August 9, 2018

Attn: Ben Sticka
City of Redmond
15670 NE 85th Street
Redmond, WA 98073-9710
cc:

Erika Vandenbrande, Planning Director
John Marchione, Mayor
City Council Members; Anderson, Birney, Carson, Fields, Margeson, Myers, Padhye
Michelle Hart, City Clerk

Dear Mr. Sticka,
We are writing on behalf of the Abbey Road Homeowners Association, an organization representing 205
households, to strongly object to the City of Redmond’s decision to issue a DNS relative to SEPA-201800640. This DNS was issued on July 26, 2018 on LAND-2018-00586 and LAND-2018-00617.
This proposal will have significant adverse impacts that have not been adequately disclosed, analyzed, or
mitigated by the City. In addition, the threshold determination was not based upon information
reasonably sufficient to evaluate the environmental impact of a proposal.
The responsible official not only failed to independently evaluate the responses of the applicant as is
required by WAC 197-11-330(1)(i) but also failed to consider that the proposal conflicts with local laws
for the protection of the environment WAC 197-11-330(3)(e)(iii). Finally, environmental reviews have
been done on this site before and the City failed to adequately rely on, review, and incorporate the
previous Environmental Impact Statement and especially failed to incorporate the mitigation and
conditions that were placed on the property in Ordinance 1454 per the SEPA review.
The proposed Assisted Living Building (ALB) and the proposed Independent Living Building (ILB) will have
significant adverse impacts summarized as follows:

Sets Harmful Precedent for City – No Consequences to Developers for Misleading Statements
Approval of this project will set precedent that a developer in the City of Redmond can make a major
commitment to preserve an aspect of the environment and then renege on that promise with no
consequences. In its June 7h, 2010 Rezone Application, signed as true and accurate by the current CEO,
Lisa Hardy, Emerald Heights committed to retaining the greenbelts. In addition, their SEPA checklist for
the 2010 Rezone application, Emerald Heights wrote:
•
•

The greenbelts around the site will be retained except for a new water detention pond
View for the neighboring developments will not be altered.

Inappropriate Height, Bulk, and Scale Impact Aesthetics; Cannot Be Screened
Emerald Heights is a large complex that has been mostly hidden behind a greenbelt buffer for over
twenty-five years. Now it is proposing to replace large sections of the green belt with three-story
buildings. The ALB, longer than a football field, will sit parallel to the road directly across the street from
our detached single-family residential neighborhood. One section is over 40’ high from the ground (not
including mechanical equipment on the roof) and sits only 18’ from the property line. The ILB sits
perpendicular to the road but a corner of its three-story tower extends beyond the current greenbelt.
Both are undeniably out of scale with our neighborhood and when combined with the proposed roof
lines, are incompatible with the traditional gabled roofs of our homes and reflect a sensibility more
associated with the architecture in our downtown area.

Incompatible with Neighborhood and Surrounding Land Uses
The City of Redmond, in its Comprehensive Plan, established a definitive objective to preserve the
character of our detached single-family home neighborhoods. The scale and siting of the proposed
buildings, along with the ever the increasing traffic, will irrevocably change the character of our
neighborhood to one more closely associated with Redmond’s downtown urban core. All Education Hill
residents who walk, run or bike through our neighborhood will feel the visual and physical impact. A
huge, 750,000 sq. ft. complex, in the middle of a single-family residential area, constructed to the edges
of its property, is an incompatible use.

Neighborhood Views Dramatically and Permanently Altered
ALB: The current view is an ivy-covered fence that fronts a greenbelt buffer that is 50’-70’ in depth. The
fence will remain, but the greenbelt will be replaced by the full length of the ALB that has over 100
windows directly facing the backyards of neighboring homes. One section is only 18’ from the property
line and is over 40’ in height. ILB: The corner of this three-story building will extend beyond the greenbelt
just beyond the front entrance across the street from our homes and backyards. The proposed single
row of new trees, coupled with the few remaining existing trees, cannot provide certainty nor can it
replace the depth of the greenbelt. The change in view will be especially apparent when the deciduous
trees along the street lose their leaves.

Natural Light Will Be Substantially Reduced
ALB: Natural light that filters through the greenbelt will be completely blocked by a building that is the
length of a football field and, and contains a section over 40’ tall, not including the additional height of
roof-mounted mechanical equipment. Including the potential for large shadows, this proposal will be
particularly impactful in the winter months when natural light is at a premium.

External Lighting on Finished Buildings Visible
ALB: There is simply no way that large scale buildings, with lit paths and safety lighting around the
exterior will not impact the neighborhood around it. We already see the external lighting, filtered
through the greenbelt buffer, from the existing buildings that are over 200 ft from the nearest Abbey
Road Home. The ALB will be much closer.
ILB: While the Applicant has slightly modified the external lighting, the building must still be lit at night
to allow residents to safely return home from the main building.

Internal Lighting Will Be Highly Visible
ALB: This building has a wall of over 100 windows that will be directly across the street from Abbey Road
homes. The Applicant claims residents will have blinds; yet residents who choose to leave their blinds
open contribute to light visibility and a random pattern of lit windows. The applicant does not address
lighting in public areas. ILB: This building will result in a lit tower at the entrance to the complex.
Internal lighting will be particularly visible after street trees have lost their leaves. The proposed
landscape screen provides no assurance this problem can be mitigated.

No Guarantee New Trees Will Screen Buildings
Emerald Heights plans to screen both buildings with a single row of newly planted trees, and a few
additional onsite trees to augment deciduous street trees. The Applicant’s SEPA response indicates that
the buildings will still be partially visible. Most importantly, there is no guarantee that an individual tree
will mature thick enough to provide screening or will survive wind, disease or human impact over time.
It is not a replacement for the depth of the current greenbelt buffer. Homeowners will be left with all
the risk should the Applicant’s plan fail at any point in the future.

Loss of Privacy for Both Homes and Passersby
Landscaping will never fully screen the second and third floors. As a result, Emerald Heights residents
will be able to look directly into the homes and backyards across the street and observe street activity
below - especially with the high reliance on deciduous trees. This will be a dramatic departure from the
feeling of privacy that one experience’s today with the existing greenbelt buffer.

Additional Cars, Buses, Vans, Trucks and Emergency Vehicle Traffic
The main entrance to Emerald Heights is through the middle of Abbey Road subdivision. Based on the
only full-day traffic counts available, documented in a 2010 study for the Applicant, over 1,000 vehicles
enter/exit the main entrance on an average day including private buses, vans, and delivery trucks and
ambulances. With many children in the area, the incremental traffic added by this project and by the
2014 Trailside Independent Living Building is adding to existing safety concerns and congestion.

Loss of Native Vegetation and Trees
Based on information provided in the Emerald Heights Tree Preservation Plans, 24% of the Significant
and Landmark trees located on the site will be cut-down (180 of 759) and another 4% will be impacted
(36 of 759). This proposed project affects over 28% of the existing significant and landmark trees on the
site.

Odors from Institutional Kitchen Exhaust Chimney
The ALB is a self-contained facility with its own kitchen that will provide meals to the residents of the 54
units. The exhaust chimney for the kitchen is less than 100’ from nearby homes.

Construction Dirt, Noise, and Emissions
The amount of dirt that will be excavated and removed from the site will necessitate that dump trucks
make 6,000 trips through our neighborhood and the surrounding area.

Reduction in pervious surfaces
Both buildings will eliminate naturally functioning pervious surfaces that infiltrate storm water and
replace them with man-made systems that will quickly re-direct runoff into Tyler Creek and ultimately
into the Bear Creek Watershed without any processing.

Potential for Improper Disposal of Hazardous Materials
There is no evidence the City independently verified that Emerald Heights is properly handling
hazardous materials.

Impact on Area Wildlife
Reduction in the greenbelt means less open space for the animals that we routinely see in our
neighborhood and that travel via the other greenbelts and power line trail – deer, coyote, raccoons,
opossums, rabbits, etc.

Violates Local Laws Meant to Protect the Community and Environment
The proposal is in non-compliance in numerous instances with both the Comprehensive Plan and the
Redmond Zoning Code. For example, it is in violation of LU-11 that addresses promoting compatibility by
creating an effective transition between land uses through building and site design, use of buffers,
landscaping and other techniques and NU-24 Encourage use of creative and appropriate site design and
housing types to balance environmental protection and achievable density.

Future Impacts Due to Permanent Increase in New Healthy Residents Aging in Place
Emerald Heights is a Continuing Care Community. The new ALB is adding a net of 16 units and the
proposed expansion will only service the current backlog for assisted living and skilled nursing. The
addition of the ILB will contractually create the need for more future assisted living and skilled nursing
services for the additional 42-80 people as they age-in-place. What is the long-term plan? What are its
impacts?

Adverse Impact on Public Services; Property Tax Exemption Shifts Burden to Others
Emerald Heights receives a property tax exemption from the State on property currently appraised at
over 90 million dollars. Their entire property tax burden has been shifted to other property owners in
our city. The proposed ILB represents a permanent increase in the population of Emerald Heights which
means they will be drawing on more services but not contributing equally to the funding of those
services. For example, last year there were 300 Emergency Medical Service calls to Emerald Heights –
almost double the calls made in 2010 even though their on-site population did not double. Property
taxes help to fund hospital districts, fire, police and EMS services, libraries, roads, schools, regional
transit and other county and city provided functions.

We are seeking a withdrawal of the DNS and an Environmental Impact Statement as condition of
approval of CUP LAND-2018-00586 and LAND-2018-00617.
Sincerely,
Abbey Road Neighborhood Preservation Committee
Charlie Dougherty
17612 NE 110th Way
Redmond WA 98052

Kirsten Elliott
17611 NE 108th Way
Redmond WA 98052

Howard Harrison
17719 NE 110th Way
Redmond WA 98052

Chris Robison
11006 178th CT NE
Redmond WA 98052

Sherry Stilin
17611 NE 110th Way
Redmond WA 98052

Manaji Suzuki
10914 177th CT NE
Redmond WA 98052

Abbey Road Home Owners Association Board
Neil Barnett, President
10914 177th CT NE
Redmond WA 98052

John Stilin, Vice President
17611 NE 110th Way
Redmond WA 98052

Jim Palmquist, Treasurer
18027 NE 109th CT
Redmond WA 98052

Art Pagnotta, Secretary
17720 NE 105th ST
Redmond WA 98052

To:
Cc:
Subject:
Attachments:

Sherry B Stilin
Julie Lawton
RE: SEPA CUP DNS comments
Abbey_Road_comment_8_10_18.pdf

Hi Sherry,
Per your instructions, I have saved the attached comments as both your own comments as well as a separate comment
for Abbey Road. I have also shared them with the applicant. Thank you for taking the time to comment during the SEPA
comment period.

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: Sherry B Stilin [mailto:sherry@stilins.com]
Sent: Friday, August 10, 2018 8:55 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: john@stilins.com
Subject: SEPA CUP DNS comments

External Email Warning! Use caution before clicking links or opening attachments.

Dear Mr. Sticka,
Attached are the comments of the Abbey Road HOA regarding the SEPA DNS Land – 2018 -00640. We are in full
agreement with the issues raised in the letter and would like to have them recorded as our own comments in lieu of a
separate letter from us.
Sincerely,
John and Sherry Stilin
17611 NE 110th Way
Redmond WA 98052
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August 9, 2018

Attn: Ben Sticka
City of Redmond
15670 NE 85th Street
Redmond, WA 98073-9710
cc:

Erika Vandenbrande, Planning Director
John Marchione, Mayor
City Council Members; Anderson, Birney, Carson, Fields, Margeson, Myers, Padhye
Michelle Hart, City Clerk

Dear Mr. Sticka,
We are writing on behalf of the Abbey Road Homeowners Association, an organization representing 205
households, to strongly object to the City of Redmond’s decision to issue a DNS relative to SEPA-201800640. This DNS was issued on July 26, 2018 on LAND-2018-00586 and LAND-2018-00617.
This proposal will have significant adverse impacts that have not been adequately disclosed, analyzed, or
mitigated by the City. In addition, the threshold determination was not based upon information
reasonably sufficient to evaluate the environmental impact of a proposal.
The responsible official not only failed to independently evaluate the responses of the applicant as is
required by WAC 197-11-330(1)(i) but also failed to consider that the proposal conflicts with local laws
for the protection of the environment WAC 197-11-330(3)(e)(iii). Finally, environmental reviews have
been done on this site before and the City failed to adequately rely on, review, and incorporate the
previous Environmental Impact Statement and especially failed to incorporate the mitigation and
conditions that were placed on the property in Ordinance 1454 per the SEPA review.
The proposed Assisted Living Building (ALB) and the proposed Independent Living Building (ILB) will have
significant adverse impacts summarized as follows:

Sets Harmful Precedent for City – No Consequences to Developers for Misleading Statements
Approval of this project will set precedent that a developer in the City of Redmond can make a major
commitment to preserve an aspect of the environment and then renege on that promise with no
consequences. In its June 7h, 2010 Rezone Application, signed as true and accurate by the current CEO,
Lisa Hardy, Emerald Heights committed to retaining the greenbelts. In addition, their SEPA checklist for
the 2010 Rezone application, Emerald Heights wrote:
•
•

The greenbelts around the site will be retained except for a new water detention pond
View for the neighboring developments will not be altered.

Inappropriate Height, Bulk, and Scale Impact Aesthetics; Cannot Be Screened
Emerald Heights is a large complex that has been mostly hidden behind a greenbelt buffer for over
twenty-five years. Now it is proposing to replace large sections of the green belt with three-story
buildings. The ALB, longer than a football field, will sit parallel to the road directly across the street from
our detached single-family residential neighborhood. One section is over 40’ high from the ground (not
including mechanical equipment on the roof) and sits only 18’ from the property line. The ILB sits
perpendicular to the road but a corner of its three-story tower extends beyond the current greenbelt.
Both are undeniably out of scale with our neighborhood and when combined with the proposed roof
lines, are incompatible with the traditional gabled roofs of our homes and reflect a sensibility more
associated with the architecture in our downtown area.

Incompatible with Neighborhood and Surrounding Land Uses
The City of Redmond, in its Comprehensive Plan, established a definitive objective to preserve the
character of our detached single-family home neighborhoods. The scale and siting of the proposed
buildings, along with the ever the increasing traffic, will irrevocably change the character of our
neighborhood to one more closely associated with Redmond’s downtown urban core. All Education Hill
residents who walk, run or bike through our neighborhood will feel the visual and physical impact. A
huge, 750,000 sq. ft. complex, in the middle of a single-family residential area, constructed to the edges
of its property, is an incompatible use.

Neighborhood Views Dramatically and Permanently Altered
ALB: The current view is an ivy-covered fence that fronts a greenbelt buffer that is 50’-70’ in depth. The
fence will remain, but the greenbelt will be replaced by the full length of the ALB that has over 100
windows directly facing the backyards of neighboring homes. One section is only 18’ from the property
line and is over 40’ in height. ILB: The corner of this three-story building will extend beyond the greenbelt
just beyond the front entrance across the street from our homes and backyards. The proposed single
row of new trees, coupled with the few remaining existing trees, cannot provide certainty nor can it
replace the depth of the greenbelt. The change in view will be especially apparent when the deciduous
trees along the street lose their leaves.

Natural Light Will Be Substantially Reduced
ALB: Natural light that filters through the greenbelt will be completely blocked by a building that is the
length of a football field and, and contains a section over 40’ tall, not including the additional height of
roof-mounted mechanical equipment. Including the potential for large shadows, this proposal will be
particularly impactful in the winter months when natural light is at a premium.

External Lighting on Finished Buildings Visible
ALB: There is simply no way that large scale buildings, with lit paths and safety lighting around the
exterior will not impact the neighborhood around it. We already see the external lighting, filtered
through the greenbelt buffer, from the existing buildings that are over 200 ft from the nearest Abbey
Road Home. The ALB will be much closer.
ILB: While the Applicant has slightly modified the external lighting, the building must still be lit at night
to allow residents to safely return home from the main building.

Internal Lighting Will Be Highly Visible
ALB: This building has a wall of over 100 windows that will be directly across the street from Abbey Road
homes. The Applicant claims residents will have blinds; yet residents who choose to leave their blinds
open contribute to light visibility and a random pattern of lit windows. The applicant does not address
lighting in public areas. ILB: This building will result in a lit tower at the entrance to the complex.
Internal lighting will be particularly visible after street trees have lost their leaves. The proposed
landscape screen provides no assurance this problem can be mitigated.

No Guarantee New Trees Will Screen Buildings
Emerald Heights plans to screen both buildings with a single row of newly planted trees, and a few
additional onsite trees to augment deciduous street trees. The Applicant’s SEPA response indicates that
the buildings will still be partially visible. Most importantly, there is no guarantee that an individual tree
will mature thick enough to provide screening or will survive wind, disease or human impact over time.
It is not a replacement for the depth of the current greenbelt buffer. Homeowners will be left with all
the risk should the Applicant’s plan fail at any point in the future.

Loss of Privacy for Both Homes and Passersby
Landscaping will never fully screen the second and third floors. As a result, Emerald Heights residents
will be able to look directly into the homes and backyards across the street and observe street activity
below - especially with the high reliance on deciduous trees. This will be a dramatic departure from the
feeling of privacy that one experience’s today with the existing greenbelt buffer.

Additional Cars, Buses, Vans, Trucks and Emergency Vehicle Traffic
The main entrance to Emerald Heights is through the middle of Abbey Road subdivision. Based on the
only full-day traffic counts available, documented in a 2010 study for the Applicant, over 1,000 vehicles
enter/exit the main entrance on an average day including private buses, vans, and delivery trucks and
ambulances. With many children in the area, the incremental traffic added by this project and by the
2014 Trailside Independent Living Building is adding to existing safety concerns and congestion.

Loss of Native Vegetation and Trees
Based on information provided in the Emerald Heights Tree Preservation Plans, 24% of the Significant
and Landmark trees located on the site will be cut-down (180 of 759) and another 4% will be impacted
(36 of 759). This proposed project affects over 28% of the existing significant and landmark trees on the
site.

Odors from Institutional Kitchen Exhaust Chimney
The ALB is a self-contained facility with its own kitchen that will provide meals to the residents of the 54
units. The exhaust chimney for the kitchen is less than 100’ from nearby homes.

Construction Dirt, Noise, and Emissions
The amount of dirt that will be excavated and removed from the site will necessitate that dump trucks
make 6,000 trips through our neighborhood and the surrounding area.

Reduction in pervious surfaces
Both buildings will eliminate naturally functioning pervious surfaces that infiltrate storm water and
replace them with man-made systems that will quickly re-direct runoff into Tyler Creek and ultimately
into the Bear Creek Watershed without any processing.

Potential for Improper Disposal of Hazardous Materials
There is no evidence the City independently verified that Emerald Heights is properly handling
hazardous materials.

Impact on Area Wildlife
Reduction in the greenbelt means less open space for the animals that we routinely see in our
neighborhood and that travel via the other greenbelts and power line trail – deer, coyote, raccoons,
opossums, rabbits, etc.

Violates Local Laws Meant to Protect the Community and Environment
The proposal is in non-compliance in numerous instances with both the Comprehensive Plan and the
Redmond Zoning Code. For example, it is in violation of LU-11 that addresses promoting compatibility by
creating an effective transition between land uses through building and site design, use of buffers,
landscaping and other techniques and NU-24 Encourage use of creative and appropriate site design and
housing types to balance environmental protection and achievable density.

Future Impacts Due to Permanent Increase in New Healthy Residents Aging in Place
Emerald Heights is a Continuing Care Community. The new ALB is adding a net of 16 units and the
proposed expansion will only service the current backlog for assisted living and skilled nursing. The
addition of the ILB will contractually create the need for more future assisted living and skilled nursing
services for the additional 42-80 people as they age-in-place. What is the long-term plan? What are its
impacts?

Adverse Impact on Public Services; Property Tax Exemption Shifts Burden to Others
Emerald Heights receives a property tax exemption from the State on property currently appraised at
over 90 million dollars. Their entire property tax burden has been shifted to other property owners in
our city. The proposed ILB represents a permanent increase in the population of Emerald Heights which
means they will be drawing on more services but not contributing equally to the funding of those
services. For example, last year there were 300 Emergency Medical Service calls to Emerald Heights –
almost double the calls made in 2010 even though their on-site population did not double. Property
taxes help to fund hospital districts, fire, police and EMS services, libraries, roads, schools, regional
transit and other county and city provided functions.

We are seeking a withdrawal of the DNS and an Environmental Impact Statement as condition of
approval of CUP LAND-2018-00586 and LAND-2018-00617.
Sincerely,
Abbey Road Neighborhood Preservation Committee
Charlie Dougherty
17612 NE 110th Way
Redmond WA 98052

Kirsten Elliott
17611 NE 108th Way
Redmond WA 98052

Howard Harrison
17719 NE 110th Way
Redmond WA 98052

Chris Robison
11006 178th CT NE
Redmond WA 98052

Sherry Stilin
17611 NE 110th Way
Redmond WA 98052

Manaji Suzuki
10914 177th CT NE
Redmond WA 98052

Abbey Road Home Owners Association Board
Neil Barnett, President
10914 177th CT NE
Redmond WA 98052

John Stilin, Vice President
17611 NE 110th Way
Redmond WA 98052

Jim Palmquist, Treasurer
18027 NE 109th CT
Redmond WA 98052

Art Pagnotta, Secretary
17720 NE 105th ST
Redmond WA 98052

To:
Cc:
Subject:
Attachments:

wendy engquist
Julie Lawton
SEPA comment
Enquist_comment_8_8_18.pdf

Hi Wendy,
Thank you for your comments related to SEPA for Emerald Heights. I have shared your comments with Min who will
review your transportation comments. I will also share your comments with my manager and the Technical Review
Committee. After reviewing your letter, I understand that you will provide additional comments at a later date. I have
also shared your comments with the applicant. Please let me know, if you have any additional questions? Thank you.

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.
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August 9, 2018

Attn: Ben Sticka
City of Redmond
15670 NE 85th Street
Redmond, WA 98073-9710
cc:

Erika Vandenbrande, Planning Director
John Marchione, Mayor
City Council Members; Anderson, Birney, Carson, Fields, Margeson, Myers, Padhye
Michelle Hart, City Clerk

Dear Mr. Sticka,
We are writing on behalf of the Abbey Road Homeowners Association, an organization representing 205
households, to strongly object to the City of Redmond’s decision to issue a DNS relative to SEPA-201800640. This DNS was issued on July 26, 2018 on LAND-2018-00586 and LAND-2018-00617.
This proposal will have significant adverse impacts that have not been adequately disclosed, analyzed, or
mitigated by the City. In addition, the threshold determination was not based upon information
reasonably sufficient to evaluate the environmental impact of a proposal.
The responsible official not only failed to independently evaluate the responses of the applicant as is
required by WAC 197-11-330(1)(i) but also failed to consider that the proposal conflicts with local laws
for the protection of the environment WAC 197-11-330(3)(e)(iii). Finally, environmental reviews have
been done on this site before and the City failed to adequately rely on, review, and incorporate the
previous Environmental Impact Statement and especially failed to incorporate the mitigation and
conditions that were placed on the property in Ordinance 1454 per the SEPA review.
The proposed Assisted Living Building (ALB) and the proposed Independent Living Building (ILB) will have
significant adverse impacts summarized as follows:

Sets Harmful Precedent for City – No Consequences to Developers for Misleading Statements
Approval of this project will set precedent that a developer in the City of Redmond can make a major
commitment to preserve an aspect of the environment and then renege on that promise with no
consequences. In its June 7h, 2010 Rezone Application, signed as true and accurate by the current CEO,
Lisa Hardy, Emerald Heights committed to retaining the greenbelts. In addition, their SEPA checklist for
the 2010 Rezone application, Emerald Heights wrote:
•
•

The greenbelts around the site will be retained except for a new water detention pond
View for the neighboring developments will not be altered.

Inappropriate Height, Bulk, and Scale Impact Aesthetics; Cannot Be Screened
Emerald Heights is a large complex that has been mostly hidden behind a greenbelt buffer for over
twenty-five years. Now it is proposing to replace large sections of the green belt with three-story
buildings. The ALB, longer than a football field, will sit parallel to the road directly across the street from
our detached single-family residential neighborhood. One section is over 40’ high from the ground (not
including mechanical equipment on the roof) and sits only 18’ from the property line. The ILB sits
perpendicular to the road but a corner of its three-story tower extends beyond the current greenbelt.
Both are undeniably out of scale with our neighborhood and when combined with the proposed roof
lines, are incompatible with the traditional gabled roofs of our homes and reflect a sensibility more
associated with the architecture in our downtown area.

Incompatible with Neighborhood and Surrounding Land Uses
The City of Redmond, in its Comprehensive Plan, established a definitive objective to preserve the
character of our detached single-family home neighborhoods. The scale and siting of the proposed
buildings, along with the ever the increasing traffic, will irrevocably change the character of our
neighborhood to one more closely associated with Redmond’s downtown urban core. All Education Hill
residents who walk, run or bike through our neighborhood will feel the visual and physical impact. A
huge, 750,000 sq. ft. complex, in the middle of a single-family residential area, constructed to the edges
of its property, is an incompatible use.

Neighborhood Views Dramatically and Permanently Altered
ALB: The current view is an ivy-covered fence that fronts a greenbelt buffer that is 50’-70’ in depth. The
fence will remain, but the greenbelt will be replaced by the full length of the ALB that has over 100
windows directly facing the backyards of neighboring homes. One section is only 18’ from the property
line and is over 40’ in height. ILB: The corner of this three-story building will extend beyond the greenbelt
just beyond the front entrance across the street from our homes and backyards. The proposed single
row of new trees, coupled with the few remaining existing trees, cannot provide certainty nor can it
replace the depth of the greenbelt. The change in view will be especially apparent when the deciduous
trees along the street lose their leaves.

Natural Light Will Be Substantially Reduced
ALB: Natural light that filters through the greenbelt will be completely blocked by a building that is the
length of a football field and, and contains a section over 40’ tall, not including the additional height of
roof-mounted mechanical equipment. Including the potential for large shadows, this proposal will be
particularly impactful in the winter months when natural light is at a premium.

External Lighting on Finished Buildings Visible
ALB: There is simply no way that large scale buildings, with lit paths and safety lighting around the
exterior will not impact the neighborhood around it. We already see the external lighting, filtered
through the greenbelt buffer, from the existing buildings that are over 200 ft from the nearest Abbey
Road Home. The ALB will be much closer.
ILB: While the Applicant has slightly modified the external lighting, the building must still be lit at night
to allow residents to safely return home from the main building.

Internal Lighting Will Be Highly Visible
ALB: This building has a wall of over 100 windows that will be directly across the street from Abbey Road
homes. The Applicant claims residents will have blinds; yet residents who choose to leave their blinds
open contribute to light visibility and a random pattern of lit windows. The applicant does not address
lighting in public areas. ILB: This building will result in a lit tower at the entrance to the complex.
Internal lighting will be particularly visible after street trees have lost their leaves. The proposed
landscape screen provides no assurance this problem can be mitigated.

No Guarantee New Trees Will Screen Buildings
Emerald Heights plans to screen both buildings with a single row of newly planted trees, and a few
additional onsite trees to augment deciduous street trees. The Applicant’s SEPA response indicates that
the buildings will still be partially visible. Most importantly, there is no guarantee that an individual tree
will mature thick enough to provide screening or will survive wind, disease or human impact over time.
It is not a replacement for the depth of the current greenbelt buffer. Homeowners will be left with all
the risk should the Applicant’s plan fail at any point in the future.

Loss of Privacy for Both Homes and Passersby
Landscaping will never fully screen the second and third floors. As a result, Emerald Heights residents
will be able to look directly into the homes and backyards across the street and observe street activity
below - especially with the high reliance on deciduous trees. This will be a dramatic departure from the
feeling of privacy that one experience’s today with the existing greenbelt buffer.

Additional Cars, Buses, Vans, Trucks and Emergency Vehicle Traffic
The main entrance to Emerald Heights is through the middle of Abbey Road subdivision. Based on the
only full-day traffic counts available, documented in a 2010 study for the Applicant, over 1,000 vehicles
enter/exit the main entrance on an average day including private buses, vans, and delivery trucks and
ambulances. With many children in the area, the incremental traffic added by this project and by the
2014 Trailside Independent Living Building is adding to existing safety concerns and congestion.

Loss of Native Vegetation and Trees
Based on information provided in the Emerald Heights Tree Preservation Plans, 24% of the Significant
and Landmark trees located on the site will be cut-down (180 of 759) and another 4% will be impacted
(36 of 759). This proposed project affects over 28% of the existing significant and landmark trees on the
site.

Odors from Institutional Kitchen Exhaust Chimney
The ALB is a self-contained facility with its own kitchen that will provide meals to the residents of the 54
units. The exhaust chimney for the kitchen is less than 100’ from nearby homes.

Construction Dirt, Noise, and Emissions
The amount of dirt that will be excavated and removed from the site will necessitate that dump trucks
make 6,000 trips through our neighborhood and the surrounding area.

Reduction in pervious surfaces
Both buildings will eliminate naturally functioning pervious surfaces that infiltrate storm water and
replace them with man-made systems that will quickly re-direct runoff into Tyler Creek and ultimately
into the Bear Creek Watershed without any processing.

Potential for Improper Disposal of Hazardous Materials
There is no evidence the City independently verified that Emerald Heights is properly handling
hazardous materials.

Impact on Area Wildlife
Reduction in the greenbelt means less open space for the animals that we routinely see in our
neighborhood and that travel via the other greenbelts and power line trail – deer, coyote, raccoons,
opossums, rabbits, etc.

Violates Local Laws Meant to Protect the Community and Environment
The proposal is in non-compliance in numerous instances with both the Comprehensive Plan and the
Redmond Zoning Code. For example, it is in violation of LU-11 that addresses promoting compatibility by
creating an effective transition between land uses through building and site design, use of buffers,
landscaping and other techniques and NU-24 Encourage use of creative and appropriate site design and
housing types to balance environmental protection and achievable density.

Future Impacts Due to Permanent Increase in New Healthy Residents Aging in Place
Emerald Heights is a Continuing Care Community. The new ALB is adding a net of 16 units and the
proposed expansion will only service the current backlog for assisted living and skilled nursing. The
addition of the ILB will contractually create the need for more future assisted living and skilled nursing
services for the additional 42-80 people as they age-in-place. What is the long-term plan? What are its
impacts?

Adverse Impact on Public Services; Property Tax Exemption Shifts Burden to Others
Emerald Heights receives a property tax exemption from the State on property currently appraised at
over 90 million dollars. Their entire property tax burden has been shifted to other property owners in
our city. The proposed ILB represents a permanent increase in the population of Emerald Heights which
means they will be drawing on more services but not contributing equally to the funding of those
services. For example, last year there were 300 Emergency Medical Service calls to Emerald Heights –
almost double the calls made in 2010 even though their on-site population did not double. Property
taxes help to fund hospital districts, fire, police and EMS services, libraries, roads, schools, regional
transit and other county and city provided functions.

We are seeking a withdrawal of the DNS and an Environmental Impact Statement as condition of
approval of CUP LAND-2018-00586 and LAND-2018-00617.
Sincerely,
Abbey Road Neighborhood Preservation Committee
Charlie Dougherty
17612 NE 110th Way
Redmond WA 98052

Kirsten Elliott
17611 NE 108th Way
Redmond WA 98052

Howard Harrison
17719 NE 110th Way
Redmond WA 98052

Chris Robison
11006 178th CT NE
Redmond WA 98052

Sherry Stilin
17611 NE 110th Way
Redmond WA 98052

Manaji Suzuki
10914 177th CT NE
Redmond WA 98052

Abbey Road Home Owners Association Board
Neil Barnett, President
10914 177th CT NE
Redmond WA 98052

John Stilin, Vice President
17611 NE 110th Way
Redmond WA 98052

Jim Palmquist, Treasurer
18027 NE 109th CT
Redmond WA 98052

Art Pagnotta, Secretary
17720 NE 105th ST
Redmond WA 98052

To:
Cc:
Subject:
Attachments:

Sherry B Stilin; john@stilins.com
Julie Lawton
RE: SEPA CUP DNS comments
SEPA CUP DNS - Abbey Road HOA Comment Letter - August 9 2018.pdf

Hi Sherry & John,
Thank you for your email regarding SEPA and the proposed development on the Emerald Heights Campus. 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
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. 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: Sherry B Stilin [mailto:sherry@stilins.com]
Sent: Friday, August 10, 2018 8:55 AM
To: Benjamin Sticka <bsticka@redmond.gov>
Cc: john@stilins.com
Subject: SEPA CUP DNS comments

External Email Warning! Use caution before clicking links or opening attachments.

Dear Mr. Sticka,
Attached are the comments of the Abbey Road HOA regarding the SEPA DNS Land – 2018 -00640. We are in full
agreement with the issues raised in the letter and would like to have them recorded as our own comments in lieu of a
separate letter from us.
1

Sincerely,
John and Sherry Stilin
17611 NE 110th Way
Redmond WA 98052

Click here to report this email as spam.

2

August 9, 2018

Attn: Ben Sticka
City of Redmond
15670 NE 85th Street
Redmond, WA 98073-9710
cc:

Erika Vandenbrande, Planning Director
John Marchione, Mayor
City Council Members; Anderson, Birney, Carson, Fields, Margeson, Myers, Padhye
Michelle Hart, City Clerk

Dear Mr. Sticka,
We are writing on behalf of the Abbey Road Homeowners Association, an organization representing 205
households, to strongly object to the City of Redmond’s decision to issue a DNS relative to SEPA-201800640. This DNS was issued on July 26, 2018 on LAND-2018-00586 and LAND-2018-00617.
This proposal will have significant adverse impacts that have not been adequately disclosed, analyzed, or
mitigated by the City. In addition, the threshold determination was not based upon information
reasonably sufficient to evaluate the environmental impact of a proposal.
The responsible official not only failed to independently evaluate the responses of the applicant as is
required by WAC 197-11-330(1)(i) but also failed to consider that the proposal conflicts with local laws
for the protection of the environment WAC 197-11-330(3)(e)(iii). Finally, environmental reviews have
been done on this site before and the City failed to adequately rely on, review, and incorporate the
previous Environmental Impact Statement and especially failed to incorporate the mitigation and
conditions that were placed on the property in Ordinance 1454 per the SEPA review.
The proposed Assisted Living Building (ALB) and the proposed Independent Living Building (ILB) will have
significant adverse impacts summarized as follows:

Sets Harmful Precedent for City – No Consequences to Developers for Misleading Statements
Approval of this project will set precedent that a developer in the City of Redmond can make a major
commitment to preserve an aspect of the environment and then renege on that promise with no
consequences. In its June 7h, 2010 Rezone Application, signed as true and accurate by the current CEO,
Lisa Hardy, Emerald Heights committed to retaining the greenbelts. In addition, their SEPA checklist for
the 2010 Rezone application, Emerald Heights wrote:
•
•

The greenbelts around the site will be retained except for a new water detention pond
View for the neighboring developments will not be altered.

Inappropriate Height, Bulk, and Scale Impact Aesthetics; Cannot Be Screened
Emerald Heights is a large complex that has been mostly hidden behind a greenbelt buffer for over
twenty-five years. Now it is proposing to replace large sections of the green belt with three-story
buildings. The ALB, longer than a football field, will sit parallel to the road directly across the street from
our detached single-family residential neighborhood. One section is over 40’ high from the ground (not
including mechanical equipment on the roof) and sits only 18’ from the property line. The ILB sits
perpendicular to the road but a corner of its three-story tower extends beyond the current greenbelt.
Both are undeniably out of scale with our neighborhood and when combined with the proposed roof
lines, are incompatible with the traditional gabled roofs of our homes and reflect a sensibility more
associated with the architecture in our downtown area.

Incompatible with Neighborhood and Surrounding Land Uses
The City of Redmond, in its Comprehensive Plan, established a definitive objective to preserve the
character of our detached single-family home neighborhoods. The scale and siting of the proposed
buildings, along with the ever the increasing traffic, will irrevocably change the character of our
neighborhood to one more closely associated with Redmond’s downtown urban core. All Education Hill
residents who walk, run or bike through our neighborhood will feel the visual and physical impact. A
huge, 750,000 sq. ft. complex, in the middle of a single-family residential area, constructed to the edges
of its property, is an incompatible use.

Neighborhood Views Dramatically and Permanently Altered
ALB: The current view is an ivy-covered fence that fronts a greenbelt buffer that is 50’-70’ in depth. The
fence will remain, but the greenbelt will be replaced by the full length of the ALB that has over 100
windows directly facing the backyards of neighboring homes. One section is only 18’ from the property
line and is over 40’ in height. ILB: The corner of this three-story building will extend beyond the greenbelt
just beyond the front entrance across the street from our homes and backyards. The proposed single
row of new trees, coupled with the few remaining existing trees, cannot provide certainty nor can it
replace the depth of the greenbelt. The change in view will be especially apparent when the deciduous
trees along the street lose their leaves.

Natural Light Will Be Substantially Reduced
ALB: Natural light that filters through the greenbelt will be completely blocked by a building that is the
length of a football field and, and contains a section over 40’ tall, not including the additional height of
roof-mounted mechanical equipment. Including the potential for large shadows, this proposal will be
particularly impactful in the winter months when natural light is at a premium.

External Lighting on Finished Buildings Visible
ALB: There is simply no way that large scale buildings, with lit paths and safety lighting around the
exterior will not impact the neighborhood around it. We already see the external lighting, filtered
through the greenbelt buffer, from the existing buildings that are over 200 ft from the nearest Abbey
Road Home. The ALB will be much closer.
ILB: While the Applicant has slightly modified the external lighting, the building must still be lit at night
to allow residents to safely return home from the main building.

Internal Lighting Will Be Highly Visible
ALB: This building has a wall of over 100 windows that will be directly across the street from Abbey Road
homes. The Applicant claims residents will have blinds; yet residents who choose to leave their blinds
open contribute to light visibility and a random pattern of lit windows. The applicant does not address
lighting in public areas. ILB: This building will result in a lit tower at the entrance to the complex.
Internal lighting will be particularly visible after street trees have lost their leaves. The proposed
landscape screen provides no assurance this problem can be mitigated.

No Guarantee New Trees Will Screen Buildings
Emerald Heights plans to screen both buildings with a single row of newly planted trees, and a few
additional onsite trees to augment deciduous street trees. The Applicant’s SEPA response indicates that
the buildings will still be partially visible. Most importantly, there is no guarantee that an individual tree
will mature thick enough to provide screening or will survive wind, disease or human impact over time.
It is not a replacement for the depth of the current greenbelt buffer. Homeowners will be left with all
the risk should the Applicant’s plan fail at any point in the future.

Loss of Privacy for Both Homes and Passersby
Landscaping will never fully screen the second and third floors. As a result, Emerald Heights residents
will be able to look directly into the homes and backyards across the street and observe street activity
below - especially with the high reliance on deciduous trees. This will be a dramatic departure from the
feeling of privacy that one experience’s today with the existing greenbelt buffer.

Additional Cars, Buses, Vans, Trucks and Emergency Vehicle Traffic
The main entrance to Emerald Heights is through the middle of Abbey Road subdivision. Based on the
only full-day traffic counts available, documented in a 2010 study for the Applicant, over 1,000 vehicles
enter/exit the main entrance on an average day including private buses, vans, and delivery trucks and
ambulances. With many children in the area, the incremental traffic added by this project and by the
2014 Trailside Independent Living Building is adding to existing safety concerns and congestion.

Loss of Native Vegetation and Trees
Based on information provided in the Emerald Heights Tree Preservation Plans, 24% of the Significant
and Landmark trees located on the site will be cut-down (180 of 759) and another 4% will be impacted
(36 of 759). This proposed project affects over 28% of the existing significant and landmark trees on the
site.

Odors from Institutional Kitchen Exhaust Chimney
The ALB is a self-contained facility with its own kitchen that will provide meals to the residents of the 54
units. The exhaust chimney for the kitchen is less than 100’ from nearby homes.

Construction Dirt, Noise, and Emissions
The amount of dirt that will be excavated and removed from the site will necessitate that dump trucks
make 6,000 trips through our neighborhood and the surrounding area.

Reduction in pervious surfaces
Both buildings will eliminate naturally functioning pervious surfaces that infiltrate storm water and
replace them with man-made systems that will quickly re-direct runoff into Tyler Creek and ultimately
into the Bear Creek Watershed without any processing.

Potential for Improper Disposal of Hazardous Materials
There is no evidence the City independently verified that Emerald Heights is properly handling
hazardous materials.

Impact on Area Wildlife
Reduction in the greenbelt means less open space for the animals that we routinely see in our
neighborhood and that travel via the other greenbelts and power line trail – deer, coyote, raccoons,
opossums, rabbits, etc.

Violates Local Laws Meant to Protect the Community and Environment
The proposal is in non-compliance in numerous instances with both the Comprehensive Plan and the
Redmond Zoning Code. For example, it is in violation of LU-11 that addresses promoting compatibility by
creating an effective transition between land uses through building and site design, use of buffers,
landscaping and other techniques and NU-24 Encourage use of creative and appropriate site design and
housing types to balance environmental protection and achievable density.

Future Impacts Due to Permanent Increase in New Healthy Residents Aging in Place
Emerald Heights is a Continuing Care Community. The new ALB is adding a net of 16 units and the
proposed expansion will only service the current backlog for assisted living and skilled nursing. The
addition of the ILB will contractually create the need for more future assisted living and skilled nursing
services for the additional 42-80 people as they age-in-place. What is the long-term plan? What are its
impacts?

Adverse Impact on Public Services; Property Tax Exemption Shifts Burden to Others
Emerald Heights receives a property tax exemption from the State on property currently appraised at
over 90 million dollars. Their entire property tax burden has been shifted to other property owners in
our city. The proposed ILB represents a permanent increase in the population of Emerald Heights which
means they will be drawing on more services but not contributing equally to the funding of those
services. For example, last year there were 300 Emergency Medical Service calls to Emerald Heights –
almost double the calls made in 2010 even though their on-site population did not double. Property
taxes help to fund hospital districts, fire, police and EMS services, libraries, roads, schools, regional
transit and other county and city provided functions.

We are seeking a withdrawal of the DNS and an Environmental Impact Statement as condition of
approval of CUP LAND-2018-00586 and LAND-2018-00617.
Sincerely,
Abbey Road Neighborhood Preservation Committee
Charlie Dougherty
17612 NE 110th Way
Redmond WA 98052

Kirsten Elliott
17611 NE 108th Way
Redmond WA 98052
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17719 NE 110th Way
Redmond WA 98052
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