
 
 
DATE: August 14, 2020 
 
TO:  Parties of Record 
 
FROM: Amanda Smeller, City Planner 
 
RE: Notice of Land Use Decision – LP 19-0001, SSD 19-0001, SPU 19-0001  
 Tolt River Terrace – MainVue Homes 
 
NOTICE IS HEREBY GIVEN THAT the City of Carnation Hearing Examiner issued a 
decision on the above referenced application for preliminary plat approval, shoreline 
substantial development, and special use, which was brought to an online remote public 
hearing on July 22, 2020.  The purpose of the hearing was to evaluate and receive 
public testimony regard the following permit application: 
 
Permit request: Preliminary Subdivision Approval, Shoreline Substantial 

Development Permit, Special Use Permit 
 
File number:  LP 19-0001, SSD 19-0001, SPU 19-0001 
 
Applicant:  MainVue Homes LLC 
 
Location: The subject property is located at 3440, 3660, and 3700 Tolt 

Avenue and identified as Assessor Parcel Nos. 212507-9063, 
212507-9062, and 212507-9035. 

 
Proposal: Preliminary subdivision application to create 141 residential lots.  
 
Decision: Conditional approval granted on August 13, 2020.  
 
SEPA Threshold  A SEPA threshold Mitigated Determination of Non-Significance  
Determination: (MDNS) was issued on November 1, 2019. 
 
DESCRIPTION 
Preliminary plat approval to subdivide approximately 33.75 acres into 141 lots.  A final 
plat meeting the conditions of approval must be filed within five years of the date of 
preliminary approval.  
 
The Hearing Examiner’s Report and Decision is attached.  
 
The attached preliminary plat approval is a Type IV decision pursuant to Chapter 15.09 
CMC. The Applicant requested the Hearing Examiner review and decide on the Shoreline 
Substantial Development Permit and the Special Use Permit concurrently with the 
Preliminary Plat.  
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Procedure for Reconsideration 
Reconsideration of a hearing body's recommendation shall be subject to the following:   
A. Any party of record may file, at their discretion, a written petition for reconsideration 

within ten calendar days following the date of the hearing body's 
written recommendation. The petition shall be filed with the city planner.   

B. The grounds for seeking reconsideration shall be limited to those listed in Section 
15.10.090(A)(2).   

C. The petition for reconsideration must:  
1. 1.Contain the name, mailing address and daytime telephone number of the 

petitioner, together with the signature of the petitioner or of the petitioner's 
attorney, if any;   

2. 2.Identify the specific findings, conclusions, actions and/or conditions for which 
reconsideration is requested;   

3. 3.Describe the specific relief requested including the specific reasons for which 
relief is requested. Identify the specific nature of any newly discovered evidence 
and/or changes proposed by the applicant.   

D. The petition for reconsideration shall be deemed to have been denied if one of the 
actions specified in subsection E of this section, has not been taken within ten 
working days of the date the petition is timely commenced.   

E. The petition for reconsideration shall be disposed of in writing by the same hearing 
body that rendered the recommendation. The hearing body may at its discretion:   

1. Deny the petition; or  
2. Grant the petition and issue an amended recommendation; or  
3. Grant the petition and give all parties of record the opportunity to submit 

written comment. Notice of the hearing body's decision to grant the petition, 
together with a copy of the petition for reconsideration shall be mailed in 
accordance with Section 15.09.200 to all parties of record. Parties of record 
shall have ten working days from the date of the reconsideration notice to 
submit written comments.   

F. A recommendation which has been subjected to the reconsideration process shall 
not again be subject to reconsideration.   

G. The hearing body may consolidate for action, in whole or in part, multiple petitions 
for reconsideration of the same recommendation where such consolidation would 
facilitate procedural efficiency.   
  

PLEASE NOTE:  Request for reconsideration must be received within 10 calendar days of 
this notice.  
 
APPEAL PROCEDURE 
There is no administrative appeal for either the preliminary plat approval decision or the 
SEPA MDNS.  Pursuant to Chapter 36.70C RCW, RCW 58.17.180, and CMC 15.11.100 
and CMC 14.04.170, as applicable, the preliminary plat approval decision and the SEPA 
MDNS may be appealed to the King County Superior Court within 21 days by any person 
with standing.  Any such appeal must comply with the standards and procedures set 
forth in the Land Use Petition Act, Chapter 36.70C RCW. 
 
As per CMC 15.92.130, any person aggrieved by the granting, denying, or rescinding of 
a shoreline development permit may seek review by filing a request for review with the 

https://www.municode.com/library/wa/carnation/codes/code_of_ordinances?nodeId=TIT15LAUS_CH15.10PUHE_15.10.090FICODE
https://www.municode.com/library/wa/carnation/codes/code_of_ordinances?nodeId=TIT15LAUS_CH15.10PUHE_15.10.090FICODE


   

 

shoreline hearings board, the Department of Ecology, and the Attorney General within 
thirty days of receipt of the final order.  
 
The complete project file is available for review or copying between the hours of 9 a.m. 
and 4 p.m., Monday through Thursday; and, 9 am to 2:30 pm Fridays, at the Carnation 
City Hall, 4921 Tolt Avenue, Carnation, WA. 
 
As provided in RCW 36.70B.130, affected property owners may request a change in 
valuation for property tax purposes notwithstanding any program of revaluation.  Any 
request for a valuation change must be accompanied by sufficient sales information to 
support the requested change in assessed value.  Requests must be made in the office 
of the King County Assessor.   
 
A copy of the decision is attached and incorporated by reference.  For more information, 
contact the City Clerk at (425) 333-4192. 
 


























































