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Dear Mr. Anderson, 

Submitted herewith is a report for the geotechnical engineering investigation and 
recommendations for the subject project. This geotechnical engineering report was 
completed in accordance with the requirements outlined in the Mason County Submittal 
Checklist for a Geotechnical Report. The report presents findings from our geotechnical 
engineering investigation and provides recommendations for the geotechnical 
engineering aspects of project design. 

Yours Truly, 

Pat McCullough, PE 
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 1  INTRODUCTION 
ESA Inc. was retained by Anderson and Sons to conduct a geotechnical engineering 
investigation for the LakeLand Village Division 15 Preliminary Plat.  Geologic 
assessments have been completed for the property where Division 15 is located, as 
part of the Division 12 EIS completed in 1992 and the Division 14 and 15 preliminary 
plats completed in 2017. Summaries of that data will be included in this report. A 
geotechnical analysis and report for Division 14 and a proposed Division 15 was 
completed by EnviroSound Consulting in 2008. The EnviroSound report included a 
slope stability analysis of the steeper slopes in the Division 14 and Division 15 
preliminary plats.  

 1.1  Site Location  
The site includes 38.22 acres located west of Allyn, WA in the SE ¼ of Section 18, TWN 
22 North, R 1 West, WM.  See Appendix A for drawings of the LakeLand Village 
Division 15 Preliminary Plat. The Mason County Department of Community 
Development recommended that the Division 15 Preliminary Plat include all of the 38.22 
acres owned by Anderson and Sons located east of the Navy railroad tracks. The 
property east of the railroad tracks has been divided into several tracts. Tracts A 
through E (16.42 acres) will be part of the Division 15 Development. Tracts E, F, and G 
(21.27 acres) will be for future development.  This geotechnical report is for the entire 
38.22 acres located east of the Navy railroad tracks.  

 1.2  Proposed Construction  
LakeLand Village Division 15 will include 21 single family lots and 81 multifamily 
dwelling units. The structures are expected to be of typical residential construction, 
wood framed with shallow foundations.  

The preliminary design of the roadway and utility infrastructure to service the dwelling 
units is shown in Appendix B. Both public and private roads will service the 
development.  

 1.3  Purpose  
The purpose of this soils investigation and soils report is to evaluate the relatively 
shallow subsurface conditions on the site and to collect into one document the 
applicable geologic and geotechnical information for the design and permitting of the 
Division 15 Preliminary Plat.   
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 2   SITE INVESTIGATION 

 2.1  Site Description 
The site has variable topography. It is relatively flat in the valley bottom with grades up to 20% 
the east and west sides of the valley bottom. See the site cross sections in Appendix 3. Tract G 
at the north end of the site slopes to the northwest at 7%. There are 30% slopes on the hillside 
located directly above the existing irrigation pond on Tract G. There are 20% slopes on the east 
side of lots 1 through 11 and on the west side of development on Lots 12, 15, 16, and 18. See 
Appendix 1 and Figures 1, 2, and 3 below.  

At the time of onsite subsurface exploration ESA reviewed the site surface conditions for signs 
of slope movement. Such signs can include hummocky terrain, head scarps, curved tree trunks, 
tension cracks, seepage of water, and strata of coarse-grained soils over fine grained materials. 
Thorough on-site inspection revealed no signs of slope instability or movement. There are no 
known records of landslide activity in the vicinity. 

ESA provided construction oversight services for the construction of Divisions 12 and 14 of 
LakeLand Village. The enlargement of the storm water pond in Tract A was completed with the 
construction of Division 14 Plat. Division 14 was constructed in 2017, and no soils stability 
issues developed during the construction or in the last five years since construction.  
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FIGURE 1: LAKELAND VILLAGE DIV. 15 - PP AERIAL IMAGE 
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FIGURE 2: LAKELAND VILLAGE PP LAYOUT  
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FIGURE 3: DIV. 15 - ROADS AND UTILITIES PLAN 
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 2.2  Geologic Setting and Subsurface Exploration 
The 38 acres proposed for the preliminary plat has been part of a farm for the last 150 
years. Grading has occurred over the entire site, to construct the pastures, airstrip, two 
irrigation ponds, and roadways. The site is bordered on the west by a railroad, which 
was build by the US Navy through the middle of the Anderson property in 1942.   

The surface soils vary across the site.  See the USDA soil map in Figure 4. Thirteen soil 
logs were dug on the Division 15 preliminary plat to investigate the soils. Three soil logs 
were dug in Tract G in the northeast corner of the site. Three soil logs were dug on the 
steep slopes. Drawings showing the locations of the thirteen soil logs are included in 
Appendix 3.   

The soils encountered on the site are typical of advanced outwash and glacial till. 
Generally, the soils are gravelly sandy loams with varying amounts of gravel, sands, 
and silts. No significant amount of clay was encountered in any of the test holes. 
Typically the soil logs showed 6” inches of organic top soil in the undisturbed areas with 
24” to 36” of sandy - gravelly soil underlain by very dense sand and gravel till.  The tight 
silty soils on the valley floor could be classified as hardpan, but is not as dense as the 
hardpan found at the bottom of the soil logs on Tract G.  

The water table across the site varies from 18 to 60 inches depending on the location 
on the site and the time of year. During the dry season the water table is 24” to 60” 
below the surface of the ground. The soil on Division 15 Preliminary Plat site is free 
draining.  
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FIGURE 4: DIV. 15 SURFACE SOILS MAP 
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 2.3  Soil 

The soil encountered on Division 15 generally consists of medium dense to dense sand 
with gravel and a trace of silt. The upper layers of soil are generally underlain by native, 
gray sand with gravel and a trace of silt. No organic material was observed in the 
excavated soil logs. The Ab soils on Tracts E and F are underlain by very dense hard 
pan.  

 2.4  Groundwater 

Groundwater was only encountered during the excavation of the test pits for soil logs 6, 
7, 8, and 11.  No piezometers were installed for long term groundwater monitoring as 
part of this investigation. 

Water table elevations can fluctuate with time. Groundwater levels are typically 
influenced by seasonal precipitation, irrigation, land use, and climatic conditions, as well 
as other factors. Groundwater level observations at the time of the field investigation 
may vary from those encountered during the construction phase of the project. 

 2.5  Upslope Geomorphology and Wetlands 

Upslope geomorphology has to do with natural or manmade river drainage channels 
that cross the site. There are no natural river or surface drainage channels that cross 
the Division 15 Preliminary Plat site. Existing 36” and 18” diameter storm drains cross 
Tract E and drain into the irrigation pond on Tract G.  

A comprehensive storm drainage plan has been prepared for the proposed 
development. It is designed to detain and treat all the storm water from existing and 
future development.  

A wetland delineation and study has been completed for the site. There are no wetlands 
on the site. The existing storm water detention pond on the south end of the site and the 
irrigation pond on the north end of the site are manmade structures and were not 
designated wetlands.  

 3  CONCLUSIONS AND RECOMMENDATIONS 
Based on the findings of this investigation, it is our opinion that the proposed residential 
development is feasible. The soils encountered in the test pits are considered suitable 
for support of typical residential, shallow foundations, provided foundation excavations 
are observed by a representative of the geotechnical engineer to verify soil conditions. It 
is also our opinion, based on approximate global slope stability analyses, that the 20% 
slope on along the east and west sides of the proposed development have adequate 
factors of safety against global slope failure, provided proper site drainage is 
maintained. 
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 3.1  Slope Stability 
There is no visual evidence of unstable slopes on the site. Sections A-A, B-B, and C-C 
shown on Sheet 2 of LakeLand Village Division 15 Preliminary Plat Site Cross Sections 
(Appendix 3) show the 30% slopes on the west side of Tract G. The developer does not 
plan to build on, or disturb, those slopes.  Any structure should have a 25-foot setback 
from the tops of these slopes.  If the developer does plan to disturb those slopes in the 
future, they should provide additional geotechnical slope stability analysis specific to the 
proposed construction.  

Sections E-E and F-F shown in the above referenced drawing shows 20% slopes on the 
both the east and west side of the valley floor. The ESC soils report prepared for 
Division 14 on May 2, 2008 completed a slope stability analysis for the 20% slopes. The 
report is entitled Geotechnical Engineering Report, LakeLand Subdivision 14 and South 
Detention Pond Subdivision 15, Allyn, WA. The ESC report completed a slope stability 
analysis of those slopes using the GSTABL7 and STEDwin Geotechnical Software.  

Based on the soil samples and soil test logs, ESC determined a soil weight of 115 
pounds for cubic foot and an angle of internal friction of 31 degrees for the slopes on the 
west side of the valley and a soil weight of 110 pounds per cubic foot and an angle of 
internal friction of 32 degrees for the soils on the east side of the valley.  Based on 
these values they calculated a Static Factor of Safety for the existing slope 
configurations of 2.27. A factor of safety of 1.5 is required.    

A global factor of safety for global stability for seismic conditions was also computed. 
Under seismic conditions the factor of safety must be above 1.10. The factor of safety 
for the existing slopes with a 20%-21% grade under seismic loading was calculated to 
be 1.39.  

 3.2  Erosion Control 
The soils on the site slopes may erode in the disturbed state or under conditions of 
channelized water flow. Therefore, best management practices for erosion control 
including silt fences, hay bales, etc. should be used to prevent sediment from leaving 
the site and entering storm water sewer systems or surface waters. Water should not be 
allowed to flow over the slopes in a concentrated manner. Stripping of vegetation on 
slopes should be minimized as much as possible for the proposed construction. 
Vegetation should be replanted on the slopes as soon as practical following completion 
of any grading. Stripped slope areas should be protected from weather with plastic 
sheeting when construction will not be occurring on them for more than one to two days. 

The existing vegetation on the 30% slopes on the west side of Tract G (see Slope 
Stability above) should not be disturbed.  The existing native vegetation on the slope is 
sufficient to prevent erosion. No buffer beyond the top of the slope is required. 
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Construction of roads and utilities on the site should be limited to the dryer months of 
the year - April 15th to October 15th. It is important to avoid any sediment transport into 
Lake Anderson to the south or Lake Devereaux to the north.  

The ditches along Sterling Drive and Private Road No. 3 with ditch grades over 4% 
should be lined with 3” rock rip rap.  

An erosion control plan for construction sites should be prepared before the start of 
construction. WSDOE best management practices for erosion control should be put into 
practice.  A discussion and details of the proposed erosion control plan has been 
included on Sheet 9 of LakeLand Village Division 15 Preliminary Engineering of Roads 
and Utilities Drawing for Preliminary Plat Review plan set. See Appendix B.   

A National Pollution Discharge Elimination System (NPDES) permit will be required for 
this project.  

 3.3  Drainage 
Runoff from any residential buildings and impervious surfaces should be directed into 
an appropriately designed stormwater disposal system. Ground surfaces should be 
sloped a minimum of 3 percent for a minimum distance of 10 feet away from structures 
in accordance with Section 1803.3 of the 2018 International Building Code (IBC). 
Surface water should be collected by permanent catch basins and drain lines, and be 
discharged into a storm drain system, which may include the pond at the south end of 
Division 15. The construction of the pond on Tract D should have no adverse 
geotechnical impact on Division 15, provided the stormwater system is properly 
installed.  

Design of stormwater disposal systems is primarily the responsibility of a civil engineer. 
Proper drainage of surface water runoff, in accordance with these recommendations, 
will be an important factor in maintaining long term stability of the site slopes. Surface 
water should not be allowed to flow freely over slopes.  Slopes should be replanted with 
suitable vegetation to anchor soils following the completion of construction. 

 3.4  Foundations 
The proposed single family and multifamily residences may be founded on shallow 
foundation systems bearing on the medium dense to dense in-place fill or the medium 
dense, native soil. Continuous or isolated footings that bear on the medium dense to 
dense in place fill or medium dense native soil may be designed for a net allowable 
bearing pressure of 1,500 pounds per square foot (psf).  Any additional structural fill 
placed in building areas should be compacted to at least 95 percent of the maximum dry 
density as determined by ASTM Test Method D-1557. An increase of 1/3 may be 
applied to the allowable bearing pressure value for short duration loads, such as those 
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associated with wind and seismic conditions. Footing excavations should be observed 
by a representative of the geotechnical engineer to verify that the foundations will bear 
on suitable material. 

Footings should have adequate embedment for local frost penetration 
requirements. In the area of this project, the minimum depths are typically 18 inches 
for exterior footings and 12 inches for interior footings. The footings should be a 
minimum of 12 inches wide, regardless of the design foundation pressures. 

Total foundation settlements should be less than 1 inch for footings that are 
constructed as recommended. Differential settlement across a distance of 20 feet 
should be less than ½” inch. The majority of the settlement is expected to occur at 
the time of construction. Greater than expected post-construction settlement can 
occur if foundation subgrade soils become saturated. 

 3.5  Earthwork Considerations 
We expect that any additional onsite grading will be limited. During wet weather 
conditions, which are typically present from October through April, subgrade 
stability problems and grading difficulties may develop due to high moisture content 
in the soil, disturbance of sensitive soils, and/or the presence of perched 
groundwater. Therefore, we recommend that any proposed earthwork activity be 
performed during the dry season. 

 3.5.1  Site Preparation 
Any additional clearing in required areas should include removal of vegetation, trees 
and associated root systems, wood, pavement, retaining walls, rubble, and rubbish. 
Site stripping should extend to a minimum depth of 6 inches, or until all organics in 
excess of 3 percent by volume or other unsuitable soils are removed. These 
removed materials will not be suitable for use as fill for roadway or building areas. 
However, stripped topsoil may be stockpiled and reused in landscape or non 
structural areas. 

Any buried structures encountered during construction should be properly removed 
and backfilled. Excavations, depressions, or soft and pliant areas extending below 
planned finish subgrade level should be cleaned to firm, undisturbed soil and 
backfilled with structural fill to the planned finish subgrade elevation. 

 3.5.2  Groundwater Concerns 
Groundwater was not encountered most of the test pits. We do not expect that 
significant groundwater will be encountered during construction except in the 
deeper storm drain and sewer utility trenches in Private Road #2 and on Virgil 
Drive. Perched groundwater in the near surface soils, particularly at the interface 
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with less permeable underlying soils, if present, could develop during the wetter 
portions of the year.  If groundwater is encountered, the geotechnical engineer 
should be contacted for further recommendations. Significant groundwater flow, if 
encountered during construction, would require modifications in the completion of 
excavation work. 

 3.5.3  Excavations & Constructed Slopes 
We expect that the planned construction will involve limited excavation depths. It is 
our opinion that the soils encountered in the test pits are a Type C material as 
defined by the Washington Industrial Safety and Health Act's (WISHA) regulations 
on excavation, trenching and shoring. The Type C classification in the medium 
dense to dense fill material is given, primarily due to the fact that these soils are in 
place as a constructed fill section. Temporary slopes excavated in Type C material 
should be inclined no steeper than 1.5H:1V (horizontal: vertical). A representative of 
our firm should evaluate temporary and permanent slopes to verify that they are 
appropriate for the soils encountered during the construction. 

In areas where it is not possible to maintain the recommended slopes due to space 
constraints, temporary shoring may be required.  Such shoring would need to be 
properly designed by an engineer. 

The Contractor should be familiar with applicable local, state, and federal safety 
regulations, including the current WISHA regulations on excavation, trenching and 
shoring. Construction site safety is the sole responsibility of the Contractor, who 
shall also be solely responsible for the means, methods, and sequencing of 
construction operations.  ESA is providing this information solely as a service to our 
client.  Under no circumstances should the information provided above be 
interpreted to mean that ESA is assuming responsibility for construction site safety 
or the Contractor's activities. 

The soils to be penetrated by the proposed excavations may vary significantly 
across the site. ESA’s preliminary soil classification is based solely on the materials 
encountered in the test pits. The Contractor should continually classify the soils that 
are encountered as excavation progresses with respect to the WISHA system. 

 3.5.4  Structural Fill 
We expect that any additional fill placement will be limited in depth and aerial coverage. 
The majority of the onsite soils will likely be suitable for use as structural fill; however 
the fines content does indicate moderate moisture sensitivity. We recommend that any 
additional earthwork be performed during the normally dry period of the year. If 
earthwork takes place during wet weather periods, the onsite soils may not be suitable 
to achieve compaction and moisture content requirements. If the earthwork is to take 
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place during the normally wet period of the year, provisions should be in place for the 
possible export of wet, moisture sensitive soil and import of granular structural fill 
material. Imported structural fill should consist of well-graded gravel and/or sand with a 
maximum grain size of 1/2 inches and less than 5 percent fines (material passing the 
U.S. Standard No. 200 Sieve). All material proposed for use as structural fill should be 
approved by a representative of the geotechnical engineer. 

Structural fill should be placed in loose lifts no more than 12 inches thick, moisture 
conditioned as necessary (moisture content of soil should be within 2 percent of 
optimum moisture) and compacted to 95 percent of the maximum dry density as 
determined by ASTM Test Method D-1557. Additional lifts should not be placed if the 
previous lift did not meet the required dry density or if soil conditions are not stable. 
Note that, although in place density testing of fill is frequently used as the primary 
criterion for acceptance of fill, it should not be the only criterion. If, in the judgment of 
the geotechnical engineer or his representative, placed fill is not suitable it should be 
rejected regardless of in place density test results. As an example, fill that is compacted 
wet of the optimum moisture content may exhibit "pumping" behavior even if in place 
density test results indicate greater than 95 percent compaction has been achieved. In 
such a situation, the fill should be removed and replaced with drier material. 

 3.5.5  Utility Trench Fill 
Excavations for utilities should be completed and maintained during utility installation 
and backfilling, in accordance with Occupational Safety and Health Administration 
(OSHA) requirements. The utility contractor should be responsible for maintaining safety 
within open trenches. Care should be taken to reduce surcharge loads and vibrations 
adjacent to utility excavations. Groundwater flow into trenches could occur, particularly 
during or following periods of heavy precipitation. 
The subsurface soils at this site generally include medium dense to dense sand with 
gravel and a trace of silt (fill) and medium dense, native sand with gravel and a trace of 
silt. The majority of the soils have low cohesive strength. The utility contractor should 
exercise caution and be prepared to slope excavation sidewalls at gentler angles or 
install temporary shoring, if conditions indicate that caving may occur. The factors that 
may influence the potential for caving could include the depth and length of trench that 
is opened at any one time, along with the length of time the trench is to remain open 
and surface and groundwater conditions. The utility contractor should be aware of these 
factors and observe the excavation for signs of possible caving, such as heavy seepage 
and tension cracks within and above the excavation side walls. 
Backfill for utility trenches should consist of suitable material, as described in the 
Structural Fill section of this report. Utility trench backfill placed beneath building and 
pavement areas should be compacted to at least 95 percent of the maximum dry 
density based on ASTM Test Method D-1557. The utility trench backfill placed beneath 
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pavement areas at depths greater than 2 feet below the final grade may be compacted 
to a minimum of 90 percent of the maximum dry density, as defined by AS1M Test 
Method D-1557. The bedding material for utility pipes should be in accordance with the 
manufacturer's specifications. The utility contractor should use equipment and backfill 
placement methods that will reduce the possibility of damage to utilities or structures 
during placement and compaction. 

 3.5.6  Clearing and Grubbing 
The clearing and grubbing boundaries should be staked by a surveyor prior to 
construction. 90% of 16+ acres of Division 15 Preliminary Plat that is being 
proposed for development has been cleared. Portion of lots 12 through 15 and parts 
of lots 18 through 21 must be cleared and grubbed to accommodate residential 
construction. The clearing and grubbing of the lots will be completed when the 
homes are built on the lots. Mason County can comment on the clearing and 
grubbing of the lots when individual permits are issued for home construction.  

We have commented on the clearing of the 30% slopes located at the north end of 
the preliminary plat on Tract G in the slope stability section 3.1. The specifics of 
how the 30% hillside is cleared and grubbed should be included in the development 
plans for Tract G.  

 3.6  On Site and Off Site Impacts 
A SEPA Checklist has been prepared for the LakeLand Village Division 15 
Preliminary Plat. The SEPA checklist discusses the onsite and offsite impacts of the 
development. The development of LakeLand Village Division 15 has been in the 
planning process for 25 years. Comprehensive planning and reports have been 
completed for the stability and use of the onsite soils, the public and private 
roadway system, the public water system, the public sewer system, the storm 
drainage collection and treatment system, and the preservation of water quality in 
Anderson and Devereaux Lakes. The SEPA checklist references the existing 
documentation.  

The impacts of the development of Tracts F and G will be analyzed when the actual 
development of the tracts is proposed. SEPA checklists will be prepared as required 
when additional development proposals are submitted to Mason County for 
approval.   

 4  LIMITATIONS 
This report has been prepared for Anderson & Sons, Inc. regarding the subject project.  
Information presented in this report has been collected and interpreted in a manner 
consistent with the level of care and skill ordinarily exercised by members of the 
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profession currently practicing under similar conditions; and in accordance with sound 
and generally accepted principles consistent with normal consulting practice.  No other 
warranty, expressed or implied, including (but not limited to) any warranty or 
merchantability or fitness for a particular use has been made. 

Anderson & Sons, Inc. and ESA discussed the risks and rewards associated with this 
project, as well as ESA fee for services. Anderson & Sons, Inc. and ESA agreed to 
allocate certain of the risks so that, to the fullest extent permitted by law, ESA's total 
aggregate liability to Anderson & Sons, Inc. is limited to $50,000 or the fee, whichever is 
greater, for any and all injuries, claims (including any claims for costs of defense or 
other incurred costs), losses, expenses, or damages whatsoever arising out of or in any 
way related to ESA's services for this project, from any cause or causes whatsoever, 
including but not limited to, negligence, errors, omissions, strict liability, breach of 
contract, breach of warranty, negligent misrepresentation, or other acts giving rise to 
liability based upon contract tort, or statute. 

In the event that change in the nature, design, or location of the proposed construction 
is made, or any physical changes to the site occur, recommendations are not be 
considered valid unless the changes are reviewed by ESA and conclusions of this 
report are modified or verified in writing. 

The subsurface exploration logs and related information depicts conditions only at the 
specific locations and at the particular time designated on the logs. The passage of time 
may result in a change of subsurface conditions at these exploration locations. 
Subsurface conditions at other locations may differ from conditions occurring at the 
exploration locations. The nature and extent of variations of subsurface conditions 
between explorations are not known. If variations appear during additional explorations 
or construction, reevaluation of recommendations in this report may be necessary. 

Stratification lines designating the interface between soil types in subsurface exploration 
logs represent approximate boundaries. The transition between materials may be 
gradual. 

Analyses and recommendations provided in this report are based in part upon the data 
obtained from the subsurface explorations. 

This report does not include an assessment of suitability for on-site sewage disposal. 

The scope of ESA services did not include an environmental assessment for the 
presence or absence of hazardous and/or toxic materials, in the soil, groundwater, 
surface water, or atmosphere. Any statements or absence of statements in this report 
on any subsurface exploration log regarding staining or odor of soil, groundwater, or 
surface water, unusual or suspicious items, or conditions observed are strictly 
descriptive information for Anderson & Sons, Inc. 
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INTERVAL

BOUNDARY INFORMATION BASED ON AFNS 1978-0486637
AND 1998-1010484
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WEST LINE
LAKELAND VILLAGE
DIVISION 14

US RAILROAD RIGHT OF WAY

LEGAL DESCRIPTION
THAT PORTION OF THE SOUTHEAST QUARTER OF SECTION 18, TOWNSHIP 22 NORTH, RANGE
1 WEST, W.M., DESCRIBED AS FOLLOWS:

PARCEL 1 OF BLA #07-21 PER AFN 1902615 AND REVISED PER AFN 2078519 LYING EASTERLY
OF THE RIGHT-OF-WAY FOR THE UNITED STATES NAVY RAILROAD, AS ESTABLISHED IN
ORDER ENTERED IN DISTRICT COURT OF THE UNITED STATES FOR THE WESTERN DISTRICT
OF WASHINGTON, CAUSE NO. 619. RECORDED JULY 24, 1948, AUDITOR'S FILE NO. 125867;

SITUATE IN THE COUNTY OF MASON, STATE OF WASHINGTON.

PRELIMINARY PLAT
OF

LAKELAND VILLAGE NO. 15
IN A PORTION OF THE SE1/4  OF

SECTION 18, TOWNSHIP 22 NORTH, RANGE 1 WEST, W.M.
MASON COUNTY, WASHINGTON
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SECTION 18, TOWNSHIP 22 NORTH, RANGE 1 WEST, W.M.
MASON COUNTY, WASHINGTON
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LAKELAND VILLAGE
DIVISION 14
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LAKELAND VILLAGE
DIVISION 12 PH II
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LAKELAND VILLAGE
DIVISION 12 PH II
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TRACT A

TRACT B

TRACT D

TRACT E

TRACT C

VIRGIL DRIVE

STERLING DRIVE

TRACT F
FOR FUTURE

DEVELOPMENT
210,457.66 SQ. FT.

4.83 AC.

TRACT G
FOR FUTURE

DEVELOPMENT
664,204.70 SQ. FT.

15.25 AC.

SITE DATA
LOCATION: SE1/4 18-22-1W

EXISTING ZONING: RESIDENTIAL - RECREATIONAL 
DISTRICT - ALLYN ZONING R-1R

TOTAL AREA: 38.22 ACRES

SOURCE OF WATER: LAKELAND VILLAGE WATER

SANITARY SEWER: MASON COUNTY SEWER

SOURCE OF POWER: MASON CO. PUD NO. 3

TELEPHONE COMPANY: CENTURYLINK

OWNER OF RECORD: ANDERSON & SONS, INC.
PO BOX 108
ALLYN, WA 98524

SECTION SUBDIVISION
SEE SHEET 2 FOR SECTION SUBDIVISION
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TEST PIT NO
DEPTH ‐ 
INCHES 

USCS SOIL 
CLASSIFICATION 

PHYSICAL DESCRIPTION 
DEPTH TO GROUND 

WATER 
 #1 40 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT 

54 SP 
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐ MEDIUM 
DENSE. 

NONE    
ENCOUNTERED 

#2 96 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT ‐ FILL

96 SP 
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐ MEDIUM 
DENSE. GLACIAL TILL

#3 40 SP  GRAY SAND WITH GRAVEL ‐ MEDIUM DENSE ‐ FILL
NONE 

ENCOUNTERED 

80' SP  BROWN SAND WITH GRAVEL ‐ MEDIUM DENSE ‐ FILL 

96' SP  GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐ TILL 
NONE 

ENCOUNTERED 
#4 40 SP  BROWN SAND WITH GRAVEL ‐ TRACE OF SILT  FILL 

66 SP 
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐ MEDIUM 
DENSE.  TILL 

NONE 
ENCOUNTERED 

#5 24 SP 
BROWN SAND WITH GRAVEL ‐ TRACE OF SILT ‐ 
(MOIST) FILL 

66 SP 
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐ MEDIUM 
DENSE.  (MOIST) TILL 

NONE 
ENCOUNTERED 

#6 30 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT  

40 SP
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐  DENSE.  
(MOIST) TILL 

36"

#7 36 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT ‐

50 SP
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐ DENSE.  
(MOIST) TILL 

48"

#8 36 SP
BROWN SAND WITH GRAVEL ‐ TRACE OF SILT ‐ 
(MOIST) FILL 

50 SP
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐ MEDIUM 
DENSE.  (MOIST) TILL 

45"

#9 38 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT 

50 SP
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐  DENSE.  
(MOIST) TILL 

NONE 
ENCOUNTERED 

#10 45 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT 

50 SP
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐  DENSE.  
(MOIST) TILL 

NONE 
ENCOUNTERED 

#11 48 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT 

65 SP
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐  DENSE.  
(MOIST) TILL 

60"

#12 36 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT 

48 SP
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐  DENSE.  
(MOIST) TILL 

NONE 
ENCOUNTERED 

#13 48 SP BROWN SAND WITH GRAVEL ‐ TRACE OF SILT 

60 SP
GRAY SAND WITH GRAVEL ‐ TRACE OF SILT ‐  DENSE.  
(MOIST) TILL 

NONE 
ENCOUNTERED 

LAKELANDVILLAGE DIVISION 15 PRELIMINARY PLAT SOILS REPORT
SOIL LOG INFORMATION 

COLLECTED AND COMPILED 5‐26‐23
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SEPA Environmental checklist (WAC 197-11-960) (MC version - non project portion omitted):  2016 Page 1 of 1 

SEPA Environmental Checklist 
 Single Family DNS: $600.00 

 Other DNS: 0 to 9.99 acres: $730 
10 to 20 acres: $880 
Over 20 acres: $1100 

 DS / EIS: $5000 + $90 per hour 

Purpose of checklist: 
Governmental agencies use this checklist to help determine whether the environmental impacts of your 
proposal are significant. This information is also helpful to determine if available avoidance, minimization 
or compensatory mitigation measures will address the probable significant impacts or if an environmental 
impact statement will be prepared to further analyze the proposal. 

Instructions for applicants:  
This environmental checklist asks you to describe some basic information about your proposal. Please 
answer each question accurately and carefully, to the best of your knowledge. You may need to consult 
with an agency specialist or private consultant for some questions. You may use “not applicable” or 
"does not apply" only when you can explain why it does not apply and not when the answer is 
unknown. You may also attach or incorporate by reference additional studies reports. Complete and 
accurate answers to these questions often avoid delays with the SEPA process as well as later in the 
decision- making process. 
The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of 
time or on different parcels of land. Attach any additional information that will help describe your proposal 
or its environmental effects. The agency to which you submit this checklist may ask you to explain your 
answers or provide additional information reasonably related to determining if there may be significant 
adverse impact. 

Instructions for Lead Agencies: 
Please adjust the format of this template as needed.  Additional information may be necessary to 
evaluate the existing environment, all interrelated aspects of the proposal and an analysis of adverse 
impacts. The checklist is considered the first but not necessarily the only source of information needed to 
make an adequate threshold determination. Once a threshold determination is made, the lead agency is 
responsible for the completeness and accuracy of the checklist and other supporting documents. 

Mason County Permit Center Use: 

SEP     -  

Parcel #:   

Date Rcvd: 
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SEPA Environmental checklist (WAC 197-11-960) (MC version - non project portion omitted):  2016 Page 2 of 2 

A. BACKGROUND
1. Name of proposed project, if applicable:

LakeLand Village Division 15 Preliminary Plat.

2. Name of applicant:
Anderson & Sons, Inc.

3. Address and phone number of applicant and contact person:
Rick Anderson, P.O. Box 108
Allyn, WA. 98524, Phone 360-275-2474, Cell 360-801-0351 

4. Date checklist prepared:
12-26-22 and updated 5-29-2023 to include the revised Division 15 Preliminary Plat, the revised
critical areas report, and the revised soils report.

5. Agency requesting checklist:
Mason County DCD

6. Proposed timing or schedule (including phasing, if applicable):
January 1, 2024.

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain.
Yes.
LakeLand Village is an ongoing development that began on 5/2/66 with the development of 150 lots.
The property is in the Allyn UGA and zoned for the development of approximately 740 acres. 119
acres remains undeveloped: 38 acres on the east side of the railroad tracks and 81 acres on the west
side of the railroad tracks. The land use density for the remaining acreage has been set by Mason
County at 5 units per acre.
Mason County strongly encourages developing land at the maximum allowable density if it is serviced
by public water and sewer. If the remainder of LakeLand Village develops at five units per acre there
will be an additional 595 dwelling units added to the existing development. This development proposal
will expand the number of dwelling units in LakeLand village from 942 dwelling units to 1,024 dwelling
units. The total number of residential dwelling units in LakeLand at build out will be 1,537 dwelling
units.
The LakeLand Village Preliminary Plat includes 38.12 acres. At the request of Mason County DCD,
this preliminary plat includes the remainder of the undeveloped land located east of the US Navy
railroad. The preliminary plat includes 23 lots and seven tracts - A through G. See Appendix A and
Figures 1, 2, and 3.  Tracts A and D in the developed area of the plat will be for open space and for
storm water detention and treatment ponds. Tract B is the location of the existing Mason County
Department of Public Works wastewater pump station. Tract C is for the private road to lots 18
through 21. Tract E is for open space and will be used for a walking trail. Tracts F and G are being set
aside for future development. Note that separate SEPA Checklists will be prepared for the
development of Tracts F and G when development of those tracts takes place.  Lots 1 through 21 will
be single family residential lots. Lots 22 and 23 will be developed multifamily for up to sixty-one
dwelling units (11.5 units per acre).
Anderson and Sons has completed comprehensive long range planning for utilities, storm drainage,
roads, trails, and other services for the development of the entire property in anticipation of the
buildout of the development.

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.  The applicant has submitted electronic copies of



SEPA Environmental checklist (WAC 197-11-960) (MC version - non project portion omitted):  2016 Page 3 of 3 

the following documents. 
Appendix A: Proposed Division 15 site development drawings.  
Appendix B: The Division 15 Preliminary Plat drawing and legal description. 
Appendix C: The Final Environmental Impact Statement (EIS) for Division 12. The EIS was published 
in July 1992. The EIS for Division 12 included the property that is currently proposed for development 
in Division 15.  
Appendix D: Storm Water Management Plan for LakeLand Village. Published 1-17-07 
Appendix E: Critical Areas Determination: Published May 2, 2023 
Appendix F: Division 15 Preliminary Plat - Soils Report. Published 5-26-23 
Appendix G: LakeLand Village Division 15 Traffic Report  
Appendix H: LakeLand Village Sewer Plan 
Appendix I:  Proposed Protective Covenants for Division 15.    

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain.
No - there are no other permit applications pending.

10. List any government approvals or permits that will be needed for your proposal, if known.
Mason County Preliminary Plat Approval.

11. Give brief, complete description of your proposal, including the proposed uses and the size of
the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not need to repeat those answers on this
page. (Lead agencies may modify this form to include additional specific information on
project description.)

FIGURE 1: LAKELAND VILLAGE DIVISION 15 PROPOSED PRELIMINARY PLAT - SHOWING ALL TRACTS 
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FIGURE 2: LAKELAND VILLAGE DIVISION 15 PROPOSED PRELIMINARY 
SHOWING THE DEVELOPED PART OF PLAT ONLY 

FIGURE 3: LAKELAND VILLAGE DIVISION 15 PROPOSED PRELIMINARY PLAT - DEVELOPMENT 
The Division 15 Lakeland Village Preliminary Plat includes 16.34 acres of undeveloped land that is 
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located in the Allyn, WA UGA. The property is zoned for R-1R residential development that allows 
five units per acre. Five units per acres on 16.34 acres will allow 82 dwelling units.  

The proposed plat has two public roads located in 60 foot wide Mason County right of ways. The 
East Virgil Drive extension is 1,400 feet and East Sterling Drive extension is 810 feet.  The plat will 
be served by Mason County Sewer and a public water supply. The developer plans to provide the 
easements for a walking trail on the east side of the plat (Tract E). A 0.4 acre pond located in the 
Tract D open space will be constructed to detain and treat storm water runoff from the development. 

5.3 acres of the development has been set aside for multifamily housing. The property set aside for 
multifamily housing is level rolling land.  The remaining 11.04 acres of the development will be 
residential lots and public and private roads.  Nineteen of the lots were designed to provide a building 
area with 2% to 8% grades that backed by hillside slopes up to 20%. Lots 7 and 8 provide building 
areas with 13% grade that are backed by upper hillside grades of up to 20%. Construction on or next 
to the steep hill side slopes has been discussed in the soils report in Appendix F.  

Figure 3 illustrates the private roads and utilities located in the multifamily area of the plat. The 
design of the interior of the multifamily area, including the location of the roads and utilities that 
service the multifamily units, will vary depending on the layout of the buildings.  

The site development team has provided eight documents in the appendices to accompany this 
check list. Those documents represent most of the study and analysis that went into the design of the 
Division 15 Preliminary Plat developed area.  In reviewing those documents the reader should start 
with the LakeLand Village Division 12 EIS in Appendix C. Critical to the design and layout of Division 
15 developed area is maintaining the water quality of Anderson Lake and the rural character of the 
LakeLand Village Community.  

12. Location of the proposal.  Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and section, township,
and range, if known.  If a proposal would occur over a range of area, provide the range or
boundaries of the site(s). Provide a legal description, site plan, vicinity map, and topographic
map, if reasonably available. While you should submit any plans required by the agency, you
are not required to duplicate maps or detailed plans submitted with any permit applications
related to this checklist.
Parcel #(s): 12218-40-00000

Address: 400 E Sterling Dr, Allyn, WA.  It is undeveloped land.
Legal Description: See the legal description on the preliminary plat map submitted with this SEPA
Checklist in Appendix B.

Twp/Range/Section and/or GPS location:  The Project is located in a portion of the SE1/4 of
Section 18, Township 22 North, Range 1 West, W.M. - See Figure 1

B. ENVIRONMENTAL ELEMENTS

1. EARTH
a. General description of the site.

The majority of the site is flat to rolling. Tract G on the north end of the preliminary plat has
slopes up to 30%. The slopes on the east side of Division 15 reach 20%. The slopes on the
west side of Division 15 - near the RR grade - reach 20%. All other areas are nearly flat.  The
soils report for the project addresses slope stability. No issues were found. See soils reports in
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Appendix F and the LakeLand Village EIS in Appendix C. See the topography on the 
preliminary plat drawings.  

Highlight one: Flat, rolling, hilly, steep slopes, mountainous, other: 
 

b. What is the steepest slope on the site (approximate percent slope? 

30% 
 

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat, muck)? If 
you know the classification of agricultural soils, specify them and note any agricultural land of 
long-term commercial significance and whether the proposal results in removing any of these 
soils.  
The designation for most of the soils is SP or poorly graded sand and gravel. See the soils 
report in Appendix F. There are no unstable soils on the site. The soils are excellent for 
residential construction.  

 
d. Are there surface indications or history of unstable soils in the immediate vicinity? If so, 

describe.  
 No 

 

e. Describe the purpose, type, total area, and approximate quantities and total affected area of any 
filling, excavation, and grading proposed. Indicate source of fill.  
The excavation and fill quantities for the entire project will be approximately 16,386 cubic 
yards. The disturbed acreage will be approximately 16 acres. All of excavation or fill material 
will either be used for onsite filling and grading or stored on the owner’s property for future 
use. The applicant has property on the west side of the railroad tracks that has historically 
been used to store soil material until it is needed for construction. No soils will be taken off the 
applicant’s property. 

 
f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.  

A Storm Water Pollution Prevention Plan (SWPPP) will be prepared for the project that will specify 
the required measures to prevent soil erosion. The project excavation will occur from April 15th to 
October 15th when heavy rain fall, wet soils, and erosion will be the least likely. A NPDES permit 
will required (WSDOE) before construction can start.  
 

g. About what percent of the site will be covered with impervious surfaces after project 
construction (for example, asphalt or buildings?  
Approximately 35% of the site will be covered with roads, building roofs, parking 
areas, etc.  

 

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: 
Soil erosion and control is discussed in Soils Report for the project in Appendix F. Best 
Management practices recommended by the WSDOE and further prescribed for the project in the 
Nation Pollution Effluent Discharge Elimination System (NPDES) permit, will be followed during 
construction.  
Anderson Lake is managed by the LakeLand Village Home Owner Association. Peter Nash, the 
lake manager, has reported that the measures put in place in the LakeLand Village Storm Water 
Management Plan have been very successful in the preserving the high water quality of Anderson 
Lake over the last 30 years.   
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2. Air 
a. What types of emissions to the air would result from the proposal during construction, operation, 

and maintenance when the project is completed? If any, generally describe and give approximate 
quantities if known. 

None – other than the exhaust from the construction equipment and normal residential 
sources after construction. 

 
b. Are there any off-site sources of emissions or odor that may affect your proposal? If so, 

generally describe.  
 No 

 

c. Proposed measures to reduce or control emissions or other impacts to air, if any:  
 None 

 
3. Water 

a. Surface Water:  

1) Is there any surface water body on or in the immediate vicinity of the site (including year- 
round and seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe type and 
provide names. If appropriate, state what stream or river it flows into. 

95% of storm drainage from the Division 15 area to be developed (16.22 acres) flows into 
the Farm Drainage that flows into Anderson Lake. Approximately 5% of Division 15 storm 
drainage flows into Devereaux Lake drainage.  Anderson Lake flows into Anderson Creek 
that flows into Sherwood Creek that flows into Case Inlet (Puget Sound). An unnamed 
drainage flows into Devereaux Lake that flows into Devereaux Creek that flows in to Hood 
Canal.  

 

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described 
waters? If yes, please describe and attach available plans.  

 No 
 

3) Estimate the amount of fill and dredge material that would be placed in or removed from 
surface water or wetlands and indicate the area of the site that would be affected. Indicate 
the source of fill material.  

 None 
 

4) Will the proposal require surface water withdrawals or diversions? Give general description, 
purpose, and approximate quantities if known.  

 No 
 

5) Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.  
No 

 
6) Does the proposal involve any discharges of waste materials to surface waters? If so, 

describe the type of waste and anticipated volume of discharge.  
No. 
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b. Ground Water: 

1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so, give a 
general description of the well, proposed uses and approximate quantities withdrawn from the 
well. Will water be discharged to groundwater? Give general description, purpose, and 
approximate quantities if known.  

 No.   

Domestic Water will be supplied to the development by the LakeLand Water Company. The 
LakeLand Water Company has six deep water wells from which they can withdraw 1,345 
gallons per minute (GPM) of potable water to use for domestic water supply or for irrigation. 
The LakeLand Water Company has sufficient water rights to service 1,537 residential homes.  
No new wells are planned to supply water to Division 15.  

 
2) Describe waste material that will be discharged into the ground from septic tanks or other 

sources, if any (for example:  Domestic sewage; industrial, containing the following 
chemicals...; agricultural; etc.).  Describe the general size of the system, the number of such 
systems, the number of houses to be served (if applicable), or the number of animals or 
humans the system(s) are expected to serve. 
 

LakeLand Village is hooked up to the Mason County Sewer System. No onsite septic systems 
are planned for Division 15.  

 
c. Water runoff (including stormwater): 

1) Describe the source of runoff (including storm water) and method of collection and disposal, if 
any (include quantities, if known). Where will this water flow? Will this water flow into other 
waters? If so, describe.  

See also section 3a in this environment checklist.  

Division 15 includes a 0.4 acre (area) water quality pond that is being constructed to detain 
and treat the storm water runoff from the more densely developed portion of Division 15. The 
proposed pond is referred to as FARM POND #1 in TABLE 5 of the LakeLand Village Storm 
Water Management Plan Report in Appendix D. The pond reduces the 2 year recurrence flow 
event from 0.62 cubic feet per second to 0.47 cubic feet per second. The pond reduces the 
100 year recurrence flow even from 6.12 cubic feet per second to 1.98 cubic feet per second.  

Farm Pond 3a located downstream from Farm Pond 1 is a much larger detention and water 
quality treatment pond. Farm Pond 3a is 0.7 acres in area and detains and treats the storm 
water runoff from 43 acres of the former Farm drainage that includes Division 15 of LakeLand 
Village.  The two ponds will be detaining and cleaning the storm runoff from LakeLand Village 
Division 15 drainage before it reaches Anderson Lake.  

2) Could waste materials enter ground or surface waters? If so, generally describe.  

 NA  
 

3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If so, 
describe.  

 No.  
 

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage pattern 
impacts, if any:  
 
See the LakeLand Village Storm Water Management Plan report in Appendix D. The 
recommendations included in the LLV Storm Water Management Report will be implemented.  
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4. Plants 

 
a. Check the types of vegetation found on the site:  

 x deciduous tree:  alder, maple, aspen, other 
 x evergreen tree:  fir, cedar, pine, other 
 x shrubs 
 x grass 
 x pasture 
  crop or grain 
  orchards, vineyards or other permanent crops 
 x wet soil plants:  cattail, buttercup, bullrush, skunk cabbage, other 
  water plants:  water lily, eelgrass, milfoil, other 
  other types of vegetation 

 



 
SEPA Environmental checklist (WAC 197-11-960) (MC version - non project portion omitted):  2016 Page 10 of 10 

 
 

 

b. What kind and amount of vegetation will be removed or altered?  

The area will be graded to accommodate 21 residential lots and 61 multifamily homes. The grass, 
trees, and shrubs will remain on most of the steeper slopes on the east and west side of the 
valley.  

c. List threatened and endangered species known to be on or near the site.  
 None  

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance 
vegetation on the site, if any:  
The homes and properties will be extensively landscape in the development. The 
landscaping will be consistent with the rest of LakeLand Village.  

 

e. List all noxious weeds and invasive species known to be on or near the site. 
Himalayan Blackberry 
Scotch Broom.  
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5. Animals 
a. List any birds and other animals which have been observed on or near the site or are known to 

be on or near the site. Examples include:  

birds: hawk, heron, eagle, songbirds, other:     
mammals:  deer, bear, elk, beaver, other:     
fish:  bass, salmon, trout, herring, shellfish, other:     
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b. List any threatened and endangered species known to be on or near the site. 

• ESA listed fish - Puget Sound Chinook, Puget Sound steelhead, Hood Canal/Eastern Strait of 
Juan de Fuca summer chum, and bull trout (threatened), Dolly Varden (PSAT)  

• The USFWS's Information, Planning, and Consultation System Report indicates that the 
following species might be present in the project area 

• Marbled Murrelet Brachyramphus marmoratus (threatened) 
• Streaked Horned Lark Eremophila alpestris strigata (threatened) 
• Yellow-billed Cuckoo Coccyzus americanus (threatened) 
• Monarch Butterfly Danaus plexippus (candidate) 
• Taylor's (=whulge) Checkerspot Euphydryas editha taylori (endangered) 
• Golden Paintbrush Castilleja levisecta (threatened) 

 
c. Is the site part of a migration route? If so, explain.  
 No 

 
d. Proposed measures to preserve or enhance wildlife, if any:  
 None  

 
e. List any invasive animal species known to be on or near the site.  
 None 
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6. Energy and natural resources 
a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet the 

completed project's energy needs? Describe whether it will be used for heating, manufacturing, 
etc. 
The primary energy source will be electricity from Mason County PUD 3.  

 

b. Would your project affect the potential use of solar energy by adjacent properties? If 
so, generally describe.  

 No 
 

c. What kinds of energy conservation features are included in the plans of this proposal? 
List other proposed measures to reduce or control energy impacts, if any:  

 The Mason County DCD - Building Codes have enacted energy conservation 
measures that must be adhered to obtain a building permit.  

 
7. Environmental health 

a. Are there any environmental health hazards, including exposure to toxic chemicals, riskof fire and 
explosion, spill, or hazardous waste, that could occur as a result of this proposal? If so, describe.  
No 

1) Describe any known or possible contamination at the site from present or past uses.  

 None 
2) Describe existing hazardous chemicals/conditions that might affect project development and 

design. This includes underground hazardous liquid and gas transmission pipelines located 
within the project area and in the vicinity.  

 None 
3) Describe any toxic or hazardous chemicals that might be stored, used, or produced during 

the project's development or construction, or at any time during the operating life of the 
project.  

 None 
4) Describe special emergency services that might be required.   
 None 

5) Proposed measures to reduce or control environmental health hazards, if any:  
 None 

 
b. Noise 

1) What types of noise exist in the area which may affect your project (for example: 
traffic, equipment, operation, other)?  

 None. 

2) What types and levels of noise would be created by or associated with the project on a 
short-term or a long-term basis (for example: traffic, construction, operation, other)? 
Indicate what hours noise would come from the site.  
There will be noise projected to the residential community located to the east while the 
project is being constructed.  Work hours will be limited to 6 days a week from 8 AM to 5 
PM.  

 

3) Proposed measures to reduce or control noise impacts, if any.  
 The contractor’s working hours and times will be controlled.   

 

8. Land and shoreline use 
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a. What is the current use of the site and adjacent properties? Will the proposal affect current land 

uses on nearby or adjacent properties? If so, describe. 
 
The current use of the property is undeveloped land.  Mason County converted the property from 
farm land to undeveloped residential property over 10 years ago.  
 
The adjoining residential properties to the east look down on Division 15. Due to the topography 
of the site, the nearest existing residence will be over 200 feet east of the nearest new home.  
There will be change in view from residentially developed area to the west. The view from the 
homes on Soderberg Drive of the mountains to the west will not be altered.  

 

b. Has the project site been used as working farmlands or working forest lands? If so, describe.  How 
much agricultural or forest land of long-term commercial significance will be converted to other 
uses as a result of the proposal, if any? If resource lands have not been designated, how many 
acres in farmland or forest land tax status will be converted to nonfarm or non forest use? 

The site is currently undeveloped land. The applicant rents the property out for grazing on an 
intermittent basis. The land has not been used as dedicated farmland for over 20 years. It is not 
agricultural or forest land, so it will not be converted to other uses.  It is not farmland or forest land 
tax status, so will not be converted to nonfarm or non forest. 

 
1.  Will the proposal affect or be affected by surrounding working farm or forest land normal 

business operations, such as oversize equipment access, the application of pesticides, tilling, 
and harvesting?  If so, how:  

  No.  
 

c. Describe any structures on the site.  
 

The only structure in the Division 15 developed area is the Mason County Wastewater Pump 
Station. The structures on Tracts F and G will be dispositioned when those tracts are developed. 

 
d. Will any structures be demolished? If so, what?  
 No.  The structures on Tracts F and G will be dispositioned when those tracts are developed.   

 
e. What is the current zoning classification of the site?  

The site is zoned under the Allyn UGA as “R-1R”- Recreational Residential District Overlay. 
Allowable density of 5 units per acres.   

 
f. What is the current comprehensive plan designation of the site?  
 “R-1R”- Recreational Residential District Overlay. 

 
g. If applicable, what is the current shoreline master program designation of the site?  
 NA 

 
h. Has any part of the site been classified as a critical area by the city or county? If so, specify.  
 No 
 
i. Approximately how many people would reside or work in the completed project?  

 
There will be 82 dwelling units. The average density in LakeLand Village is around 2.2 persons 
per unit. The number of new residents will be approximately 181 people.  
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j. Approximately how many people would the completed project displace?  
 None 

 
k. Proposed measures to avoid or reduce displacement impacts, if any:  
 NA 

l. Proposed measures to ensure the proposal are compatible with existing and projected land uses 
and plans, if any. 

 The entire project is residential and is in compliance with the zoning. The residential character of 
Division 15 will match the previous development of LakeLand Village.  

m. Proposed measures to ensure the proposal is compatible with nearby agricultural and forest 
lands of long-term commercial significance, if any: 

 None. 
 

9. Housing 
a. Approximately how many units would be provided, if any? Indicate whether high, middle, or low- 

income housing.  

 There will be 82 dwelling units. All the dwelling units will likely be for middle income housing.  
 

b. Approximately how many units, if any, would be eliminated? Indicate whether high, 
middle, or low-income housing.  

 None 
 

c. Proposed measures to reduce or control housing impacts, if any:  
 None beyond compliance with the Mason County development standards.  

 
10. Aesthetics 

a. What is the tallest height of any proposed structure(s), not including antennas; what is 
the principal exterior building material(s) proposed?  

The typical house will be one and two story or 15 to 30 feet high. The typical multifamily 
house unit will be two story building at 30 to 35 feet in height. Exterior siding is 
expected to be wood. 

 
b. What views in the immediate vicinity would be altered or obstructed? 

 None 
 

c. Proposed measures to reduce or control aesthetic impacts, if any:  
The site will be landscaped by the individual lot owners and by the multifamily developers. The 
proposed covenants will include guidelines and rules regarding the appearance of developed 
properties. Anderson and Sons will have control and oversight of the multifamily landscaping for 
five years after the completion of the multifamily housing development. After five years control 
over the landscaping will go over to the LakeLand Village HOA.  

 
11. Light and glare 
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a. What type of light or glare will the proposal produce? What time of day would it mainly 
occur?  

None. No street lighting is planned in the residential lot area. Street lighting may be 
included in the multifamily area for safety reasons. If street lighting is provided it will be 
low glare.  

 
b. Could light or glare from the finished project be a safety hazard or interfere with views?  
 No  

c. What existing off-site sources of light or glare may affect your proposal?  
 None 

 
d. Proposed measures to reduce or control light and glare impacts, if any:  
 Low glare street lighting will be used.  

 
12. Recreation 

a. What designated and informal recreational opportunities are in the immediate vicinity? 

1. 27 hole golf course with a club house.  

2. Four parks on Lake Anderson.  

3. Two Tennis courts.  

4. The LakeLand Village Community Club.  

5. Walking Trails.  The developer has reserved 1190 feet of 40 foot wide and 964 feet of 20 foot 
wide easement for future walking paths and utilities along the east boundary of Division 15 in 
Tract E.  

6. A 5’ wide paved bike lane has been included on the East Sterling Drive and East Virgil Drive 
extension.   

 

b. Would the proposed project displace any existing recreational uses? If so, describe.  
 No 

 

c. Proposed measures to reduce or control impacts on recreation, including recreation 
opportunities to be provided by the project or applicant, if any:  
Continue to work with the HOA to develop new recreational opportunities.  

 
13. Historic and cultural preservation 

a. Are there any buildings, structures, or sites, located on or near the site that are over 45 years old 
listed in or eligible for listing in national, state, or local preservation registers located on or near the 
site? If so, specifically describe.   
The only structure in the Division 15 developed area is the Mason County Wastewater Pump 
Station, which is of recent construction. The structures on Tracts F and G are older, but are 
unlikely to be eligible for listing in historic registers.  That determination will be made when those 
tracts are developed. 
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b. Are there any landmarks, features, or other evidence of Indian or historic use or occupation? This 
may include human burials or old cemeteries. Are there any material evidence, artifacts, or areas 
of cultural importance on or near the site? Please list any professional studies conducted at the 
site to identify such resources.  
No. The Washington State Department of Historical Preservation (DAHP) had no interest in the 
Division 14 development because of the extreme disturbance of the land prior development.  We 
have assumed that the DAHP will not be concerned about Division 15 development for the same 
reason.  
The contract specification for the construction of the site will require immediate cessation of 
excavation if historical artifacts are found.  

 
c. Describe the methods used to assess the potential impacts to cultural and historic resources on 

or near the project site. Examples include consultation with tribes and the department of 
archaeology and historic preservation, archaeological surveys, historic maps, GIS data, etc.  

 None 
 

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance to 
resources. Please include plans for the above and any permits that may be required.  

 None 
 

14. Transportation 
a. Identify public streets and highways serving the site or affected geographic area and 

describe proposed access to the existing street system. Show on site plans, if any.  
The developer will extend East Virgil Drive over to East Sterling Drive. They will construct East 
Sterling Drive down to East Virgil Drive. A traffic impact analysis has been prepared for the 
project by Heath and Associate, Inc. See Appendix G.  The Summary from traffic impact study 
is included below:  

 
TRAFFIC REPORT SUMMARY 
 
Lakeland Division 15 is a proposed residential development comprising of either, scenario one 
which includes 21 single-family dwelling units and 56 multifamily dwelling units or scenario 2 
which includes 61 single family lots. The subject site is located within the Allyn Urban Growth 
Area (UGA) of Mason County situated at tax parcel #: 122184000000. All existing structures on-
site are to be demolished prior to new construction. Site ingress/egress is proposed via two new 
roadway extensions. The first is a northern extension of the existing E Virgil Drive and the second 
is a southwest extension of the existing E Sterling Drive. All new intersections shall be designed 
so as to allow sufficient entering sight distance and adhere to county and AASHTO engineering 
standards. Refer to Figure 2 which highlights the access configuration.   
Existing level of service at the study intersections of SR-3 & E Homestead Drive and E Old Ranch 
Rd & E Homestead Drive are shown to operate with LOS C conditions or better during the critical 
PM peak hour. Scenario two for the incoming project is anticipated to generate approximately 575 
average weekday daily trips with 43 trips (11 inbound / 32 outbound) occurring during the AM 
peak hour and 57 trips (36 inbound / 21 outbound) occurring during the PM peak hour. As 
scenario two yields a higher number of trips to and from the site when compared to scenario one, 
forecast 2027 volumes are based on scenario two, which would be the worst case scenario in 
terms of traffic. Future delay analysis consisted of a five-year horizon of 2027 which includes the 
scenario two trip generation and a background growth rate of three percent per year to the 
existing volumes shown in Figure 4. Table 5 summarizes forecast 2027 PM peak hour delays at 
the outlying study intersections, which are shown to operate with LOS C conditions or better with 
the addition of project generated traffic, meeting WSDOT and county level of service standards. A 
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left-turn lane was analyzed at the study intersection of SR-3 & E Homestead Drive with the 
addition of project generated traffic and was found not warranted.   
 
Based on the analysis above, no mitigation is recommended at this time. 
 
Figure 4 taken from the traffic report shows the traffic distribution on East Sterling Drive and East 
Virgil Drive.  
 

 

 
 

b. Is the site or affected geographic area currently served by public transit? If so, generally 
describe. If not, what is the approximate distance to the nearest transit stop?  

 No.  
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c. How many additional parking spaces would the completed project or non-project proposal have? 
None. How many would the project or proposal eliminate?  

 None 
 

d. Will the proposal require any new or improvements to existing roads, streets, pedestrian, bicycle 
or state transportation facilities, not including driveways? If so, generally describe (indicate 
whether public or private).  

 No. 
 

e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air 
transportation? If so, generally describe.  
The US Navy railroad right of way and tracks are located on the western boundary of 
the preliminary plat. The train passes through the area twice a day.  

 
f. How many vehicular trips per day would be generated by the completed project or proposal? If 

known, indicate when peak volumes would occur and what percentage of the volume would be 
trucks (such as commercial and non passenger vehicles). What data or transportation models 
were used to make these estimate?  

 See Table 3 below. See the traffic study in Appendix in Appendix G.  

 
 

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and forest 
products on roads or streets in the area? If so, generally describe.  

 No.  
 

h. Proposed measures to reduce or control transportation impacts, if any:  
 

None required beyond complying with Mason County development standards.  
 

15. Public services 
a. Would the project result in an increased need for public services (for example: fire protection, 

police protection, public transit, health care, schools, other)? If so, generally describe.  

The addition of the 82 dwelling units and 181 new residents will increase the needs for more 
public services in LakeLand Village.   

It is estimated that the property tax value of the new development will be between 
$42,000,000 and $50,000,000 at today’s real estate values. Property taxes are generally 
approximately 1% of the assessed value; therefor the property tax income to state and local 
government will be between $420,000 and $500,000 a year.  The additional property tax 
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revenue to state and local governments should be more than sufficient to fund the public 
services needed for the developed portion of the Preliminary Plat of Division 15 of LakeLand 
Village.  

 

b. Proposed measures to reduce or control direct impacts on public services, if any.  

The LakeLand Village Home Owner Association provides Security Services (Patrols).  

The North Mason School District requires a fee of $450 per dwelling unit for schools. The 
school assessment will be $36,500.  

 
16. Utilities 

a. Utilities currently available at the site: electricity, water, refuse service, telephone, 
sanitary sewer, other: internet  

 

b. Describe the utilities that are proposed for the project, the utility providing the service, and the 
general construction activities on the site or in the immediate vicinity which might be needed.  
 
Water - LakeLand Water Company 
Sewer - Mason County  
Electricity and Internet - Mason County PUD 3 
Refuse -  Mason County Garbage 
Fire Protection: Mason County Fire District No. 5 
Police - Mason County Sheriff 
Roads - Mason County Department of Public Works.  
Schools - North Mason School District  

 

C. SIGNATURE 
 

The above answers are true and complete to the best of my knowledge. I understand that the lead 
agency is relying on them to make its decision. 

 
 
 
 

Signature:  

Date Signed: 5-30-2023 

Print Name of Signee:  Rick  Anderson   

If applicable, Position and Agency/Organization:  Anderson and Sons, Inc.  

 Date the Revised SEPA Checklist is Submitted:  5-30-2023 
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