believe this facility helps Redmond residents in many ways.
Residents pay taxes, vote, and shop regularly in and around Town Center. I do my
banking in Redmond. Residents work year round to produce hand crafted toys for children (800
items last year). We employ local musical talent for events and provide space for recitals. We
assist local elementary school programs. We do not clutter the streets with traffic because of the
driving limitations of many residents. There are many other benefits to having us here in
Redmond.
Mayor Marchione, thank you for putting your leadership and office behind 'Our Assisted
Living Building Project, a product of residents and a highly competent administration working
closely with your permitting people.
Sincerely,

March 20, 2018

[p1~ cc~ rn ~ ~
MAR' 2"':8 2018
MAYOR'S OFFICE
CITY OF REDMOND

Mr. Mayor,
I'm emailing to request that you, and the rest of our City's elected leaders, listen to seniors who
are demanding more quality health care at Emerald Heights. We cannot wait any longer for the
City to approve the proposed Assisted Living facility at Emerald Heights. We need more quality
health care and we need it now.
We understand that some of our neighbors in Abbey Road don't like the proposed site for the
new Assisted Living facility. The Emerald Heights design team has explored every option to
place the building somewhere else on campus and there is no other location that would work
without disrupting the lives of residents, causing environmental damage, or being costprohibitive.
The Abbey Road neighbors don't want to look at the building. They won't have to. Emerald
Heights has proposed a comprehensive landscaping plan that includes 117 newly planted trees
that will surround the proposed building; 69 new trees to be planted along the fence at the
northeast end of the proposed building; 7 new street trees will be planted along 176th continuing
north from the building; 9 landmark trees will be maintained; 11 existing deciduous trees and 9
existing conifer trees maintained; and the 6 foot ivy-covered fence on the property line will be
maintained.
This landscaping plan is far above and beyond what the City code requires and demonstrates
the commitment of Emerald Heights to maintain the neighborhood character.
Don't make this about trees versus senior health care. Everyone wins with this revised plan. It's
time for the City to approve the proposed Assisted Living facility now.
Sincerely,

Carolyn M Elbon

~~ t ~I~~ ID)
MAR'2'8 2018
March 20, 2018
MAYOR'S OFFICE
CITY OF REDMOND

Mr. Mayor,
I have lived at Emerald Heights for 8 years. This is my home. This is my neighborhood.
I care deeply about my fellow neighbors and our residents.
Some of our neighbors have complained that the proposed Assisted Living facility at
Emerald Heights would change their views and remove trees that they enjoy. They've
placed their interests in keeping an unchanged view of trees ahead of health care,
dignity and a good quality of life for the residents of Emerald Heights.
Senior citizens are among the most at-risk group in our country. We only wish to spend
our remaining years in good health and good spirits. We want assurances that our
future health care needs will be met in a setting that allows us to maintain our
friendships, our greatest level of independence, and our dignity.
That's why we need you, and other City leaders, to approve the proposed Assisted
Living facility now. The proposed Assisted Living facility plan has been refined to
incorporate neighborhood concerns and represents a high level of sensitivity to the
balance between meeting the needs of our residents and maintaining the character of
our neighborhood. It goes above and beyond what's required by the City of Redmond
Planning Department.
I ask that you approve the proposed Assisted Living facility as soon as possible so that
we can have the quality of life and care that we deserve.

Sincerely,

~~
Marvin Elbon

From:
Sent:
To:
Subject:

Gordon Lindblom <gslindblom@comcast.net>
Monday, April 16, 2018 7:54 AM
John Marchione; Council; Benjamin Sticka
Approve The Proposed Emerald Heights Assisted Living Facility - Please

To the Redmond City Mayor Marchione, Redmond City Council and Redmond City Planning:
I’m emailing to request that you, and the rest of our City’s elected leaders, listen to seniors who are
demanding more quality health care at Emerald Heights. We cannot wait any longer for the City to
approve the proposed Assisted Living facility at Emerald Heights. We need more quality health care
and we need it now.
We understand that some of our neighbors in Abbey Road don’t like the proposed site for the new
Assisted Living facility. The Emerald Heights design team has explored every option to place the
building somewhere else on campus and there is no other location that would work without disrupting
the lives of residents, causing environmental damage, or being cost-prohibitive.
The Abbey Road neighbors don’t want to look at the building. They won’t have to. Emerald Heights
has proposed a comprehensive landscaping plan that includes 117 newly planted trees that will
surround the proposed building; 69 new trees to be planted along the fence at the northeast end of
the proposed building; 7 new street trees will be planted along 176th continuing north from the
building; 9 landmark trees will be maintained; 11 existing deciduous trees and 9 existing conifer trees
maintained; and he 6 foot ivy-covered fence on the property line will be maintained.
This landscaping plan is far above and beyond what the City code requires and demonstrates the
commitment of Emerald Heights to maintain the neighborhood character.
Don’t make this about trees versus senior health care. Everyone wins with this revised plan. It’s time
for the City to approve the proposed Assisted Living facility now.
Gordon Lindblom
10901 176th CIR NE #3426
Redmond, WA

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Hank Myers
Monday, April 16, 2018 8:04 AM
Gordon Lindblom; John Marchione; Council; Benjamin Sticka
Re: Approve The Proposed Emerald Heights Assisted Living Facility - Please

Good Morning, Mr. Lindblom,
I am responding to your email on behalf of the entire City Council in my role as Ombud for April, 2018.
I acknowledge your email and thank you for your information. At this point, the permitting process is an
administrative matter.
Best wishesHank Myers
Council Ombud for April, 2018
425-830-4265

From: Gordon Lindblom <gslindblom@comcast.net>
Sent: Monday, April 16, 2018 7:53 AM
To: John Marchione; Council; Benjamin Sticka
Subject: Approve The Proposed Emerald Heights Assisted Living Facility - Please

To the Redmond City Mayor Marchione, Redmond City Council and Redmond City Planning:
I’m emailing to request that you, and the rest of our City’s elected leaders, listen to seniors who are
demanding more quality health care at Emerald Heights. We cannot wait any longer for the City to
approve the proposed Assisted Living facility at Emerald Heights. We need more quality health care
and we need it now.
We understand that some of our neighbors in Abbey Road don’t like the proposed site for the new
Assisted Living facility. The Emerald Heights design team has explored every option to place the
building somewhere else on campus and there is no other location that would work without disrupting
the lives of residents, causing environmental damage, or being cost-prohibitive.
The Abbey Road neighbors don’t want to look at the building. They won’t have to. Emerald Heights
has proposed a comprehensive landscaping plan that includes 117 newly planted trees that will
surround the proposed building; 69 new trees to be planted along the fence at the northeast end of
the proposed building; 7 new street trees will be planted along 176th continuing north from the
building; 9 landmark trees will be maintained; 11 existing deciduous trees and 9 existing conifer trees
maintained; and he 6 foot ivy-covered fence on the property line will be maintained.
This landscaping plan is far above and beyond what the City code requires and demonstrates the
commitment of Emerald Heights to maintain the neighborhood character.
Don’t make this about trees versus senior health care. Everyone wins with this revised plan. It’s time
for the City to approve the proposed Assisted Living facility now.

1

Gordon Lindblom
10901 176th CIR NE #3426
Redmond, WA

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Gordon Lindblom <gslindblom@comcast.net>
Monday, April 30, 2018 8:45 AM
John Marchione; Council; Benjamin Sticka; Erika Vandenbrande
Approve The Proposed Emerald Heights Assisted Living Facility - Please

To the Redmond City Mayor Marchione, Redmond City Council and Redmond City Planning:
Emerald Heights has made significant improvements to both the building design and the landscaping
plan for the proposed Assisted Living facility to address City and neighborhood concerns. These
improvements include:
•

Removing two units at the north end of the building to reduce the scale of the building at the most
visible end from the Abbey Road intersection

•

Creating roof modulation and soffits in the design to make it fit with the neighborhood

•

Increasing the building’s setback by approximately 40% by offsetting the middle section of the
building by 8 feet

•

Relocating the storm line to under the building allow the retention of 8 landmark trees to better
screen the building from the street

•

Adding bay windows to the lower two floors to create more modulation and to mimic single family
homes

•

Choosing darker, more muted colors and adding lap siding to match the neighborhood homes.
When I look at some of the other developments underway in Redmond, I’m hard-pressed to see any
of them match the commitment of Emerald Heights to preserving neighborhood character. With the
revised design and landscaping plan the proposed Assisted Living facility at Emerald Heights has
addressed neighbor concerns.
With all of the work that’s been done it’s time for the City to approve the proposed Assisted Living
facility now.
Gordon Lindblom
10901 176th CIR NE #3426
Redmond, WA

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

John Marchione
Tuesday, May 1, 2018 9:58 AM
gslindblom@comcast.net
Benjamin Sticka; Erika Vandenbrande; Council
RE: Approve The Proposed Emerald Heights Assisted Living Facility - Please

Mr. Lindblom,
Thank you for your email. I appreciate hearing from you again concerning the proposed Emerald
Heights Assisted Living facility. As mentioned in my April 10 email to you, the City has reinstated
both building permits and the land use permit for the Assisted Living proposed project, giving Emerald
Heights until August 16, 2018, to provide some additional information on its project. The City can
continue permit review once the plans are resubmitted.
The City values input from the community. Thank you for writing.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Gordon Lindblom [mailto:gslindblom@comcast.net]
Sent: Monday, April 30, 2018 8:45 AM
To: John Marchione <jmarchione@redmond.gov>; Council <Council@redmond.gov>; Benjamin Sticka
<bsticka@redmond.gov>; Erika Vandenbrande <EVandenbrande@REDMOND.GOV>
Subject: Approve The Proposed Emerald Heights Assisted Living Facility - Please

To the Redmond City Mayor Marchione, Redmond City Council and Redmond City Planning:
Emerald Heights has made significant improvements to both the building design and the landscaping
plan for the proposed Assisted Living facility to address City and neighborhood concerns. These
improvements include:
•

Removing two units at the north end of the building to reduce the scale of the building at the most
visible end from the Abbey Road intersection

•

Creating roof modulation and soffits in the design to make it fit with the neighborhood

•

Increasing the building’s setback by approximately 40% by offsetting the middle section of the
building by 8 feet
1

•

Relocating the storm line to under the building allow the retention of 8 landmark trees to better
screen the building from the street

•

Adding bay windows to the lower two floors to create more modulation and to mimic single family
homes

•

Choosing darker, more muted colors and adding lap siding to match the neighborhood homes.
When I look at some of the other developments underway in Redmond, I’m hard-pressed to see any
of them match the commitment of Emerald Heights to preserving neighborhood character. With the
revised design and landscaping plan the proposed Assisted Living facility at Emerald Heights has
addressed neighbor concerns.
With all of the work that’s been done it’s time for the City to approve the proposed Assisted Living
facility now.
Gordon Lindblom
10901 176th CIR NE #3426
Redmond, WA

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Michael Cahn <michaelhilda1@gmail.com>
Tuesday, June 27, 2017 9:59 AM
Benjamin Sticka
SEPA-2017-00459

Dear Ms. Haluza:
As a resident at 10901 176th Circle NE, I was surprised and disappointed to learn that there will be a
delay in the approval
to construct needed expanded facilities for the disabled here.
Your correspondence of June 23, 2017, did not specify the "new information" you received. Would
you please forward that information
to me? Some rumors are that it revolves about the landscaping? If that is the case, a quick viewing
would reveal that trees and shrubs
and vines would remain on the street side, much nicer than the ugly wooden fences across the street.
Awaiting your response,
Sincerely yours,
Michael Cahn
Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

Benjamin Sticka
Tuesday, June 27, 2017 11:23 AM
'Michael Cahn'
Karen Haluza
RE: SEPA-2017-00459

Mr. Cahn,

Thank you for your email. Yes. The City has withdrawn the SEPA DNS determination and will reissue it soon. The “new
information” you have cited is based upon an abundance of responses received by the City, as it relates to the proposed
project at Emerald Heights. The City is currently working with both the applicant and area residents, in an effort to
produce the best possible product. Please note, I have added you as a “party of record”, which means that you will
receive additional information, as the project moves forward including all future determinations/notices. Please let me
know, if I can provide any additional information? Thank you.

Ben Sticka
Planner – City of Redmond
(425) 556-2470 – bsticka@redmond.gov

From: Michael Cahn [mailto:michaelhilda1@gmail.com]
Sent: Tuesday, June 27, 2017 9:59 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: SEPA-2017-00459

Dear Ms. Haluza:
As a resident at 10901 176th Circle NE, I was surprised and disappointed to learn that there will be a
delay in the approval
to construct needed expanded facilities for the disabled here.
Your correspondence of June 23, 2017, did not specify the "new information" you received. Would
you please forward that information
to me? Some rumors are that it revolves about the landscaping? If that is the case, a quick viewing
would reveal that trees and shrubs
and vines would remain on the street side, much nicer than the ugly wooden fences across the street.
Awaiting your response,
Sincerely yours,
Michael Cahn
Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Friday, April 27, 2018 9:36 AM
Benjamin Sticka
FW: Letter of Support Related to Emerald Heights

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: David Nelson [mailto:davidnelsondna@gmail.com]
Sent: Thursday, April 26, 2018 4:32 PM
To: Mayor (Internet) <Mayor@redmond.gov>; grantl@emeraldheights.com
Subject: Letter of Support Related to Emerald Heights
Hi JohnMy wife, Mary Jo and I have been residents of Redmond since 2006. Previously, we lived in Bellevue for over 30 years.
We love living in Redmond and feel fortunate to live here. We live in English Cove, an outstanding condo/townhome
complex.
We are future residents of Emerald Heights, planning to move into the new Courtyard Apartment building once it is
built and ready for occupancy.
We are writing this letter in support of Emerald Heights’ plan to expand its Healthcare Services by building a new
addition. Needed for its current and future residents, we
are impressed by all the work the Emerald Heights leadership has done to adjust the new building plans to minimize any
adverse visual impact on the residents in the immediate neighborhood of Emerald Heights.
Living in English Cove, we are facing what may be a similar situation facing some neighbors of Emerald Heights. A
building developer received a permit from the City of Redmond to build new single family homes right next to our
English Cove lot line. Many townhome units, including ours, have had an amazing view of what was a lovely greenbelt
and beautiful old Douglas firs and cedar trees. The new home developer removed about 95% of the existing trees,
dramatically changing “our” view. We are saddened with these changes as we now view only the new, large homes
which are being built. However, we realize the owner of that property has the right to develop that land as he wished, as
long as he got proper permits from the City of Redmond.
We trust the City of Redmond will grant the needed building permits that will enable Emerald Heights to proceed with
its plan to build the new healthcare addition.

Thank you, the members of your leadership team and the City Council for your service to all of us who are fortunate to
be living in Redmond!
1

Sincerely,
David and Mary JoNelson
206-390-5149
Sent from Mail for Windows 10

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Thursday, May 31, 2018 3:35 PM
Benjamin Sticka
FW: Emerald Heights Assisted Living Building Permit

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: David Nelson [mailto:davidnelsondna@gmail.com]
Sent: Tuesday, May 29, 2018 10:04 AM
To: John Marchione <jmarchione@redmond.gov>
Cc: grantl@emeraldheights.com
Subject: Emerald Heights Assisted Living Building Permit
Good morning JohnThanks again for the City’s leadership in expediting the building permit for the Emerald Heights project.
As future residents of Emerald Heights, my wife and I recently attended a helpful community informational meeting at
Emerald Heights regarding the new Assisted Living Building project. Effectively led by a City representative, project
architects and Grant Linacre, Emerald Heights Executive Director, this meeting was well attended by area neighborhood
residents and Emerald Heights residents.
One issue of concern raised by the neighborhood residents was their thought that the new building on the Emerald
Heights property would destroy “their” view of what they described as the “green belt” that they had come to enjoy.
Granted that some trees and other plant material will need to be removed, we understand Emerald Heights will do all it
can to not only save as many existing trees as possible, but add new trees and shrubs to the completed landscape to
help mitigate this concern.
As the trees and plants grow, the residential neighbors to Emerald Heights will, in time, enjoy a new and ever growing
green landscape on the Emerald Heights campus.
I was graphically reminded of this while out walking in our immediate neighborhood, just outside of English Cove, where
we’ve lived for the last 12 years. The attached picture shows new trees and shrubs that were planted about 5-6 years
ago—along 187th at the corner of Redmond Way. It’s wonderful to see how quickly that “green belt” has taken shape
for all of us who are nearby residents.
I have no reason to doubt that similar outcomes will occur in relatively short order on the Emerald Heights building
project.
Thanks again to you and your staff for all of your work on behalf of all of us who are fortunate to call Redmond home.
1

David Nelson
206-390-5149
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Sent from my iPhone
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From:
Sent:
To:
Cc:
Subject:

John Marchione
Friday, April 27, 2018 10:09 AM
davidnelsondna@gmail.com
Benjamin Sticka
RE: Letter of Support Related to Emerald Heights

David and Mary Jo,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: David Nelson [mailto:davidnelsondna@gmail.com]
Sent: Thursday, April 26, 2018 4:32 PM
To: Mayor (Internet) <Mayor@redmond.gov>; grantl@emeraldheights.com
Subject: Letter of Support Related to Emerald Heights
Hi JohnMy wife, Mary Jo and I have been residents of Redmond since 2006. Previously, we lived in Bellevue for over 30 years.
We love living in Redmond and feel fortunate to live here. We live in English Cove, an outstanding condo/townhome
complex.
We are future residents of Emerald Heights, planning to move into the new Courtyard Apartment building once it is
built and ready for occupancy.
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We are writing this letter in support of Emerald Heights’ plan to expand its Healthcare Services by building a new
addition. Needed for its current and future residents, we
are impressed by all the work the Emerald Heights leadership has done to adjust the new building plans to minimize any
adverse visual impact on the residents in the immediate neighborhood of Emerald Heights.
Living in English Cove, we are facing what may be a similar situation facing some neighbors of Emerald Heights. A
building developer received a permit from the City of Redmond to build new single family homes right next to our
English Cove lot line. Many townhome units, including ours, have had an amazing view of what was a lovely greenbelt
and beautiful old Douglas firs and cedar trees. The new home developer removed about 95% of the existing trees,
dramatically changing “our” view. We are saddened with these changes as we now view only the new, large homes
which are being built. However, we realize the owner of that property has the right to develop that land as he wished, as
long as he got proper permits from the City of Redmond.
We trust the City of Redmond will grant the needed building permits that will enable Emerald Heights to proceed with
its plan to build the new healthcare addition.

Thank you, the members of your leadership team and the City Council for your service to all of us who are fortunate to
be living in Redmond!
Sincerely,
David and Mary JoNelson
206-390-5149
Sent from Mail for Windows 10
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From:
Sent:
To:
Subject:

Anika Van Ry
Wednesday, April 4, 2018 4:03 PM
Benjamin Sticka
FW: Support for the projected Assisted Living building at Emerald Heights

FYI
Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Keith Pierce [mailto:kd-pierce@comcast.net]
Sent: Wednesday, April 4, 2018 4:01 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Support for the projected Assisted Living building at Emerald Heights
Dear Mayor Marchione,
Residents at Emerald Heights have anticipated full “LIFE CARE’ since choosing this attractive setting over more urban
possibilities. The plan, of course, is to provide
“ Independent Living” in apartments and cottages and then to provide “Assisted Living” for those whose decline
requires more care. A third and final level of care
is provided in a “Skilled Nursing” facility.
Now, the need for more care at Emerald Heights has led to the planning and building which you are being asked to
approve.
The need is confirmed and the plans have been completed, reviewed and adjusted. The timely approval of the Assisted
Living Building
is important to those who are residents of Emerald Heights and also the city of Redmond.
This is a serious appeal for your approval.
Sincerely,
Keith and Doris Pierce
Apt.3703—Residents since 2012

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Wednesday, April 18, 2018 10:52 AM
Benjamin Sticka
FW: Support for the projected Assisted Living building at Emerald Heights

Pierce response
Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: John Marchione
Sent: Thursday, April 5, 2018 1:58 PM
To: kd-pierce@comcast.net
Cc: Benjamin Sticka <bsticka@redmond.gov>
Subject: RE: Support for the projected Assisted Living building at Emerald Heights

Keith and Doris,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.
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From: Keith Pierce [mailto:kd-pierce@comcast.net]
Sent: Wednesday, April 4, 2018 4:01 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Support for the projected Assisted Living building at Emerald Heights
Dear Mayor Marchione,
Residents at Emerald Heights have anticipated full “LIFE CARE’ since choosing this attractive setting over more urban
possibilities. The plan, of course, is to provide
“ Independent Living” in apartments and cottages and then to provide “Assisted Living” for those whose decline
requires more care. A third and final level of care
is provided in a “Skilled Nursing” facility.
Now, the need for more care at Emerald Heights has led to the planning and building which you are being asked to
approve.
The need is confirmed and the plans have been completed, reviewed and adjusted. The timely approval of the Assisted
Living Building
is important to those who are residents of Emerald Heights and also the city of Redmond.
This is a serious appeal for your approval.
Sincerely,
Keith and Doris Pierce
Apt.3703—Residents since 2012

Click here to report this email as spam.
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Emerald Heights
Redmond, Washington
April 16, 201 8
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MAYOR'S OFFICE
CITY OF REDMOND

Mayor John Marchione
City of Redmond
th
15670 N.E. 85 Street
Redmond, WA 98052
Dear Mayor Marchione:
The time is now for the City of Redmond to approve the proposed Emerald Heights Assisted Living
facility. We believe that there has been sufficient discussion with neighbors and City planners and that
Emerald Heights has responded to expressed concerns.
Twenty years ago while living in Eugene, Oregon, we started looking for a retirement facility. It didn't
take long to decide that Emerald Heights in Redmond was the place for us. We put down a deposit and
subsequently purchased a home on Lake Sammamish which was then a part of Redmond, later City of
Lake Sammamish. Ten years ago we moved here on campus happy to again to be voting residents of
Redmond.
Evelyn at 85 is currently in nursing care here and Dick at 92 remains in our apartment. It will soon be
time for us to move into Assisted Living and we wonder if there will be room for us. We had expected
the new building to be ready for us, but the long delay thus far has made that unlikely-a great
disappointment! We, along with all the residents of Emerald Heights can wait no longer to bring quality
and adequate health care to our campus. We need the City to move forward and approve the proposed
Assisted Living facility now!
Thank you for considering our needs.

Y?tad~

J. Richard (Dick) and Evelyn Pizzo
CC: Grant Linacre
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April 19, 2018

J. Richard (Dick) and Evelyn Pizzo
10901 176th Circle N.E.
Apt. 4517
Redmond, WA 98052

Dear Mr. and Mrs. Pizzo,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond. As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

ohn Marchione
ayor

City Holl• 15670 NE 85th Street • PO Box 97010 • Redmond, WA • 98073-9710

CityofRedmond
WASHINGTON

March 29, 2018

Captain R.J. Copin , USCG (Ret.)
10875 176th Circle NE
Apt. 3813
Redmond, WA 98052
Dear Captain Copin,
Thank you for your letter regarding Emerald Heights. You offered thoughtful comments
about the Emerald Heights community and the needs of its residents . A copy of your
letter has been forwarded to Ben Sticka, the city planner for the Emerald Heights
project.
The City appreciates input from its residents. Thank you for sharing your thoughts.
Sincerely,

I

1.

ohn Marchione
ayor

Ci ty Ha ll • 15670 NE 85th Street• PO Box 970 10 • Redm ond, WA• 98073-9710
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March 29, 2018

Carolyn Elbon
10909 176th Circle NE
Redmond, WA 98052
Dear Ms. Elbon,
Thank you for your letter regarding Emerald Heights. I appreciate your thoughtful
comments on the proposed Assisted Living Facility and its landscaping elements. A
copy of your letter has been sent to Ben Sticka, the city planner for the Emerald Heights
project.
The City values input from the community. Thank you for contacting me with your
thoughts about this project.
Sincerely,

City Hall• 15670 NE 85th Street• PO Box 97010 • Redmond , WA• 98073-9710

CityofRedmond
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March 29, 2018

Marvin Elbon
10909 176th Circle NE
Redmond, WA 98052
Dear Mr. Elbon,
Thank you for your letter concerning Emerald Heights. You shared thoughtful
comments about the proposed Assisted Living Facility, the surrounding neighborhood,
and the needs of Emerald Heights residents. Ben Sticka, the city planner for the
Emerald Heights project, has been provided with a copy of your letter.
The City welcomes feedback, and I appreciate you taking time to convey your thoughts.
Sincerely,

n ~~~
.

J hn Marchione

City Hall • 15670 NE 85th Street • PO Box 97010 • Redmond, WA • 98073-9710

From:
Sent:
To:
Subject:

Anika Van Ry
Wednesday, April 18, 2018 10:53 AM
Benjamin Sticka
FW: Assisted Living Building at Emerald Heights

Richardson comment
Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Anika Van Ry
Sent: Friday, April 6, 2018 9:13 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Subject: FW: Assisted Living Building at Emerald Heights

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Judy Richardson [mailto:judyr1917@gmail.com]
Sent: Thursday, April 5, 2018 5:54 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Assisted Living Building at Emerald Heights

Mr. Mayor,
I’m emailing to request that you support the efforts of Emerald Heights to provide urgently needed
healthcare facilities. We cannot wait any longer for the City to approve the proposed Assisted Living
facility at Emerald Heights. We need more quality health care and we need it now.
We understand that some of our neighbors in Abbey Road don’t like the proposed site for the new
Assisted Living facility. The Emerald Heights design team has explored every option to place the
building somewhere else on campus and there is no other location that would work without disrupting
the lives of residents, causing environmental damage, or being cost-prohibitive.

1

The Abbey Road neighbors don’t want to look at the building. They won’t have to. Our revised plan
includes many trees that will screen the building from the road. The landscaping plan is far above
and beyond what the City code requires and demonstrates the commitment of Emerald Heights to
maintain the neighborhood character.
We have responded to Abbey Road’s concerns, and to allow them to continue to deny our residents
adequate healthcare based on self-serving arguments is inappropriate, and does not make the city of
Redmond look like a well-managed city.
Please support the approval the proposed Assisted Living facility without further delay.
Thank you for your interest in our concerns.
Judy Richardson
Emerald Heights Resident

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Friday, April 6, 2018 10:47 AM
Benjamin Sticka
FW: Assisted Living Building at Emerald Heights

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: John Marchione
Sent: Friday, April 6, 2018 10:43 AM
To: judyr1917@gmail.com
Subject: RE: Assisted Living Building at Emerald Heights

Ms. Richardson,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.
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From: Judy Richardson [mailto:judyr1917@gmail.com]
Sent: Thursday, April 5, 2018 5:54 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Assisted Living Building at Emerald Heights

Mr. Mayor,
I’m emailing to request that you support the efforts of Emerald Heights to provide urgently needed
healthcare facilities. We cannot wait any longer for the City to approve the proposed Assisted Living
facility at Emerald Heights. We need more quality health care and we need it now.
We understand that some of our neighbors in Abbey Road don’t like the proposed site for the new
Assisted Living facility. The Emerald Heights design team has explored every option to place the
building somewhere else on campus and there is no other location that would work without disrupting
the lives of residents, causing environmental damage, or being cost-prohibitive.
The Abbey Road neighbors don’t want to look at the building. They won’t have to. Our revised plan
includes many trees that will screen the building from the road. The landscaping plan is far above
and beyond what the City code requires and demonstrates the commitment of Emerald Heights to
maintain the neighborhood character.
We have responded to Abbey Road’s concerns, and to allow them to continue to deny our residents
adequate healthcare based on self-serving arguments is inappropriate, and does not make the city of
Redmond look like a well-managed city.
Please support the approval the proposed Assisted Living facility without further delay.
Thank you for your interest in our concerns.
Judy Richardson
Emerald Heights Resident

Click here to report this email as spam.
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From:
Sent:
To:
Subject:

Anika Van Ry
Monday, April 30, 2018 9:56 AM
Benjamin Sticka
FW: Fwd:

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: isabel rostykus [mailto:isabelf46@gmail.com]
Sent: Sunday, April 29, 2018 11:05 AM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Fwd:

Mr. Mayor,
I’m emailing to request that you, and the rest of our City’s elected leaders, listen to seniors who are
demanding more quality health care at Emerald Heights. We cannot wait any longer for the City to
approve the proposed Assisted Living facility at Emerald Heights. We need more quality health care
and we need it now.
We understand that some of our neighbors in Abbey Road do not like the proposed site for the new
Assisted Living facility. The Emerald Heights design team has explored every option to place the
building somewhere else on campus and there is no other location that would work without disrupting
the lives of residents, causing environmental damage, or being cost-prohibitive.
The Abbey Road neighbors don’t want to look at the building. They won’t have to. Emerald Heights
has proposed a comprehensive landscaping plan that includes 117 newly planted trees that will
surround the proposed building; 69 new trees to be planted along the fence at the northeast end of
the proposed building; 7 new street trees will be planted along 176th continuing north from the
building; 9 landmark trees will be maintained; 11 existing deciduous trees and 9 existing conifer trees
maintained; and he 6 foot ivy-covered fence on the property line will be maintained.
This landscaping plan is far above and beyond what the City code requires and demonstrates the
commitment of Emerald Heights to maintain the neighborhood character.
I urge that you and the council do not make this an issue about trees versus senior health care.
Everyone wins with this revised plan. It’s time for the City to approve the proposed Assisted Living
facility now.
1

Sincerely, Isabel F. Rostykus

CONFIDENTIALITY NOTICE: This electronic mail transmission, including any documents accompanying this electronic mail
transmission, is intended by Emerald Heights for the use of the named addressee(s) to which it is directed and may
contain information that is privileged, or otherwise confidential. It is not intended
for transmission to, or receipt by, anyone other than the named addressee(s) (or
a person authorized to deliver it to the named addressee(s)). It should not be
copied or forwarded to any unauthorized persons. If you have received this
electronic mail transmission in error, please delete it from your system without
copying or forwarding it, and notify us of the error by reply e-mail or
by calling Emerald Heights at 425-556-8100, so the address record can be corrected. This email is scanned for viruses
and malware by Proofpoint.

Click here to report this email as spam.
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From:
Sent:
To:
Cc:
Subject:

John Marchione
Tuesday, May 1, 2018 9:58 AM
isabelf46@gmail.com
Benjamin Sticka
RE: Fwd:

Ms. Rostykus,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: isabel rostykus [mailto:isabelf46@gmail.com]
Sent: Sunday, April 29, 2018 11:05 AM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Fwd:

Mr. Mayor,
I’m emailing to request that you, and the rest of our City’s elected leaders, listen to seniors who are
demanding more quality health care at Emerald Heights. We cannot wait any longer for the City to
approve the proposed Assisted Living facility at Emerald Heights. We need more quality health care
and we need it now.

1

We understand that some of our neighbors in Abbey Road do not like the proposed site for the new
Assisted Living facility. The Emerald Heights design team has explored every option to place the
building somewhere else on campus and there is no other location that would work without disrupting
the lives of residents, causing environmental damage, or being cost-prohibitive.
The Abbey Road neighbors don’t want to look at the building. They won’t have to. Emerald Heights
has proposed a comprehensive landscaping plan that includes 117 newly planted trees that will
surround the proposed building; 69 new trees to be planted along the fence at the northeast end of
the proposed building; 7 new street trees will be planted along 176th continuing north from the
building; 9 landmark trees will be maintained; 11 existing deciduous trees and 9 existing conifer trees
maintained; and he 6 foot ivy-covered fence on the property line will be maintained.
This landscaping plan is far above and beyond what the City code requires and demonstrates the
commitment of Emerald Heights to maintain the neighborhood character.
I urge that you and the council do not make this an issue about trees versus senior health care.
Everyone wins with this revised plan. It’s time for the City to approve the proposed Assisted Living
facility now.

Sincerely, Isabel F. Rostykus

CONFIDENTIALITY NOTICE: This electronic mail transmission, including any documents accompanying
this electronic mail transmission, is intended by Emerald Heights for the use of the named addressee(s) to which
it is directed and may contain information that is privileged, or otherwise confidential. It is not intended
for transmission to, or receipt by, anyone other than the named addressee(s) (or
a person authorized to deliver it to the named addressee(s)). It should not be
copied or forwarded to any unauthorized persons. If you have received this
electronic mail transmission in error, please delete it from your system without
copying or forwarding it, and notify us of the error by reply e-mail or
by calling Emerald Heights at 425-556-8100, so the address record can be corrected. This email is scanned for
viruses and malware by Proofpoint.
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From:
Sent:
To:
Subject:
Attachments:

Anika Van Ry
Tuesday, May 1, 2018 10:18 AM
Benjamin Sticka
Emerald Heights Comment Letter - Received April 30, 2018
Letter from Irene Schmidt - 04_30_18.pdf; Reply to Irene Schmidt - 05_01_18.pdf

Ben,
The Mayor received one letter on Monday, April 30, regarding the Emerald Heights project. Please find attached a scan
of the letter as well as the Mayor’s reply. Feel free to let me know if you have any questions.
Thanks!
Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

1

Mr. Mayor,
I have lived at Emerald Heights for _2_ years. This is my home. This is my
neighborhood. I care deeply about my fellow neighbors and our residents.
Some of our neighbors have complained that the proposed Assisted Living facility at
Emerald Heights would change their views and remove trees that they enjoy. They've
placed their interests in keeping an unchanged view of trees ahead of health care,
dignity and a good quality of life for the residents of Emerald Heights.
Senior citizens are among the most at-risk group in our country. We only wish to spend
our remaining years in good health and good spirits. We want assurances that our
future health care needs will be met in a setting that allows us to maintain our
friendships, our greatest level of independence, and our dignity.
That's why we need you, and other City leaders, to approve the proposed Assisted
Living facility now. The proposed Assisted Living facility plan has been refined to
incorporate neighborhood concerns and represents a high level of sensitivity to the
balance between meeting the needs of our residents and maintaining the character of
our neighborhood. It goes above and beyond what's required by the City of Redmond
Planning Department.
I ask that you approve the proposed Assisted Living facility as soon as possible so that
we can have the quality of life and care that we deserve.

(Ri~t~~~~~
APR

3 0 2018

MAYOR'S OFFICE
CITY OF REDMOND

Irene Schmidt

SEATTLE \'VA 'S60

10901 176th Cir NE #3418
Redmond , WA 98052-7218
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May 1, 2018

Irene Schmidt
10901 176th Circle N.E.
Apt. 3418
Redmond, WA 98052
Dear Ms. Schmidt,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond. As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

ohn Marchione
ayor

City Hall• 15670 NE 85th Street• PO Box 97010 • Redmond, WA • 98073-9710
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May 1, 2018

Irene Schmidt
10901 176th Circle N.E.
Apt. 3418
Redmond, WA 98052
Dear Ms. Schmidt,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond. As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

ohn Marchione
ayor

City Hall• 15670 NE 85th Street• PO Box 97010 • Redmond, WA • 98073-9710

10901 176m Cir NE, #3408
Redmond WA 98052
11 April 2018

Mr. Mayor,
It is essentiaf that the proposed Assisted Living facility be approved vesterdav so that
we can add more quality health care to our campus. We were prudent in our life savings
plan to allow us to move here for our final days. Therefore ,we are not dependent
upon some government program to sustain us in our last years, unlike the
majority of the national population.

The proposed Assisted Living facility is an essential part of the Emerald Heights vision.
The upgrade of our Skilled Nursing facility to provide private rooms (allowing for a
more dignified quality of life and care), is essential. Would you welcome the prospect of
vour parent dying in a shared room? | think not!
The proposed Independent Living facility will provide more facilities to meet senior
demand. The Assisted Living facility must be approved to allow us space for the
conversion to single rooms for Skilled Nursing. lf this proposed project is not approved
we will suffer.
That's all we are asking for. Demand for senior housing within the Eastside is very high
and rapid grov'rth is demanding more senior living and care facilities. 254 households
are currently on the waiting list for Emerald Heights. The Eastside senior population
and growth have far outpaced state and national rates - and the trend will continue.
Emerald Heights can help meet that demand. We know that some neighbors have
concerns about the proposed project. Emerald Heights has made many improvements
to both the building design and the landscaping plan for the proposed Assisted Living
facility to address City and neighborhood concerns.
The revised design and landscaping plan for the proposed Assisted Living facility at
Emerald Heights is compatible with the neighborhood and preserves neighborhood
character.
ft's time for the City to approve the proposed Assisted Living facility now.

Henry J. Sommer

From:
Sent:
To:
Cc:
Subject:
Attachments:

John Marchione
Thursday, April 12, 2018 10:03 AM
sommerhj@comcast.net
Benjamin Sticka
RE: Letter re Emerald Heights Assisted Living Facility
Mayor Ltr 11 April 2018.pdf

Mr. Sommer,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Henry J. Sommer [mailto:sommerhj@comcast.net]
Sent: Wednesday, April 11, 2018 8:46 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Letter re Emerald Heights Assisted Living Facility
Please deliver my letter at attachment to our Honorable Mayor-

Click here to report this email as spam.
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10901 176m Cir NE, #3408
Redmond WA 98052
11 April 2018

Mr. Mayor,
It is essentiaf that the proposed Assisted Living facility be approved vesterdav so that
we can add more quality health care to our campus. We were prudent in our life savings
plan to allow us to move here for our final days. Therefore ,we are not dependent
upon some government program to sustain us in our last years, unlike the
majority of the national population.

The proposed Assisted Living facility is an essential part of the Emerald Heights vision.
The upgrade of our Skilled Nursing facility to provide private rooms (allowing for a
more dignified quality of life and care), is essential. Would you welcome the prospect of
vour parent dying in a shared room? | think not!
The proposed Independent Living facility will provide more facilities to meet senior
demand. The Assisted Living facility must be approved to allow us space for the
conversion to single rooms for Skilled Nursing. lf this proposed project is not approved
we will suffer.
That's all we are asking for. Demand for senior housing within the Eastside is very high
and rapid grov'rth is demanding more senior living and care facilities. 254 households
are currently on the waiting list for Emerald Heights. The Eastside senior population
and growth have far outpaced state and national rates - and the trend will continue.
Emerald Heights can help meet that demand. We know that some neighbors have
concerns about the proposed project. Emerald Heights has made many improvements
to both the building design and the landscaping plan for the proposed Assisted Living
facility to address City and neighborhood concerns.
The revised design and landscaping plan for the proposed Assisted Living facility at
Emerald Heights is compatible with the neighborhood and preserves neighborhood
character.
ft's time for the City to approve the proposed Assisted Living facility now.

Henry J. Sommer

Dear Mayor Marchione -My wife and I have lived at Emerald Heights for 3 ½ years, having moved to Redmond
by intent for its quality of life from our long-term residence in a suburb of Chicago. This
wonderful city is our home, and Education Hill is our neighborhood, and we care deeply
about both our fellow neighbors and our residents.
Some in our neighborhood have complained that the proposed Assisted Living facility at
Emerald Heights would change their views and remove trees that they enjoy. They've
placed their interests in keeping an unchanged view of trees ahead of health care,
dignity and a good quality of life for the residents of Emerald Heights.
We would hope to spend our remaining years in good health and good spirits. We
want, yes need, assurances that our future health care needs will be met in a setting
that allows us to maintain our friendships, our greatest level of independence, and our
dignity. And that's why we need you, and other City leaders, to approve the proposed
Assisted Living building plans as soon as feasible.
The proposed Assisted Living facility plan has been refined to incorporate neighborhood
concerns and represents a high level of sensitivity to the balance between meeting the
needs of our residents and maintaining the character of our neighborhood. It goes
above and beyond what's required by the City of Redmond Planning Department.
I ask that you take steps to achieve approve of the proposed Assisted Living facility as
soon as possible so that we can have the quality of life and care that we need.
Thank you for your consideration of this request -

James K. Suhr
10875 176th Circle NE, Apt 2810, Redmond, WA 98052

~~t~!W~[D)
APR O6 2018
MAYOR'S OFFICE
CITY OF REDMOND
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April 9, 2018

James Suhr
1087 5 176th Circle NE
Apt. 2810
Redmond, WA 98052
Dear Mr. Suhr,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond . As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area .
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018 ,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you .
Sincerely,

City Hall• 15670 NE 85th Street• PO Box 97010 • Redmond , WA• 98073-9710
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Mr. Duane & Christine Thorson
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April 23, 2018

Duane and Christine Thorson
10901 176th Circle N.E.
Apt. 3709
Redmond , WA 98052
Dear Mr. and Mrs. Thorson,
Thank you for your letter regarding the proposed Emerald Heights facility. The City has
been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to
ensure all projects meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

hn Marchione

City Hall• 15670 NE 85th Street • PO Box 97010 • Re d mond, WA• 980 73-97 10

Leah J. Turner
-...-m-, Apt
2802
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10875 176th Cir NE
Redmond, WA 98052
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May 16, 2018

Leah J. Turner
10875 176th Circle N.E.
Apt. 2802
Redmond, WA 98052
Dear Ms. Turner,
Thank you for your letter regarding the proposed Emerald Heights Assisted Living
facility. The City has been working closely with Emerald Heights and the surrounding
neighborhood on this project. Senior housing is very important to Redmond. As a city,
it is important to ensure all projects meet code for the neighborhood and complement
the area .
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted , the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

ohn Marchione
ayor

City Hall • 15670 NE 85th Street • PO Box 97010 • Redmond , WA • 98073-9710

[R1~t~~~~~
Camille Tutino
11009 176th Circle NE
Redmond, WA 98052

APR 2 3 2018
MAYOR'S OFFICE
CITY OF REDMOND

April 18, 2018

The Honorable John Marchione
Mayor of City of Redmond, Washington
15670 NE 85th Street
Redmond, WA 98052
Re: Emerald Heights Assisted Living Facility
Dear Mayor Marchione:
I have lived in Redmond since 1985 and am currently a resident of Emerald Heights. In those
35 years, I have seen many changes in the City of Redmond and feel most of them are
positive. Yes, there is more density downtown but I love the urban walks and parks we all use.
No doubt many of the residents of Redmond opposed the changes before they were
implemented.
I am writing to you today because Emerald Heights needs the Assisted Living facility proposed
for our campus. Our neighbors in Abbey Road seem bitterly opposed to any change in their
vicinity.
Emerald Heights has made numerous changes to the original plans in order to satisfy the
concerns of those opposed and will be adding many trees to shield the new building from
Abbey Road.
Our senior community needs this new facility to insure our continued health as we age. I am
urging you to help get this plan approved.

Sincerely,

Camille Tutino
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April 23, 2018

Camille Tutino
11009 176th Circle N.E.
Redmond, WA 98052
Dear Ms. Tutino,
Thank you for your letter regarding the proposed Emerald Heights facility. The City has
been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to
ensure all projects meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

City Hall• 15670 NE 85th Street • PO Box 97010 • Redmond , WA • 98073-9710
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John R. Vasko. Jr.. M.D.

Vasko
· 10901 176th Circle NE #2330
Reamonu, WA 98052-7218
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April 19, 2018

Dr. and Mrs. John Vasko, Jr.
10901 176th Circle N.E.
Apt. 2330
Redmond, WA 98052
Dear Dr. and Mrs. Vasko,
Thank you for your letter regarding the proposed Emerald Heights facility. The City has
been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to
ensure all projects meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

John Marchione
Mayor

City Hall • 15670 NE 85th Street • PO Box 970 l O • Redmond, WA • 98073-97 l 0

Jackie & Herb Vernon
10875 176 th Circle NE, Apt 2809 , Redmond, WA 98052
425.941.2277 - 4 25.941.2240
jackievernon@live.com - hvernon@msn .com

~~(C[E~~~[D)
April 18, 2018

APR 2 3 2018
Mr. John Marchione, Mayor
City of Redmond, WA
15670 NE 85th Street
Redmond, WA 98052,

MAYOR'S OFFICE
CITY OF REDMOND

Dear Mayor, Marchione:
Jackie and I moved to the Eastside from Indiana in the early seventies and we've been here ever since. We raised our
family in Bridle Trails, shopping, dining, driving to dance studios and baseball games in Redmond, Kirkland and
Bellevue-you get the picture, were Eastsiders! We're long t ime members of BelPres Church where Jackie was Asst. to
the senior pastor for 20 years. We became committed to finishing our lives in Redmond when, a little over 25 years
ago, three Bel Pres elders began to pursue a dream for a superb Life Care Retirement Community- Emerald Heights
(EH). Three years ago, we moved to EH but in our hearts, we've been your neighbors here for a very long time.
People are living longer, especially at Emerald Heights where residents receive excellent care, social, personal
development and physical fitness programs, etc. not to mention the beautiful, well-kept grounds, peaceful suburban
setting and architecture, etc. as you may well know from visiting here. It is no small challenge to achieve a forward
planning program to meet the changing needs of a highly sought, top rated, Full Care Retirement Community and t o
maintain a balanced, specialized facility equipped to care for Independent Living, Assisted Living & Nursing Care
residents. The Eastside senior population growth has far outpaced state and national rates - and the trend will
continue. The waiting list at EH stands at about 250 households
Emerald Heights' response to the community's increased demands involves a new Assisted Living wing (including
expanding nursing care) and a new Independent Living wing. These are essential to EH's vision for developing our 36acre site. We are behind on schedule for two primary reasons: One is due to important design revisions in the technical
features to improve patient life quality primarily in the Assisted Living design and the second is the City's delay related to
permitting. If this proposed project in not approved very soon, it will be a great hardship for those of us who, due to
facility limitations, must go off campus to get the care we need.
Many concerns voiced by some neighbors about our projects have, we believe been relieved by inviting neighbors to
our campus and into our homes as well as by design and landscaping plan improvements, some at the City's request.
As long-time neighbors, Jackie and I are asking you to stay involved and to personally get behind and support the
permitting process for these two projects. Please encourage your colleagues who are reviewing our projects to
understand with an open mind the essential nature of the careful internal logistics design and the importance of internal
flow of services for efficiency as well as personal comfort for those impaired by ageing. These factors affect position and
location of these facilities on our campus. It is essential that the proposed Assisted Living facility be approved now to
add needed quality health care space. We're asking your personal support and assistance to achieve that need on an
expedited timetable. Thank you for helping!

~

Respectfully submitted, Jackie & Herb Vernon
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April 23, 2018

Herb and Jackie Vernon
10875 176th Circle N.E.
Apt. 2809
Redmond, WA 98052
Dear Mr. and Mrs. Vernon,
Thank you for your letter regarding the proposed Emerald Heights facility. The City has
been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to
ensure all projects meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

hn Marchione

City Hall • 15670 NE 85th Street • PO Box 970 l 0 • Redmond , WA • 98073-9710

From:
Sent:
To:
Subject:

Anika Van Ry
Monday, May 14, 2018 8:01 AM
Benjamin Sticka
FW: Assisted living building

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

-----Original Message----From: Sheila Wagner [mailto:swagner3536@aol.com]
Sent: Wednesday, May 9, 2018 3:09 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Assisted living building
Dear Mr Mayor
My name is Sheila Wagner. I moved to Emerald Heights a little over a year ago. I moved here because I was assured
that if I was no longer to live independently, I would be cared for in an up scaled facility which would be a part of the
Emerald Heights community.
The proposed assisted living building is desperately needed to provide this care as our population ages. It needs to be
connected to the main building so that residents can still take advantage of the many activities as well as the dining
room when desired.
I would certainly appreciate whatever you can do to help get this project approved so that we can have the new and
badly needed facility up and ready as soon as possible.
Sincerely,
Sheila Wagner
Apt 3527
Sent from my iPad

1

From:
Sent:
To:
Cc:
Subject:

John Marchione
Tuesday, May 15, 2018 12:01 PM
swagner3536@aol.com
Benjamin Sticka
RE: Assisted living building

Ms. Wagner,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

-----Original Message----From: Sheila Wagner [mailto:swagner3536@aol.com]
Sent: Wednesday, May 9, 2018 3:09 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Assisted living building
Dear Mr Mayor
My name is Sheila Wagner. I moved to Emerald Heights a little over a year ago. I moved here because I was assured
that if I was no longer to live independently, I would be cared for in an up scaled facility which would be a part of the
Emerald Heights community.
The proposed assisted living building is desperately needed to provide this care as our population ages. It needs to be
connected to the main building so that residents can still take advantage of the many activities as well as the dining
room when desired.
1

I would certainly appreciate whatever you can do to help get this project approved so that we can have the new and
badly needed facility up and ready as soon as possible.
Sincerely,
Sheila Wagner
Apt 3527
Sent from my iPad

2

From:
Sent:
To:
Subject:

Anika Van Ry
Tuesday, April 17, 2018 7:33 AM
Benjamin Sticka
FW: Emerald Height Assisted Living building

Anika Van Ry
Administrative Specialist, Mayor’s Office │ City of Redmond
: 425.556.2112 | : avanry@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St. │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public record. Accordingly, this
e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an
external party.

From: Kay J Wilson [mailto:kayjwilson@gmail.com]
Sent: Monday, April 16, 2018 7:58 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Height Assisted Living building
Mayor Marchione,
I’m a resident of Emerald Heights. I moved here with the understanding that when I needed additional care Emerald
Heights would be able to provide it for me. It’s very important to all of us who live here that our new Assisted Living
building be approved and built as soon as possible. It’s been very frustrating to have had so many delays. We would all
appreciate your efforts to speed up the process. Thank you in advance for your assistance in seeing that our new AL
building is approved very soon.
Kay Wilson
Apt #3607

Click here to report this email as spam.

1

From:
Sent:
To:
Cc:
Subject:

John Marchione
Wednesday, April 18, 2018 1:32 PM
kayjwilson@gmail.com
Benjamin Sticka
RE: Emerald Height Assisted Living building

Ms. Wilson,
The City has been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to ensure all projects
meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit for the
Assisted Living proposed project, giving Emerald Heights until August 16, 2018, to provide some
additional information on its project. Emerald Heights is making adjustments based on community
feedback, addressing aspects like the number of units, building design, and tree mitigation. Once the
plans are resubmitted, the City can continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful. Thank you for
letting me know how important this is to you.
John
John Marchione
Mayor │ City of Redmond
: 425.556.2101 | : mayor@redmond.gov | Redmond.gov
MS: 4NEX │ 15670 NE 85th St │ Redmond, WA 98052
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail account is a public
record. Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any claim of
confidentiality or privilege asserted by an external party.

From: Kay J Wilson [mailto:kayjwilson@gmail.com]
Sent: Monday, April 16, 2018 7:58 PM
To: Mayor (Internet) <Mayor@redmond.gov>
Subject: Emerald Height Assisted Living building
Mayor Marchione,
I’m a resident of Emerald Heights. I moved here with the understanding that when I needed additional care Emerald
Heights would be able to provide it for me. It’s very important to all of us who live here that our new Assisted Living
building be approved and built as soon as possible. It’s been very frustrating to have had so many delays. We would all
appreciate your efforts to speed up the process. Thank you in advance for your assistance in seeing that our new AL
building is approved very soon.
Kay Wilson
Apt #3607
1

Click here to report this email as spam.

2

Dear Mayor Marchione,
We have lived at Emerald Heights for 3 years. This is our home and the surrounding area is
our neighborhood. We care deeply about our neighbors as well as our residents.
Some of our neighbors have complained that the proposed Assisted Living facility at Emerald
Heights would change their views and remove trees that they enjoy. They've placed their
interests in keeping an unchanged view of trees ahead of health care, dignity and a good
quality of life for the residents of Emerald Heights who desperately need improved assisted
living homes.
We ask that you approve the proposed Assisted Living facility as soon as possible so that we
can have the quality of life and care that we deserve. The proposed Assisted Living facility is
essential to allow us to move residents from semi-private to private rooms (allowing for a more
dignified quality of life and care), and the proposed Independent Living facility that will provide
more facilities to meet senior demand.
Emerald Heights has made significant improvements to both the building design and the
landscaping plan for the proposed Assi~ted Living facility to address City and neighborhood
concerns. These improvements include:
•
•
•
•
•
•

Removing two units at the north end of the building to reduce the scale of the building at
the most visible end from the Abbey Road intersection
Creating roof modulation and soffits in the design to make it fit with the neighborhood
Increasing the building's setback by approximately 40% by offsetting the middle section
of the building by 8 feet
Relocating the storm line to under the building allow the retention of 8 landmark trees to
better screen the building from the street
Adding bay windows to the lower two floors to create more modulation and to mimic
single family homes
Choosing darker, more muted colors and adding lap siding to match the neighborhood
homes.

When we look at some of the other developments underway in Redmond, We're hard-pressed
to see any of them match the commitment of Emerald Heights to preserving neighborhood
character. With the revised design and landscaping plan the proposed Assisted Living facility
at Emerald Heights has addressed neighbor concerns.
That's why we need you, and other Redmond city leaders, to approve the proposed Assisted
Living facility now. The proposed Assisted Living facility plan has been refined to incorporate
neighborhood concerns and represents a high level of sensitivity to the balance between
meeting the needs of our residents and maintaining the character of our neighborhood. It goes
above and beyond what's required by the City of Redmond Planning Department.
Our voices as seniors are just as important as those of any of our neighbors. We vote in great
numbers and we will be watching how the City responds to our desire for more quality health
care - now and at election time.

~~(C~~~~[D)

Tom and Billie Ylvisaker
...

APR ,.2 0 2018
MAYOR 'S OFFICE
CITY OF REDMOND

Or & Mrs. J.T . Ylvisaker
10.901 176th Circle NE, #3528
Redmond, WA 98052
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April 20, 2018

Dr. and Mrs. J.T. Ylvisaker
10901 176th Circle N.E.
Apt. 3528
Redmond, WA 98052
Dear Dr. and Mrs. Ylvisaker,
Thank you for your letter regarding the proposed Emerald Heights facility. The City has
been working closely with Emerald Heights and the surrounding neighborhood on this
project. Senior housing is very important to Redmond. As a city, it is important to
ensure all projects meet code for the neighborhood and complement the area.
On February 16, 2018, the City reinstated both building permits and the land use permit
for the Assisted Living proposed project, giving Emerald Heights until August 16, 2018,
to provide some additional information on its project. Emerald Heights is making
adjustments based on community feedback, addressing aspects like the number of
units, building design, and tree mitigation. Once the plans are resubmitted, the City can
continue permit review.
As the City is still studying this project proposal, your feedback is timely and helpful.
Thank you for letting me know how important this is to you.
Sincerely,

ohn Marchione
ayor

City Hall• 15670 NE 85th Street• PO Box 97010 • Redmond, WA• 98073-9710

