
 UNIVERSITY PLACE CITY COUNCIL 
UPTV 
Note: Times are approximate and subject to change. 

Regular Council Meeting Agenda 
Monday, February 2, 2015, 6:30 p.m. 

   
   
   

Town Hall Meeting Room 
3715 Bridgeport Way West 

 
  

 
  

6:30 pm 1. CALL REGULAR MEETING TO ORDER  
 2. ROLL CALL AND PLEDGE OF ALLEGIANCE  
 3. APPROVAL OF MINUTES – January 20, 2015 
 4. APPROVAL OF AGENDA 
6:35 pm 5. PRESENTATIONS 
  • Certificate of Appreciation – Ruthann McCaffree 

• Public Safety – Bomb Team Presentation, Police Chief Blair 
6:45 pm 6. PUBLIC COMMENTS - (At this time, citizens will be given an opportunity to address the Council on any 

items listed under the Consent Agenda and on any subject not scheduled for a Public Hearing or Council 
consideration. Comments or testimony related to a scheduled Public Hearing or Council consideration should be held 
until the Mayor calls for citizen comments during that time. State law prohibits the use of this forum to promote or 
oppose any candidate for public office, or ballot measure.  Public comments are limited to three minutes. Please 
provide your name and address for the record.) 

6:50 pm 7. COUNCIL COMMENTS/REPORTS 
6:55 pm 8. CITY MANAGER’S REPORT 
  • Mildred Street Road Improvement Project Progress Report 

• Daddy Daughter Dance and 2015 Trips & Tours Schedule 
7:05 pm 9A-

9B . 
CONSENT AGENDA  
Motion:  Approve or Amend the Consent Agenda as Proposed 

  
The Consent Agenda consists of items considered routine or have been previously studied and discussed by Council 
and for which staff recommendation has been prepared.  A Councilmember may request that an item be removed 
from the Consent Agenda so that the Council may consider the item separately.  Items on the Consent Agenda are 
voted upon as one block and approved with one vote. 

  
A. Receive and File:  Payroll and Claims. 
B. Adopt a resolution approving the purchase of a perpetual easement over real property for the Chambers 

Creek Canyon Trail. 
  
 COUNCIL CONSIDERATION – (The following item(s) will require Council action.) 
7:10 pm 10. STAY OUT OF AREAS OF DRUG ACTIVITY (SOADA) ORDINANCE 
  • Staff Report • Public Comment • Council Consideration 

7:35 pm 11. CIRQUE DRIVE COMMUNITY DEVELOPMENT BLOCK GRANT AWARD 
  • Staff Report • Public Comment • Council Consideration 

 RECESS AND CONVENE AS GOVERNING BOARD OF THE UNIVERSITY PLACE 
TRANSPORTATION BENEFIT DISTRICT 

  



City Council Meeting Agenda 
February 2, 2015, Page 2 

  
7:55 pm 1. CALL TO ORDER 
 2. UNIVERSITY PLACE TRANSPORTATION BENEFIT DISTRICT UPDATE 

 
8:10 pm 3. ADJOURN TBD BOARD 
 RECONVENE TO REGULAR COUNCIL MEETING 
8:15 Pm 12. MAYOR’S REPORT 
 RECESS TO STUDY SESSION - (At this time, Council will have the opportunity to study and discuss business issues 

with staff prior to its consideration. Citizen comment is not taken at this time; however, citizens will have the opportunity to 
comment on the following item(s) at future Council meetings.) 

8:20 pm 13. SURFACE WATER MANAGEMENT PROGRAM UPDATE 
8:30 pm 14. ADJOURNMENT 
   
   

   

   

*PRELIMINARY CITY COUNCIL AGENDA 
 

February 17, 2015 
Regular Council Meeting 

 
March 2, 2015 

Regular Council Meeting 
 

March 16, 2015 
Regular Council Meeting 

 
April 6, 2015 

Regular Council Meeting 
 

Preliminary City Council Agenda subject to change without notice* 
Complete Agendas will be available 24 hours prior to scheduled meeting. 

To obtain Council Agendas, please visit www.cityofup.com. 
American Disability Act (ADA) Accommodations Provided Upon Advance Request 

Call the City Clerk at 253-566-5656 
 

 

 

 

 



 

 

 

 

APPROVAL OF 

MINUTES 



CITY OF UNIVERSITY PLACE 
DRAFT MINUTES 

Regular Meeting of the City Council 
Tuesday, January 20, 2015 
City Hall, Windmill Village 

 
 

 
1. CALL REGULAR MEETING TO ORDER 
 
Mayor McCluskey called the Regular Meeting to order at 6:30 p.m. 
 
2. ROLL CALL AND PLEDGE OF ALLEGIANCE 

 
Roll call was taken by the City Clerk as follows: 
 

Councilmember Belleci Excused 
Councilmember Grassi Present  
Councilmember Keel Present 
Councilmember Nye Present  
Councilmember Worthington Present 
Mayor Pro Tem Figueroa  Present 
Mayor McCluskey   Present 

 
Staff Present:  City Manager Sugg, City Attorney Victor, Police Chief Blair, Human Resources Manager 
Petorak, and City Clerk Genetia. 
 
MOTION:  By Councilmember Grassi, seconded by Councilmember Keel, to excuse the absence of 
Councilmember Belleci. 
 
The motion carried. 
 
Councilmember Keel led the Pledge of Allegiance. 
 
3. APPROVAL OF MINUTES 
 
MOTION:  By Mayor Pro Tem Figueroa, seconded by Councilmember Grassi, to approve the minutes of 
January 5, 2015 as submitted. 
 
The motion carried. 

 
4. APPROVAL OF AGENDA 
 
MOTION:  By Councilmember Keel, seconded by Mayor Pro Tem Figueroa, to approve the agenda. 
 
The motion carried. 
 
5. PRESENTATION 
 
Introduction and Recognition of Public Safety Officers – Police Chief Blair introduced and recognized 
Deputy Michael Cooney and Deputy Dennis Banach for their outstanding service.  Deputy Banach was 
awarded the 2014 Officer of the Year for his outstanding patrol work and investigation throughout the year, 
and Deputy Cooney was awarded the 2014 Chief’s Award for his service and dedication to the citizens of 
University Place. 
 
6. PUBLIC COMMENT – None.   
 
 

#3



7. COUNCIL COMMENTS/REPORTS 
 
Councilmember Keel invited Council to attend the Pierce County Regional Council’s Annual General 
Assembly meeting on February 19, 2015 at Puyallup Park Pavilion.  He announced that the Association of 
Washington Cities is currently seeking a replacement for Mike McCarthy who retired last December.  
Additionally, he indicated that Pierce Transit is in the process of selecting its Chief Executive Officer.  
 
Councilmember Grassi thanked the University Place business owners who participated in the Light UP 
program. 
 
Councilmember Worthington recognized Mayor McCluskey’s efforts in administration of the commission 
selection process and acknowledged the City Commissions’ applicants for offering to serve the community. 
 
Mayor Pro Tem Figueroa relayed comments from area business owners of how the summer construction 
schedule for the Mildred roadway improvement project will impact their business. 
 
8. CITY MANAGER’S REPORT 
 
City Manager Sugg briefed Council on recent business development and store front activities in Green Firs. 
 
9A-9H.   CONSENT AGENDA 
 
Mayor Pro Tem Figueroa requested that Item 9G be pulled for separate consideration. 
 
MOTION:  By Councilmember Grassi, seconded by Councilmember Keel, to approve the amended Consent 
Agenda as follows: 
A. Receive and File: Payroll for the period ending 12/15/14, signed and dated 12/30/14, check nos. 318233 

through 318247, and wires in the total amount of Two Hundred Thousand Four and 36/100 Dollars 
($200,004.36); Payroll for the period ending 12/31/14, signed and dated 01/13/15, check nos. 318248 
through 318264, and wires in the total amount of Two Hundred Sixty-Four Thousand Nine Hundred 
Forty and 33/100 Dollars ($264,940.33);Claims dated 12/31/14, signed 12/31/14, check nos. 51614 
through 51689, in the total amount of Six Hundred Sixteen Thousand Four Hundred Twenty-Nine and 
80/100 Dollars ($616,429.80); Claims dated 12/30/14, signed 01/13/15, check no. 51690, in the total 
amount of Twenty-Nine Thousand Four Hundred Ninety-Eight and 64/100 Dollars ($29,498.64); Claims 
dated 01/05/15, signed 01/13/15, check nos. 51691 through 51700 (2015 invoices), in the total amount 
of Two Thousand Nine and 26/100 Dollars ($2,009.26); Claims dated 01/15/15, signed 01/13/15, check 
nos. 51701 through 51753 (2014 invoices), in the total amount of Two Hundred Ninety-One Thousand 
Forty-Three and 52/100 Dollars ($291,043.52); and Claims dated 01/15/15, signed 01/13/15, check nos. 
51754 through 51763 (2015 invoices), in the total amount of One Hundred Thirty-Nine Thousand Four 
Hundred Forty and 28/100 Dollars ($139,440.28). 

B. Authorize the purchase of real estate and an easement in the amount of $15,850.00 from Robert M. and 
Alecelia R. Warren over a portion of parcel #0220102017 for the Bridgeport Way Phase 5 project and 
authorize the City Manager to execute all necessary documents. 

C. Confirm Elias Santiago’s re-appointment to the Parks and Recreation Commission for a four-year term 
ending January 31, 2019. 

D. Confirm Steve Victor’s appointment to the Greater Tacoma Regional Convention Center Public Facilities 
District Board of Directors for a term ending December 31, 2018. 

E. Confirm Chuck Foster, John Siridakis and Peggy Rose Webster’s re-appointments to the Economic 
Development Commission for four-year terms ending January 31, 2019; and confirm Jason Light’s 
appointment to the Economic Development Commission as representative for the West Side Branch of 
the Tacoma-Pierce County Chamber of Commerce. 

F. Confirm Anthony Paulson, Cliff Quisenberry, Jr. and Frank Boykin, Jr.’s re-appointments to the Planning 
Commission for four-year terms ending January 31, 2019. 

G. Confirm Galina Perekopsky, Michael Smith and Phillip Hoffman’s re-appointments to the Public Safety 
Commission for four-year terms ending January 31, 2019; and confirm Howard Lee and Lance Orloff’s 
appointments to the Public Safety Commission for four-year terms ending January 31, 2019. (Pulled 
for separate consideration.) 



H. Adopt a resolution approving finance software maintenance and support in the amount of $46,445.83 
with Eden Systems/Tyler Technologies through December 31, 2015.  (RESOLUTION NO. 777)  
 

The motion carried. 
 
Item 9G – Mayor Pro Tem Figueroa recognized the individuals who volunteered for service on City 
Commissions.  
 
MOTION:  By Mayor Pro Tem Figueroa, seconded by Councilmember Keel, to confirm Galina Perekopsky, 
Michael Smith and Phillip Hoffman’s re-appointments to the Public Safety Commission for four-year terms 
ending January 31, 2019; and confirm Howard Lee and Lance Orloff’s appointments to the Public Safety 
Commission for four-year terms ending January 31, 2019.  
 
The motion carried. 
 
COUNCIL CONSIDERATION 
 
10. PUBLIC HEARING:  UNIVERSITY PLACE REFUSE RATE INCREASE 
 
Staff Report – Human Resources Manager Petorak presented an ordinance approving the Consumer Price 
Index (CPI) adjustment and pass-through rate increases for refuse services in accordance with the City’s 
franchise agreement with University Place Refuse Service, Inc. and Lakewood Refuse Service.  The 
ordinance also calls for an elimination of the second toter discount. The tipping fee pass-through rate 
associated with the cost of dumping solid waste, based on the weight, at the County facility will increase 
from $139.38 to $144.97 per ton, and will be distributed among University Place Refuse customers based 
on the average weight of their toter size. The second adjustment is based on 70% of the June to June 
Seattle-Tacoma-Bremerton CPI-U for 2014. The CPI and the pass-through rate increases will be between 
$0.41 and $0.74 per month depending on the size of the toter and frequency of collection. 
 
The rate increase will be effective March 1, 2015.   
 
Public Comment – The following individual provided comment on the issue:  Bob Schwartz, 8020 Cirque 
Drive. 
 
Council Consideration – MOTION:  By Mayor Pro Tem Figueroa, seconded by Councilmember Grassi, to 
pass an ordinance increasing the solid waste base rate and enacting a uniform second toter rate in 
accordance with the current solid waste franchise agreements with University Place Refuse Service, Inc. 
and Lakewood Refuse Service.  
 
The motion carried.  (ORDINANCE NO. 647) 
 
11. MAYOR’S REPORT 
 
Mayor McCluskey reported that Pierce County Cities and Towns Association finalized a consensus on 
issues relating to the SR167 transportation packet, streamline sales tax and public works trust loans.  She 
also reported that AUSA is urging cities to provide comments regarding regional impacts of JBLM’s 
sequestration and potential loss of additional personnel.  She and City Manager Sugg met with 
Congressman Heck who showed interest in the economic development associated with the Mildred corridor 
project and finding funding sources for the necessary feasibility study.  Mayor McCluskey commented on 
her attendance at the 16th CAB uncasing ceremony and thanked the Parks and Recreation Commission for 
their extensive work on the funding and future facilities report.  She spoke to the spirit of inspiration resulting 
from the Seattle Seahawks win of the National Football Championship game, and lastly, announced the 
January 31 Council workshop. 
 
Councilmember Keel shared information on Association of Washington Cities’ position and action on 
marijuana legislation.  
 



At 7:16 p.m., the Council concluded its business meeting and recessed to study session at 7:24 p.m. after 
a five minute break. 
 
STUDY SESSION 
 
12. TACOMA PUBLIC UTILITIES RATE ADJUSTMENT PROPOSAL 
 
As part of their outreach effort, Mr. Clark Mather, Senior Manager-External Affairs, along with Christina 
Leinneweber of Power Utilities, and Linda McCrea, Water Superintendent of Tacoma Public Utilities, 
presented information on Tacoma Public Utilities’ proposed changes to its cost of service.  Tacoma Power 
is proposing a system average rate increase of 3.0% to begin April 1, 2015.  Despite this proposed increase, 
University Place residents will see a 2.3% rate decrease this year.  This is due to a difference in franchise 
fees calculation and how it will be incorporated into the rates for all Tacoma Power customers. Tacoma 
Water is proposing a system average rate increase of 4.0% for 2015 and 2016.  Similarly, the residents of 
University Place will actually see less impact from the proposed increase for 2015 and 2016, the first of 
which will be effective April 1, 2015 and the second on January 1, 2016.  
 
13. PROPOSED AMENDMENT TO SOADA ORDINANCE 
 
City Attorney Victor presented the proposed amendment to the Stay Out of Areas of Drug Activity (SOADA) 
Ordinance.  He indicated that there has been a decrease in misdemeanor level SOADA orders issued by 
municipal and district courts because of the effective decriminalization of marijuana.  However, the order 
doesn’t just pertain to marijuana, but pertains to other types of drug-related misdemeanor prosecutions.  
The City’s SOADA Ordinance limits orders issued by a municipal or district court for misdemeanor 
proceedings. The proposed change will remove the language specific to the misdemeanor courts and be 
replaced with a language that will allow the City to enforce SOADA orders issued by any court of competent 
jurisdiction. 
 
The proposed ordinance will be brought back to Council for consideration at its next meeting.   
 
14. ADJOURNMENT 
 
The meeting adjourned at 8:33 p.m.  No other action was taken. 
 
Submitted by, 
 
 
 
Emy Genetia 
City Clerk 
 
 
 
 

  



CITY OF UNIVERSITY PLACE 
PROCLAMATION 

WHEREAS, Ruthann McCaffree is one of the original members of the University Place 
Economic Development Commission, beginning as a member of the Task Force and continuing 
as a commission member; and 

WHEREAS, Ruthann McCaffree served in the position of Commission chair from 2007 
to 2009; and    

WHEREAS, the Economic Development Commission has provided guidance and 
leadership in developing several Strategic Action Plans for encouraging and supporting the 
economic development of the community; and    

WHEREAS, Ruthann McCaffree has provided insightful input as a Commissioner 
through significant studies and considerations, resulting in recommendations to the City 
Council, including business licenses, development services fees and charges, traffic impact fees 
and park impact fees; and 

WHEREAS, Ruthann McCaffree has shown overwhelming support of the City and 
Economic Development efforts by personal involvement and participation; and  

WHEREAS, Ruthann McCaffree has chosen to step down from serving on the 
Economic Development Commission at the end of her current term on January 31, 2015; 

NOW, THEREFORE, the City Council of the City of University Place hereby expresses 
their sincere appreciation for the hard work and dedication Ruthann McCaffree has provided to 
community. 

PROCLAIMED BY THE CITY COUNCIL OF THE CITY OF UNIVERSITY 
PLACE, WASHINGTON ON FEBRUARY 2, 2015. 

_____________________ 
Denise McCluskey, Mayor 

ATTEST: 

_____________________________ 
Emelita Genetia, City Clerk 
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APPROVAL OF 

CONSENT AGENDA 



City of University Place
Voucher Approval Document

Control No.:5 Agenda of: 02/02/15 PREPAY

Claim of: Payroll for Pay Period Ending 01/15/2015

Check # Date Amount Check # Date Amount
318265 01/20/15 1,762.21 318268 01/20/15 108.40
318266 01/20/15 104.69 318269 01/20/15 47.33
318267 01/20/15 178.40 318270 01/20/15 223.49  

01/20/15 122,478.39 Direct Deposit

EMPLOYEE NET 124,902.91  

318271 01/20/15 21,233.51  - 106006, VANTAGEPOINT TRANSF
318272 01/20/15 3,538.66  - 106006  LOAN, VANTAGEPOINT
318273 01/20/15 5,660.41  - 304197, VANTAGEPOINT TRANSF
318274 01/20/15 200.00  - 705544, VANTAGEPOINT TRANSF
318275 01/20/15 4,618.20  - 800263, VANTAGEPOINT TRANSF
318276 01/20/15 440.70 - 304197 LOAN, VANTAGEPOINT TR
318277 01/20/15 1,885.00 HOWE  TRUSTEE, DAVID M.
318278 01/20/15 250.00 NATIONWIDE RETIREMENT SOLUTION
318279 01/20/15 1,133.00 PACIFIC SOURCE ADMINISTRATORS

WIRE 01/20/15 24,552.23 BANK OF AMERICA
WIRE 01/20/15 22,244.71 WA STATE DEPT OF RETIREMENT SY
WIRE 01/20/15 79.90 AFLAC INSURANCE
WIRE 01/20/15 890.30 WA ST DEPT OF RETIREMENT SYS

BENEFIT/DEDUCTION AMOUNT 86,726.62

TOTAL AMOUNT 211,629.53  

Preparer Certification:
I, the undersigned, do hereby certify under penalty of perjury that the materials have been furnished, 
the services rendered or the labor performed as described herein and that the claim is a just, due and 
unpaid obligation against the above-named governmental unit, and that I am authorized to authenticate 
and certify to said claim.

Signed:          Date 
           Steve Sugg, City Manager

(Signature on file.)



FINAL CHECK LISTING 
CITY OF UNIVERSITY PLACE 

Check Date:  01/30/15 

Check Range:  51764 - 51781  (2015 Invoices) 

Claims Approval 

I, the undersigned, do hereby certify under penalty of perjury that the materials have been furnished, the services rendered or the 
labor performed as described herein, that any advance payment is due and payable pursuant to a contract or is available as an 
option for full or partial fulfillment of a contractual obligation, and that the claim is a just, due and unpaid obligation against the City of 
University Place, and that I am authorized to authenticate and certify to said claim. 

I also certify that the following list of checks were issued to replace previously issued checks that have not been presented to the 
bank for payment. The original check was voided and a replacement check issued. 

Vendor Name Replacement Check #   Original Check # 

Auditing Officer: Date: (Signature on file.)



01/22/2015
Check List

City of University Place
1

 1:28:24PM
Page:apChkLst Final

Bank :  bofa BANK OF AMERICA

Check TotalAmount PaidDescriptionInv DateInvoiceVendorDateCheck #

2015FEE 1/9/2015 2015 AWC MEMBERSHIP FEE  21,572.00ASSN OF WASHINGTON CITIES0010071/30/2015 51764  21,572.00
Voucher:  38193

78868 1/20/2015 REFUND/#8773 - BASKETBALL  65.00BLAND, BRIANA0257981/30/2015 51765  65.00
Voucher:  38194

011315 1/13/2015 WATER SERVICE WORK/CIRQUE SAFE ROUTES  14,049.00CITY TREASURER0015751/22/2015 51766  14,049.00
Voucher:  38195

84983501009443631/10/2015 JAN19-FEB18/INTERNET/PW SHOPCOMCAST0245651/30/2015 51767  137.56
84983501009444131/10/2015 JAN19-FEB18/ INTERNET/SR CENTER 38196  97.56Voucher:
84983501007357121/10/2015 MODEMS/REMOTE SURVEILLANCE/CIRQUE PARK 80.84
84983501007357041/10/2015 MODEMS/REMOTE SURVEILLANCE/CIRQUE PARK  396.80 80.84
20151002 1/7/2015 AD FOR BID/CIRQUE DR W  428.75CONTRACTS & CAREERS, INC.0249941/30/2015 51768  428.75

Voucher:  38197
3295855 1/6/2015 AD FOR BIDS/BPLID  532.00DAILY JOURNAL OF COMMERCE, INC0013071/30/2015 51769  532.00

Voucher:  38198
JAN15 1/21/2015 JAN15/YOGA/COURSE #8821, #8825, #8826, #  840.00DIANE DEMARS0024311/30/2015 51770  840.00

Voucher:  38199
1 1/20/2015 BOXED LUNCHES/COUNCIL MEETING/1-20  68.85HARBOR GREENS UP LLC0254291/30/2015 51771  68.85

Voucher:  38200
UBI603464444001 1/22/2015 REFUND/BUSINESS LICENSE  50.00JEANS, TINA0257991/30/2015 51772  50.00

Voucher:  38201
WA192 1/6/2015 2015 MEMBERSHIP DUES/J HALES  35.00NATIONAL ASSN OF TOWN WATCH0021561/30/2015 51773  35.00

Voucher:  38202
2-1108463 1/5/2015 PORTA POTTY RENTAL/ SKATE PARK  72.00NORTHWEST CASCADE, INC.0010961/30/2015 51774  72.00

Voucher:  38203
AR166160 1/7/2015 AR166160/1STQTR  8,750.00PIERCE COUNTY BUDGET & FINANCE0011091/30/2015 51775  8,750.00

Voucher:  38204
FEB15 1/22/2015 FEB15/ACCT19533470/POSTAGE BY PHONE  435.43PITNEY BOWES GLOBAL FIN. SVCS.0011141/30/2015 51776  435.43

Voucher:  38205
030389210 1/6/2015 W-2 FORMS  39.37SAFEGUARD BUSINESS SYSTEMS INC0013821/30/2015 51777  39.37

Voucher:  38206
IN0150952 12/22/2014 2015 ANNUAL WATER SYSTEM PERMIT/KOBAYASH  65.00TACOMA-PIERCE CO HEALTH DEPT0030651/30/2015 51778  65.00

Voucher:  38207
1250130301 1/13/2015 SWITCH/TYMCO SWEEPER  60.49VALLEY FREIGHTLINER INC.0227081/30/2015 51779  60.49

Voucher:  38208

1Page:



01/22/2015
Check List

City of University Place
2

 1:28:24PM
Page:apChkLst Final

Bank :  bofa BANK OF AMERICA (Continued)

Check TotalAmount PaidDescriptionInv DateInvoiceVendorDateCheck #

29506 1/8/2015 WINTER COMMITTEE MTG/D BENTLEY  20.00WA ASSN OF BUILDING OFFICIALS0011571/30/2015 51780  20.00
Voucher:  38209

011415 1/14/2015 STANDING THE HEAT/J ROBINSON & T SMITH  338.00WA RECREATION & PARK ASSN0014461/30/2015 51781  338.00
Voucher:  38210

Sub total for BANK OF AMERICA:  47,817.69
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01/22/2015
Check List

City of University Place
3

 1:28:24PM
Page:apChkLst Final

checks in this report. Grand Total All Checks: 18  47,817.69
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FINAL CHECK LISTING 
CITY OF UNIVERSITY PLACE 

 
 
 
 

Check Date:  01/30/15   
 
 
Check Range:  51782 - 51790  (2015 Invoices)  
 
 
Claims Approval 
 
 
I, the undersigned, do hereby certify under penalty of perjury that the materials have been furnished, the services rendered or the 
labor performed as described herein, that any advance payment is due and payable pursuant to a contract or is available as an 
option for full or partial fulfillment of a contractual obligation, and that the claim is a just, due and unpaid obligation against the City of 
University Place, and that I am authorized to authenticate and certify to said claim. 
 
I also certify that the following list of checks were issued to replace previously issued checks that have not been presented to the 
bank for payment. The original check was voided and a replacement check issued. 
 
 Vendor Name    Replacement Check #    Original Check # 
  
  
 
 
 
 
Auditing Officer:        Date:      
 
 
 
 



01/27/2015
Check List

City of University Place
1

 1:57:34PM
Page:apChkLst Final

Bank :  bofa BANK OF AMERICA

Check TotalAmount PaidDescriptionInv DateInvoiceVendorDateCheck #

206-Z20-0051 1/27/2015 PHONES/CITY WIDECENTURYLINK0011521/30/2015 51782  2,222.84
253-564-1992 1/11/2015 PHONE/SR CENTER 38211  246.06Voucher:
253-566-9558 1/14/2015 PHONE/PW PUMP CALLOUT LINE  2,506.68 37.78
84983501009448761/15/2015 JAN25-FEB24/ INTERNET/CITY HALL  130.79COMCAST0245651/30/2015 51783  130.79

Voucher:  38212
1170103-0 1/9/2015 ARCHIVE BOXES/CLERKS OFFICECOMPLETE OFFICE SOLUTIONS,CORP0237821/30/2015 51784  84.19
1170318-0 1/9/2015 WALL PLANNER/IT DEPT 38213  30.56Voucher:
1170088-0 1/9/2015 NOTEBOOK/WIPES/IT DEPT  127.09 12.34
INV1145827 1/13/2015 JAN11-FEB10/LEASE PAYMENT/SR CENTERCOPIERS NORTHWEST, INC.0243471/30/2015 51785  32.31

 58.73INV1145345 1/12/2015 DEC9-JAN8/OVERAGE CHARGES/CITY HALL~ 38214  26.42Voucher:
26096 1/18/2015 BUSINESS CARDS & ENVELOPES/PUBLIC SAFETY  957.25OWENS PRESS, INC.0031781/30/2015 51786  957.25

Voucher:  38215
832260 1/21/2015 FEB15/BILLING PERIOD/REFUSE SERVICE  876.14UNIVERSITY PLACE REFUSE SV,INC0013311/30/2015 51787  876.14

Voucher:  38216
2015DUES 1/22/2015 23015 DUES/B KING & J LUNA  70.00WA ASSN OF PERMIT TECHNICIANS0014681/30/2015 51788  70.00

Voucher:  38217
2015-WAR045021 1/12/2015 MUNICIPAL STORMWATER PERMIT #WAR045021  4,845.00WA STATE DEPT OF ECOLOGY0018091/30/2015 51789  4,845.00

Voucher:  38218
68277311 1/14/2015 AED ELECTRODES/CHARGER/SR CENTERZEE MEDICAL INC.0236751/30/2015 51790  188.17
68277312 1/14/2015 FIRST AID SUPPLIES/PW SHOP KIT 38219  73.45Voucher:
68277310 1/14/2015 FIRST AID SUPPLIES/CITY HALL KIT  324.20 62.58

Sub total for BANK OF AMERICA:  9,895.88

1Page:



01/27/2015
Check List

City of University Place
2

 1:57:34PM
Page:apChkLst Final

checks in this report. Grand Total All Checks: 9  9,895.88
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FINAL CHECK LISTING 
CITY OF UNIVERSITY PLACE 

 
 
 
 

Check Date:  01/30/15   
 
 
Check Range:  51791 - 51824  (2014 Invoices)  
 
 
Claims Approval 
 
 
I, the undersigned, do hereby certify under penalty of perjury that the materials have been furnished, the services rendered or the 
labor performed as described herein, that any advance payment is due and payable pursuant to a contract or is available as an 
option for full or partial fulfillment of a contractual obligation, and that the claim is a just, due and unpaid obligation against the City of 
University Place, and that I am authorized to authenticate and certify to said claim. 
 
I also certify that the following list of checks were issued to replace previously issued checks that have not been presented to the 
bank for payment. The original check was voided and a replacement check issued. 
 
 Vendor Name    Replacement Check #    Original Check # 
  
  
 
 
 
 
Auditing Officer:        Date:      
 
 
 
 



01/27/2015
Check List

City of University Place
1

 3:03:51PM
Page:apChkLst Final

Bank :  bofa BANK OF AMERICA

Check TotalAmount PaidDescriptionInv DateInvoiceVendorDateCheck #

0852960 12/31/2014 DEC14/OFFSITE RECORDS STORAGE  196.79ACCESS INFORMATION MANAGEMENT0251791/30/2015 51791  196.79
Voucher:  38220

1164250870 12/17/2014 CAR WASH LIQUID/WIPERS/FLEETAUTOZONE, INC.0234111/30/2015 51792  80.45
1164250872 12/17/2014 WIPER BLADES/FLEET 38221  54.66Voucher:
1164250871 12/17/2014 RETURN/WIPER BLADES  62.95-72.16
14120073539 1/6/2015 2014 ACCOUNT ANALYSIS FEE  5,434.91BANK OF AMERICA0011261/30/2015 51793  5,434.91

Voucher:  38222
5594 1/6/2015 LANDSCAPE DESIGN/UP MAIN STREET  1,000.00BRUCE DEES & ASSOCIATES, LLC0022571/30/2015 51794  1,000.00

Voucher:  38223
0041027 1/13/2015 CITY CHRISTMAS TREECHRISTMAS DESIGNERS0257721/30/2015 51795  24,700.00

 25,180.000041270 1/16/2015 EXPEDITED FREIGHT CHARGES/CITY CHRISTMAS 38224  480.00Voucher:
MC-00024 12/31/2014 DEC14/IN CUSTODY COURT TRANSPORT  1,210.00CITY OF LAKEWOOD0030561/30/2015 51796  1,210.00

Voucher:  38225
100110228 1/6/2015 POWER/3715 BP WAY W, #B5CITY TREASURER0010241/30/2015 51798  1,452.74
100597956 1/13/2015 POWER/8715 40TH ST W 38226  709.63Voucher:
100358203 1/14/2015 POWER/7150 CIRQUE DR W  625.42
100083325 1/21/2015 POWER/4910 BRISTONWOOD DR W  407.27
100080586 1/21/2015 POWER/4951 GRANDVIEW DR W  390.74
100156306 1/20/2015 POWER/5400 ALAMEDA AVE W  368.09
100032203 1/9/2015 POWER & WATER/2534 GRANDVIEW DR W 258.71
100751205 1/6/2015 WATER/3555 MARKET PL W, # HSE  178.41
100142834 1/6/2015 WATER/3715 BP WAY W  178.41
100333844 1/21/2015 WATER/4951 GRANDVIEW DR W  168.96
100672520 1/9/2015 POWER/2208 GRANDVIEW DR W  165.14
100057089 1/12/2015 POWER/2700 BP WAY W  148.91
100312900 1/6/2015 POWER/3715 BP WAY W, #E3  134.85
100569668 1/15/2015 POWER/2610 SUNSET DR W  123.47
100737063 1/21/2015 POWER/2715 ELWOOD DR W  117.55
100495884 1/6/2015 POWER/3625 DREXLER DR W  106.92
100312961 1/6/2015 POWER/3715 BP WAY W, #A-3  86.12
100488528 1/12/2015 POWER/6701 REGENTS BLVD W  69.05
100105615 1/6/2015 POWER/3503 BP WAY W  66.97
100077129 1/9/2015 POWER/2701 GRANDVIEW DR W  54.89
100714386 1/6/2015 POWER/3609 MARKET PL W, #201  51.60
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100156353 1/6/2015 POWER/4720 BP WAY W  49.66
100820972 1/9/2015 POWER/2700 SUNSET DR W  45.89
100357178 1/13/2015 POWER/2620 BP WAY W  45.77
100737857 1/7/2015 POWER/2101 MILDRED ST W  36.49
100312960 1/6/2015 POWER/3715 BP WAY W, #A-2  36.19
100176036 1/9/2015 POWER/2695 GRANDVIEW DR W  34.42
100401273 1/9/2015 POWER/8420 20TH ST W  30.90
100125363 1/12/2015 POWER/6817 27TH ST W  23.61
100129708 1/21/2015 POWER/2702 ELWOOD DR W  19.80
100802489 1/6/2015 POWER/3904 BP WAY W  14.44
100302273 1/6/2015 POWER/3715 BP WAY W, #D-2  14.43
100079031 1/6/2015 POWER/3715 BP WAY W, #D4  11.96
100079046 1/6/2015 POWER/3715 BP WAY W, #D5  10.07
100312905 1/6/2015 POWER/3715 BP WAY W, #A3-A  9.64
100312959 1/6/2015 POWER/3715 BP WAY W, #A-1  9.64
100109710 1/13/2015 POWER/8902 40TH ST W  8.85
100360066 1/13/2015 POWER/3850 GRANDVIEW DR W  8.29
100360059 1/13/2015 POWER/3800 GRANDVIEW DR W  8.29
100360178 1/13/2015 POWER/3900 GRANDVIEW DR W  6,290.48 8.29
50004072 1/13/2015 DESIGN ENGINEERING/56TH-CIRQUECITY TREASURER0011401/30/2015 51799  4,510.35
90600071 12/30/2014 REPLACE HYDRANT METER #9234 W/ #9197 38227  1,209.50Voucher:
90601965 1/8/2015 DEC14/HYDRANT STANDBY & CONSUMPTION  5,921.40 201.55
122776 11/17/2014 REPLACEMENT TIRES/PW FLEET/06 F-450FIRESTONE TIRE, CO.0238891/30/2015 51800  299.86

 597.53122781 11/17/2014 REPLACEMENT TIRES/PW FLEET/06 F-350 38229  297.67Voucher:
865-426947465 12/2/2014 TITLE PROCESSING/2116 BP WAY W  183.82FIRST AMERICAN TITLE INSUR. CO0021981/30/2015 51801  183.82

Voucher:  38230
184552 12/30/2014 TRUCK RENTAL/WASTE HAULINGLLOYD ENTERPRISES INC0012431/30/2015 51802  780.00

 1,495.00184551 12/29/2014 TRUCK RENTAL/WASTE HAULING 38231  715.00Voucher:
874-3507-900095-21/17/2015 MISC REPAIR & MAINTENANCE SUPPLIES  599.41LOWE'S BUSINESS ACCOUNT/GECRB0017971/30/2015 51803  599.41

Voucher:  38232
1214T14262 12/31/2014 INSPECTION&TESTING SVCS/CIRQUE SAFE ROUT  1,400.00MAYES TESTING ENGINEERS,INC.0242171/30/2015 51804  1,400.00

Voucher:  38233
I01439177-120320141/21/2015 ORDINANCE PUBLICATION/ORD #646  118.61NEWS TRIBUNE0010951/30/2015 51805  118.61

Voucher:  38234
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00074094 12/22/2014 VACTOR TRUCK REPAIR  3,817.41OWEN EQUIPMENT CO.0020891/30/2015 51806  3,817.41
Voucher:  38235

270 1/12/2015 JANITORIAL SERVICES/DUCK DAZE & UP  400.00P & N QUALITY JANITORIAL SVC.0228521/30/2015 51807  400.00
Voucher:  38236

2014DONATION 1/12/2015 2014 DONATION  3,000.00P.C. FAMILY JUSTICE CENTER0238081/30/2015 51808  3,000.00
Voucher:  38237

AR166908 1/20/2015 2014 GENERAL ELECTION & VOTER PAMPHLET CPIERCE COUNTY BUDGET & FINANCE0011091/30/2015 51809  21,220.88
AR166468 1/8/2015 DEC14/ANIMAL CONTROL & SHELTER SERVICES 38238  7,886.39Voucher:
AR166900 1/19/2015 SPECIAL OVERTIME/PAY CYCLES 25, 26 & 01 7,655.09
AR166868 1/16/2015 4THQTR14/GIS WIDE AREA NETWORK CHARGES  36,985.41 223.05
286287 1/5/2015 #9993/DEC14/SECURITY/CIVIC BUILDINGPIERCE COUNTY SECURITY, INC.0246981/30/2015 51810  2,831.00

 2,981.00286831 1/5/2015 #9205/DEC14/SECURITY/CIRQUE PARK 38239  150.00Voucher:
00341384 12/31/2014 TESTING & INPECTION SVCS/56TH ST SAFEROU  565.00PROFESSIONAL SERVICE IND. INC.0229371/30/2015 51811  565.00

Voucher:  38240
300000009641 1/2/2015 GAS/3715 BP WAY W, #D2 & #A3PUGET SOUND ENERGY CORP0011611/30/2015 51812  434.81

 493.95300000010987 1/2/2015 GAS/3715 BP WAY W, #E2 38241  59.14Voucher:
1 12/8/2014 CONNECT SEWER TO RESTROOM/SUNSET TERRACE  36,354.80R L ALIA COMPANY0253651/28/2015 51813  36,354.80

Voucher:  38242
122614 12/26/2014 TREE PRUNING/CURRAN ORCHARD  1,400.00ROBERT M. SWEET0222541/30/2015 51814  1,400.00

Voucher:  38243
10 1/13/2015 CONSTRUCTION/BP WAY W 3B PROJECT  63,836.56RODARTE CONSTRUCTION INC.0238831/30/2015 51815  63,836.56

Voucher:  38244
64682 1/3/2015 ACCT# 64682/MISC PURCHASES  6.99SAFEWAY, INC.0011241/30/2015 51816  6.99

Voucher:  38245
2 1/14/2015 CONSTRUCT/CIRQUE DRIVE SAFE ROUTES  176,423.32STAN PALMER CONSTRUCTION, INC0257821/30/2015 51817  176,423.32

Voucher:  38246
10469 12/3/2014 INSTALL CHAIN LINK FENCE/BRIARVIEW APT D  3,092.74SUMMIT FENCE CO.0240631/30/2015 51818  3,092.74

Voucher:  38247
2014DONATION 1/20/2015 2014 DONATION  3,000.00TACID0218001/30/2015 51819  3,000.00

Voucher:  38248
39320 12/31/2014 BP WAY PH 5/ROW ACQUISITION & APPRAISALUNIVERSAL FIELD SERVICES, INC.0253761/30/2015 51820  5,426.96

 7,351.4739321 12/31/2014 BP WAY PH 5/ROW ACQUISITION & APPRAISAL 38249  1,924.51Voucher:
F22213 1/12/2015 DEC14/CJH & CHS GYM USE/BASKETBALL  200.00UNIVERSITY PLACE SCHOOL DIST.0011511/30/2015 51821  200.00

Voucher:  38250
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745000006 1/13/2015 CUSTOMER #745000006/DEC14/MAINT FEES  22.00US BANK0253361/30/2015 51822  22.00
Voucher:  38251

4THQTR14 1/23/2015 4TH QTR 14/LEASEHOLD EXCISE TAX  1,443.06WA STATE DEPT OF REVENUE0016641/30/2015 51823  1,443.06
Voucher:  38252

4THQTR14 1/22/2015 FIRE FEES/4TH QTR 14  30,950.84WEST PIERCE FIRE & RESCUE0011491/30/2015 51824  30,950.84
Voucher:  38255

4THQTR14 1/26/2015 4TH QUARTER 14/VOLUNTEER HOURS  112.17DEPT OF LABOR & INDUSTRIES0030491/26/2015 3422946  112.17
Voucher:  38228

NOV14 1/12/2015 NOV14/USE TAX & B&O TAX  16,929.11WA STATE DEPT OF REVENUE00207212/26/2014 14532595  16,929.11
Voucher:  38253

DEC14 1/23/2015 DEC14/B&O TAX  5,809.60WA STATE DEPT OF REVENUE0020721/26/2015 14790626  5,809.60
Voucher:  38254

Sub total for BANK OF AMERICA:  444,866.33
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checks in this report. Grand Total All Checks: 36  444,866.33
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Business of the City Council 
City of University Place, WA

 
Proposed Council Action:   

 

Adopt a resolution approving the purchase of a  
perpetual easement over real property for the  
Chambers Creek Canyon Trail.  

 
 
 
 
 
 
 
 
 

 
Expenditure             Amount       Appropriation 
Required: $42,900.00            Budgeted: $42,900.00     Required: $0.00   
 

 
SUMMARY / POLICY ISSUES 

 

The cities of University Place and Lakewood and Pierce County are jointly working on the Chambers Creek 
Canyon Trail. Having trails in the Chambers Creek and Leach Creek Canyons has continuously been a goal of the 
City since its first visioning workshop held shortly after incorporation. Proposed trail alignments were depicted in 
the Chambers Creek Master Site Plan and the City’s first Parks Recreation and Open Space Plan, since 1997. 
 
In 2013, the City of University Place, in cooperation with the City of Lakewood and Pierce County, held a public 
open house, surveyed a trail alignment and developed a draft trail implementation plan. That plan was 
subsequently approved by the Councils of University Place, Lakewood and Pierce County as part of an interlocal 
agreement for Chambers Creek Canyon Trail. 
 
City staff have worked for years to acquire the necessary property and easement rights for the University Place 
portion of the Chambers Creek Canyon Trail, and the perpetual easement that is the subject of this resolution is 
essential to completion of the trail. The price for the perpetual easement has been established through a 
professional independent third party appraisal. Funds are already budgeted for trail corridor acquisitions. 
 

RECOMMENDATION / MOTION 
 
MOVE TO: Adopt a resolution approving the purchase of a perpetual easement over real property for the 

Chambers Creek Canyon Trail.  
 
 
 

Agenda No:  9B 
 

Dept. Origin: City Attorney’s Office 
 

For Agenda of: February 2, 2015 
 

Exhibits: Perpetual Trail Easement 
 GPA/Trueman Valuation Report 
 Resolution 
 

Approved by City Manager:   __________ 
Approved as to Form by City Atty:  __________ 
Approved by Dept. Head   __________ 
Approved by Finance Director:        __________ 
Concurred by Mayor:   __________ 
 
 



RESOLUTION NO.  
 

A RESOLUTION OF THE CITY OF UNIVERSITY PLACE, WASHINGTON, 
APPROVING THE PURCHASE OF A PERPETUAL EASEMENT OVER REAL 
PROPERTY FOR THE CHAMBERS CREEK CANYON TRAIL  
 
 
WHEREAS, the cities of University Place and Lakewood and Pierce County are jointly 

working on the Chambers Creek Canyon Trail; and 
 
WHEREAS, having trails in the Chambers Creek and Leach Creek Canyons has 

continuously been a goal of the City since its first visioning workshop held shortly after 
incorporation; and 

 
WHEREAS, proposed trail alignments were depicted in the Chambers Creek Master Site 

Plan and the City’s first Parks Recreation and Open Space Plan, since 1997; and 
   
WHEREAS, in 2013, the City of University Place, in cooperation with the City of Lakewood 

and Pierce County, held a public open house, surveyed a trail alignment and developed a draft trail 
implementation plan; and   

 
WHEREAS, that plan was subsequently approved by the Councils of University Place, 

Lakewood and Pierce County as part of an interlocal agreement for Chambers Creek Canyon Trail; 
and 

 
WHEREAS, City staff have worked for years to acquire the necessary property and 

easement rights for the University Place portion of the Chambers Creek Canyon Trail, and the 
perpetual easement that is the subject of this resolution is essential to completion of the trail; and 

 
WHEREAS, the price for the perpetual easement has been established through a 

professional independent third party appraisal; 
 

 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
UNIVERSITY PLACE, WASHINGTON, AS FOLLOWS: 
 

Section 1. Incorporation of Recitals. The recitals are hereby incorporated herein as if 
set forth in full. 
 

Section 2. Approval of Form of Documents. The City Council hereby approves 
execution of the documents necessary to complete acquisition of the perpetual easement in 
substantially the form of the documents accompanying this Resolution. 
 

Section 3. Completion of Transaction. The City Manager is authorized to take and 
execute any additional measures or documents that may be necessary to complete this transaction, 
which are consistent with the approved form of document attached, and the terms of this 
Resolution. 
 
 Section 4. Effective Date.  This Resolution shall be effective immediately upon 
adoption by the City Council. 
 
 ADOPTED BY THE CITY COUNCIL ON FEBRUARY 2, 2015. 
 
 
 

________________________________ 
       Denise McCluskey, Mayor 

  



 
 
ATTEST: 
 
 
________________________________ 
Emelita Genetia, City Clerk 
 
APPROVED AS TO FORM: 
 
 
________________________________ 
Steve Victor, City Attorney 

  



 

 

 

 

After recording return to: 

City of University Place 
ATTN: Development Services Dept. 
3715 Bridgeport Way W. 
University Place, WA  98466 
 

GRANTORS:  John L. Gilchrist, Jr. and Barbara J. Gilchrist, husband and wife 
GRANTEE:  City of University Place, a WA municipal corporation 
TAX PARCEL NOS.: Ptn of #0220237018 and #0220237016 

 
PERPETUAL TRAIL CORRIDOR ACCESS EASEMENT AGREEMENT 

 

THIS AGREEMENT is made and entered into this ___ day of ________, 2015, by and between 
John and Barbara Gilchrist, husband and wife, with an address located at 6014 60th Street Court West 
University Place, Washington 98467 (“Grantors”), and the City of University Place, a Washington municipal 
corporation, with offices at 3715 Bridgeport Way West, University Place, WA 98466 (“Grantee”). 

R E C I T A L S 

WHEREAS, Grantors are the owner of certain real property in University Place, Washington, more 
particularly described on Exhibit A, attached hereto and by this reference incorporated herein (“the 
Property”); and 

WHEREAS, the Property lies between properties across which has been acquired by the Cities of 
University Place and Lakewood and Pierce County for a public trail that comprises part of a public trail 
system that is of significant interest and value to Grantee and the general public; and 

WHEREAS, Grantors desire to convey to Grantee an easement across a portion of the Property 
for purposes of preserving open space and establishing a public trail that will connect previously established 
and planned public trails on nearby lands and thereby provide for enhanced public recreational 
opportunities; and 

WHEREAS, Grantee is a “public body,” authorized to acquire interests in real property for purposes 
of providing for public recreational opportunities; 

NOW, THEREFORE, it is agreed as follows: 



1. Grant of Easement. 

In consideration of the sum of forty-two thousand nine hundred dollars ($42,900.00) and other good 
and valuable consideration, receipt of which is hereby acknowledged, the Grantors hereby grant unto the 
Grantee, a public easement (“the Easement”) on, over and across the Property consisting of a corridor 
fifteen feet (15') in width lying along an alignment shown on the map attached hereto as Exhibit A, and by 
this reference incorporated herein, for the duration and purpose set forth herein below and consisting of the 
rights hereinafter enumerated. 

2. Duration. 

The Easement is granted in perpetuity and shall run with the land so as to be forever binding upon 
the parties hereto and their respective heirs, personal representatives, administrators, successors and 
assigns. 

3. Purpose. 

The purpose of this Easement is to preserve and maintain the area within the Easement boundary 
(“Easement Corridor”) for use, preservation and maintenance of a public right-of-way for a trail for the use 
and benefit of the Grantee and the general public. 

4. Rights Conveyed. 

The rights and corresponding obligations conveyed by this Easement are as follows: 

A. To maintain the Easement Corridor as open space free from man-made improvements except 
as otherwise provided herein; 

B. To establish within the Easement Corridor a trail; 

C. To lay out, mark, develop, construct, maintain or relocate a trail or foot path within the Easement 
Corridor; 

D. To make minor topographical changes to the Property within the Easement Corridor for the 
necessity and convenience of locating a trail; 

E. To establish and maintain appropriate signage within the Easement Corridor marking the trail 
and providing directions or other appropriate information in connection with the trail; 

F. To enter upon the Easement Corridor for all reasonable and necessary construction, 
maintenance and repair of the trail and Easement Corridor; 

G. To manage vegetation within the Easement Corridor through selective planting and/or removal 
of trees, shrubs, grasses or exotic or noxious plant species in order to maintain and enhance the scenic, 
natural, ecological values of the Easement Corridor; and 

H. To maintain the Easement Corridor in a good, clean and sanitary condition, free from waste or 
litter and any condition that is offensive to the public health, safety or welfare or that constitutes a nuisance. 
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5. Grantors’ Representations. 

Grantors represent that they are the current owners in fee title to the Property, and that they have 
full legal authority to grant this Easement to Grantee free of liability for any lien or encumbrance previously 
placed thereon by Grantors.  

6. Enforcement. 

This Agreement may be enforced by any means or remedy available at law or in equity, including 
the remedy of specific performance. 

7. Acceptance. 

By its signature set forth herein below, Grantee hereby accepts the foregoing grant of this Trail 
Access Easement subject to the terms and conditions herein contained. 

8. Binding Effect. 

This Agreement extends to and is binding upon the parties and their respective heirs, personal 
representatives, successors and assigns. 
 
DATED this ___ day of February, 2015. 
 

GRANTORS:     GRANTEE: 
 
      CITY OF UNIVERSITY PLACE, 
      a WA municipal corporation 
 
 
By:_________________________________ By:_________________________________  
 John L. Gilchrist, Jr.    Stephen P. Sugg, City Manager 
 
By:_________________________________  
  Barbara J. Gilchrist 
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STATE OF WASHINGTON ) 
    ss. 
COUNTY OF PIERCE  ) 
 
On this day personally appeared before me JOHN L. GILCHRIST, JR., said person having acknowledged that 
he signed this instrument and on oath stated that he was authorized to execute the instrument and 
acknowledged it to be the free and voluntary act of such party for the uses and purposes mentioned in 
the instrument. 
 
 DATED this ______ day of February, 2015. 
[SEAL] 
       _______________________________________   
       NOTARY PUBLIC in and for the State of WA 

residing at: _____________________________   
       My commission expires:  __________________   
STATE OF WASHINGTON ) 
    ss. 
COUNTY OF PIERCE  ) 
 
On this day personally appeared before me BARBARA J. GILCHRIST, said person having acknowledged that 
she signed this instrument and on oath stated that she was authorized to execute the instrument and 
acknowledged it to be the free and voluntary act of such party for the uses and purposes mentioned in 
the instrument. 
 
 DATED this ______ day of February, 2015. 
[SEAL] 
       ______________________________________  
       NOTARY PUBLIC in and for the State of WA 

residing at: _____________________________   
       My commission expires:  __________________   
 
STATE OF WASHINGTON ) 
    ss. 
COUNTY OF PIERCE  ) 
 
On this day personally appeared before me STEPHEN P. SUGG, said person having acknowledged that he 
signed this instrument and on oath stated that he was authorized to execute the instrument and 
acknowledged it as the City Manager of the City of University Place to be the free and voluntary act of 
such party for the uses and purposes mentioned in the instrument. 
 
 DATED this ______ day of February, 2015. 
[SEAL] 
 
       _______________________________________   
       NOTARY PUBLIC in and for the State of WA 

residing at: _____________________________   
       My commission expires:  __________________   
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EXHIBIT A 
(Map With Delineation of Trail Corridor Easement) 
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GPA Trueman • 7522 – 28th Street West, University Place, WA 98466 • P: (253) 564-1342 • F: (253) 566-9560 • gpatrueman.com 

Real Estate Appraisers and Consultants 

November 25, 2014  
 
Mr. Steven Victor, City Attorney  
University Place  
3715 Bridgeport Way West 
University Place, Washington 98466 
 
Re: Opinion of the Market Values of Builder’s of America Short Plat #SPL06-0003  

Located at 6014 60th Street Court West 
University Place, Washington 98467 

 
File Number 14-075 
 
Dear Mr. Victor, 
 
In fulfillment of your request, please find the attached report of my appraisal of the fee simple 
interest in the subject property, as of August 2, 2011 and the effect of the pedestrian easement on 
the property.  In accordance with your request, I have inspected the property, which is legally 
described in this retrospective appraisal report, for the purpose of estimating the market value 
thereof.  The report sets forth my opinion of market value, along with a summary of the supporting 
data and reasoning which form the basis of my opinion.   
 
The opinion of value reported is qualified by certain definitions, limiting conditions and certifications 
which are set forth in this report.  This report was prepared for and my professional fee billed to the 
City of University Place.  It is intended only for use by your internal management, your auditor and 
appropriate regulatory authorities.  Additional users may include Mr. John Gilchrest and his attorney 
Mr. Kenyon Luce.  It may not be distributed to or relied upon by other persons or entities without 
written permission. 
 
Within the attached report you will find a summary of the data, the calculations and the conclusions 
upon which the final estimate of value was based.  I certify that to the best of my knowledge the 
information in this report is correct, that nothing relevant has knowingly been withheld, and that I 
have no present or contemplated future interest in the subject property. 
 
The reported analyses, opinions and conclusion were developed, and reported according to format 
recommendations as set forth by the format recommendations as set forth by the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal Institute and to 
the Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation.  
The USPAP are recognized throughout the United States as generally accepted standards of 
appraisal practice. 
 



Mr. Victor 
Page 2 
November 25, 2014 

GPA Trueman 

Based on the information contained in this report and other information retained in my files, the 
appraiser’s opinions of the market values of the subject are as follows: 

 

 Value Before the Pedestrian Easement    $502,900 

 Value with Pedestrian Easement     $460,000 

 Value Difference due to Pedestrian Easement   $42,900 

 

These value opinions are subject to the Assumptions and Limiting Conditions noted within this 
report.   
 
Very truly yours, 
 
GPA Trueman 
 
 
 
 
Bruce E. Pyrah     Richard E. Pinkley, President  
State-certified General Real Estate Appraiser  State-certified General Real Estate Appraiser 
Number 1101580     Number 1101074 
 
BEP/REP: bep/tdb 
 
Attachments 
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CERTIFICATION 
 

I certify that to the best of my knowledge and belief, 

 The statements of fact contained in this report are true and correct. 

 The reported analyses, opinions and conclusions are limited only by the reported assumptions 
and limiting conditions and are my personal, impartial, and unbiased professional analyses, 
opinions and conclusions. 

 I have no present or prospective interest in the property that is the subject of this report, and no 
personal interest with respect to the parties involved. 

 I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

 My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

 My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

 The reported analysis, opinions and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Code of Professional Ethics and Standards 
of Professional Appraisal Practice of the Appraisal Institute, which include the Uniform 
Standards of Professional Appraisal Practice. . 

 The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives. 

 
 Bruce E. Pyrah made a personal inspection of the comparable sales analyzed herein.  He 

conducted the valuation analysis and provided the primary composition of the report.  Richard E. 
Pinkley contributed to the valuation analysis, the composition, and reviewed the report in its 
entirety. 

 
 I have not performed a previous appraisal of the subject property.  No one provided significant 

real property appraisal assistance to the persons signing this certification. 
 
 
 
 
 
Bruce E. Pyrah Richard E. Pinkley 
State-certified General Real Estate Appraiser State-certified General Real Estate Appraiser 
Number 1101580     Number 1101074 
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I. INTRODUCTION 

An appraisal is a statement of opinion, supported by reasons and evidence.  Its accuracy depends 
upon the basic competence and integrity of the appraiser and on the soundness and skill by which 
the appraiser processes the data.  Its worth is influenced by the availability of pertinent data.  The 
appraiser’s opinion must be unbiased, as he does not make the market, but rather interprets the 
market.  Defined, an appraisal is a written statement independently and impartially prepared by a 
qualified appraiser setting forth an opinion as to the market value of an adequately described 
property as of a specific date(s), supported by the presentation and analysis of relevant market 
information. 

The property under appraisal is a four lot short plat located at 6014 60th Street Court West, 
University Place, Pierce County, State of Washington.  The short plat is identified as City of 
University Place Short Plat Number SPL06-0003, recorded 201001055001.  The four individual 
parcels were known as Pierce County Assessor’s parcels 022023-7015, 022023-7016, 022023-
7017 and 022023-7018.  The parcels have changed subsequent to the purchase of the short plat 
due to boundary line adjustments, combining lots and assemblage with adjacent properties.  The 
lots were finished as of the effective date of this appraisal with roads, sidewalks, entry, curbing and 
utilities to the individual lots.   

In accordance with the authorization of the City of University Place Attorney, Mr. Steven Victor, I 
have undertaken an appraisal analysis to estimate the market value of the herein described 
property, under the guidelines as established by the Uniform Standards of Professional Appraisal 
Practice.   
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SUBJECT PHOTOS 

(All subject photos are from reproductions of NWMLS photos of the subject property) 

 
Subject property: looking east along 60th Street Court West from Alameda Avenue West 

 
Subject property:  entry area with turnaround looking east  
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Leach Creek running along southeast boundary of subject property    
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Assumptions and Limiting Conditions 

The legal description of the property under review, although furnished by reliable sources and 
assumed to be correct, has not been investigated and no responsibility is taken for its correctness. 

No land surveys were ordered or made by the appraiser, and the site dimensions and areas were 
taken from maps and data supplied by the client or available county records and are assumed 
correct. 

This report is based on the premise that the title to the property is good and merchantable and that 
there are no liens, clouds or encumbrances against the title.  No responsibility or liability is assumed 
for matters, which are legal in nature, nor is any opinion on the title rendered herewith. 

The appraisal of any value pertaining to sub-surface rights has not been considered as a part of this 
report. 

Soil stability and bearing capacity are assumed to be sufficient to permit development; however, no 
specific soil bearing tests were either furnished or made a part of this report. 

The appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil 
or structures or proposed structures which would render it more or less valuable.  The appraiser 
assumes no responsibility for such conditions or for engineering, which might be required to 
discover such factors. 

If the water supply is other than a public source, it is assumed that the subject’s water supply is 
adequate and consistent with Pierce County and Washington State regulations.  It is further 
assumed that the use and maintenance is governed by a mutual maintenance and water 
agreement.  

Any maps, sketches or photographs included in this report are for illustrations and as an aid in 
visualizing the property only. 

No guarantee is made as to the accuracy of the estimates or opinions furnished by others, which 
have been used in making this appraisal.  It is further assumed that the opinions, estimates and 
data contained in this report are accurate. 

Possession of this report or any portion or copy thereof, does not carry with it the rights to 
publication, nor may the same be used for any purpose by any but the client without the prior 
written consent of the appraiser and, in any event, only in its entirety. 
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The appraiser by reason of this appraisal is not required to give testimony or attendance in court or 
at any governmental hearing with reference to the property appraised, unless arrangements have 
been made therefore. 

Unless otherwise stated in this report, the existence of hazardous material, which may or may not 
be present on the property, was not observed by the appraiser.  The appraiser has no knowledge of 
the existence of such materials on or in the property.  The appraiser, however, is not qualified to 
detect such substances.  The presence of substances such as asbestos, urea-formaldehyde foam 
insulation, heavy metals, carcinogenic and identified non-carcinogenic chemicals, PCB’s, UST’s or 
LUST’s, or other potentially hazardous materials may affect the value of the property.  The value 
estimate is predicated on the assumption that there is no such material on or in the property that 
would cause a loss in value.  No responsibility is assumed for any such conditions, or for any 
expertise or engineering knowledge required to discover them.  The client is urged to retain an 
expert in this field, if desired.  The value and conclusions expressed within this report assume the 
subject property can pass a Phase I Environmental Risk Report. 

Note is made of the Americans with Disabilities Act (“ADA”) which became effective January 26, 
1992.  I have not made a specific compliance survey and analysis of this property to determine 
whether or not it is in conformity with the various detailed requirements of the ADA.  It is possible 
that a compliance survey of the property, together with a detailed analysis of the requirements of 
the ADA, could reveal that the property is not in compliance with one or more of the requirements of 
the Act.  If so, this fact could have a negative effect upon the value of the property.  Since I have no 
direct evidence relating to this issue, I did not consider possible non-compliance with the 
requirements of the ADA in estimating the value of the property. 

I have not been provided with an environmental report, structural inspection report, or a hydrologic 
or soils report, or property survey.  I am not expert in these areas, and generally rely on the 
technical reports of qualified personnel.  I specifically assume that there are no unapparent 
conditions which affect the value or utility of the property. 
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Summary of Important Facts and Conclusions 
  

Property Location: 6014 60th Street Court West, University Place, Pierce County, 
State of Washington.    

Property Type: Finished short plat with four lots 

Date of Report: November 25, 2014 

Effective Date of Value: August 2, 2011 

Date of Inspection: November 12, 2014 

Property Rights Appraised: Fee simple interest 

Tax Parcel Numbers: 022023-7015, 022023-7016, 022023-7017, 022023-7018 

Site Size: 129,939± Square Feet or 2.98± Acres in the preceding four parcels 

  

Value Before the Pedestrian Easement: $502,900 

Value with Pedestrian Easement: $460,000 

Value Difference due to Pedestrian Easement: $42,900 
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II. FACTUAL DATA 

A. GENERAL INFORMATION 

Title Report/Legal Description 

No title report was ordered by or furnished to the appraiser’s office.  The Statutory Warranty Deed 
was furnished by the client and can be found within the Pierce County Recordings.  A copy of the 
Statutory Warranty Deed with the legal descriptions is included in the Addenda of this report. 

Should title report information other than that presented herein be revealed, the appraiser reserves 
the right to change, alter, and/or modify any portion of this report, including the expressed value 
conclusions, as the appraiser deems necessary and/or appropriate. 

Scope of Work 

The Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation 
defines scope of work as “the type and extent of research and analysis in an assignment.”  It further 
states that “the acceptability of an appraiser’s work is judged based on two tests:  The expectation 
of parties who are regularly intended users for similar assignments and what an appraiser’s peers’ 
actions would be in performing the same or a similar assignment.”  In regard to the subject property, 
this involved the following steps: 

1) This appraisal considers the impact on value of a pedestrian easement on the 
subject property.  The conditions of the easement are discussed in the following 
pages of this report under Easements or Encumbrances.  A “before and after” 
methodology is used.  This methodology is described in the Dictionary of Real 
Estate, Fifth Edition as “In eminent domain valuation, a procedure in which just 
compensation is measured as the difference between the value of the entire 
property before the taking and the value of the remainder after the taking.”  

2) This is a retrospective valuation with an effective date of value of August 2, 2011. 

3) I have not performed a previous appraisal of the subject property within the three 
years prior to this assignment.  

4) Regional, city, county and neighborhood data was based on information available 
on the internet.  The neighborhood section was based upon a physical inspection 
of the area as well as data from the city of Tacoma and Pierce County. 
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5) The subject property data was based upon information obtained from Pierce 
County.  Other subject property data was compiled from the public records and 
from a physical inspection of the site. 

6) In estimating the highest and best use for the property, an analysis was made of 
data compiled in the steps noted above.  In addition, the appraiser identified and 
analyzed the effect on use and value of existing land use regulations, 
investigated reasonably probable modifications of such land use regulations, 
performed a study of the market activity in the subject area along with a study of 
economic supply and demand, the physical adaptability of the real estate and 
market area trends to help determine the economic feasibility of the existing 
improvements. 

7) In developing approaches to value, market data used was collected from the 
GPA Trueman office files, other appraisers, realtors or persons knowledgeable of 
the subject property marketplace, public and private data services and municipal 
offices in the greater Tacoma/Pierce County Metropolitan area.   

8) To develop the opinion of value, the appraiser undertook an appraisal of the 
subject property and reported his findings and conclusions in an appraisal report, 
containing sufficient information necessary to enable the reader to understand 
the appraiser’s opinion.  This report summarizes the information analyzed, the 
appraisal methods and techniques employed, and the reasoning that supports 
the analysis, opinions and conclusions.  Any third party studies referred to, such 
as pest inspections, health letter, structural reports, completion per plans and 
specifications, et cetera, if any, have been noted in the Reconciliation Section. 

9) After assembling and analyzing the data defined in this scope of the appraisal, a 
final opinion of market value was made. 

The scope of work is intended to be sufficient to provide credible and useful assignment results for 
the intended user and the intended use. 
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Market Value Definition 

According to the Uniform Standards of Professional Appraisal Practice, and regulations published 
by federal regulatory agencies pursuant to Title XI of the Financial Institutions Reform, Recovery 
and Enforcement Act (FIRREA) of 1989 between July 5, 1990 and August 24, 1990, by the Office of 
the Comptroller of the Currency (OCC), Federal Reserve Board (FRB), Federal Deposit Insurance 
Corporation (FDIC), Office of Thrift Supervision (OTS) and the National Credit Union Administration 
(NCUA), Market Value is defined as: 

The most probable price which a property should bring in a competitive and open 
market under all conditions requisite to a fair sale, the buyer and seller each acting 
prudently and knowledgeably, and assuming the price is not affected by undue 
stimulus.  Implicit in this definition are the consummation of a sale as of a specified 
date and the passing of title from seller to buyer under conditions whereby: 

1) buyer and seller are typically motivated; 

2) both parties are well informed or well advised, and acting in what they consider 
their own best interests; 

3) a reasonable time is allowed for exposure in the open market; 

4) payment is made in terms of cash in U.S. dollars or in terms of financial 
arrangements comparable thereto; and 

5) the price represents the normal consideration for the property sold unaffected by 
special or creative financing or sales concessions granted by anyone associated 
with the sale. 

This definition of market value is commonly used in connection with mortgage lending by a number 
of government agencies and others.  It is designed to provide an accurate and reliable measure of 
the economic potential of property involved in federally related transactions. 

In applying this definition of market value, adjustments to the comparables must be made for 
special or creative financing or sales concessions.  No adjustments are necessary for those costs 
that are normally paid by sellers as a result of tradition or law in a market area; these costs are 
readily identifiable since the seller pays these costs in virtually all sales transactions.  Special or 
creative financing adjustments can be made to the comparable property by comparisons to 
financing terms offered by a third party financial institution that is not already involved in the 
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property or transaction.  Any adjustment should not be calculated on a mechanical dollar-for-dollar 
cost of the financing or concession, but the dollar amount of any adjustment should approximate the 
market’s reaction to the financing or concessions based on the appraiser’s judgment. 

Retrospective Value Opinion Definition 

The client has requested a retrospective value opinion for the subject property as of April 2, 2011.  
The Dictionary of Real Estate Appraisal, Fifth Edition, published by the Appraisal Institute, 2010, 
defines Retrospective Value Opinion as follows: 

“A value opinion effective as of a specified historical date.  The term does not define 
a type of value.  Instead, it identifies a value opinion as being effective at some 
specific prior date.  Value as of a historical date is frequently sought in connection 
with property tax appeals, damage models, lease negotiations, deficiency judgments, 
estate tax, and condemnation.  Inclusion of the type of value with this term is 
appropriate, e.g., ‘retrospective market value opinion’.” 

Extraordinary Assumption 

The term “Extraordinary Assumption” is defined in USPAP as: 

“An assumption, directly related to a specific assignment, as of the effective date of 
the assignment results, which, if found to be false, could alter the appraiser(‘s’) 
opinions or conclusions.  Extraordinary assumptions presume as fact otherwise 
uncertain information about physical, legal or economic characteristics of the subject 
property; or about conditions external to the property, such as market conditions or 
trends; or about the integrity of data used in an analysis.” 

Standards Rule 1-2(f) of the Uniform Standards for Appraisal Practice states that “an extraordinary 
assumption may be used in an assignment only if:  It is required to properly develop credible 
opinions and conclusions; the appraiser has a reasonable basis for the extraordinary assumption; 
use of the extraordinary assumption results in a credible analysis, and; the appraiser complies with 
the disclosure requirements set forth in USPAP for extraordinary assumptions.” 

Standards Rule 2-2(a)(x) of the Uniform Standards for Appraisal Practice requires that the appraiser 
must “clearly and conspicuously state all extraordinary assumptions; and state that their use might 
have affected the assignment results.” 

This analysis contains no Extraordinary Assumptions.  
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Hypothetical Condition 

The term “Hypothetical Condition” is defined in USPAP as: 

“A condition, directly related to a specific assignment, which is contrary to what is 
known by the appraiser to exist on the effective date of the assignment results, but is 
used for the purpose of analysis.  Hypothetical conditions are contrary to known facts 
about physical, legal or economic characteristics of the subject property; or about 
conditions external to the property, such as market conditions or trends; or about the 
integrity of data used in an analysis.” 

Standards Rule 2-2(a)(x) of the Uniform Standards for Appraisal Practice requires that the appraiser 
must “clearly and conspicuously state all hypothetical conditions; and state that their use might 
have affected the assignment results.” 

This analysis contains no hypothetical conditions. 

Marketing Period 

Regulatory appraisal standards require all appraisal reports to analyze and report a normal or 
reasonable marketing period for the subject property.  Normal Marketing Period generally is defined 
as the amount of time necessary to expose a property to the open market in order to achieve a 
sale.  Implicit in this definition is the following characteristics: 

The property will be actively exposed and aggressively marketed to potential 
purchasers through marketing channels commonly used by sellers of similar type 
properties. 

The property will be offered at a price reflecting the most probable markup over 
market value used by sellers of similar type properties. 

A sale will be consummated under the terms and conditions of the definition of 
market value required by the regulation. 

USPAP defines Marketing Time in Advisory Opinion 7 (AO-7) as “the reasonable marketing time is 
an opinion of the amount of time it might take to sell a real or personal property interest at the 
concluded market value level during the period immediately after the effective date of an appraisal.” 
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Marketing time is based on the sales utilized in this analysis and sales of other similar properties, 
with consideration given to the current market.  This marketing time is estimated to be six months or 
less. 

Exposure Time 

USPAP defines Exposure Time in Statement No. 6 as follows: “the estimated length of time the 
property interest being appraised would have been offered on the market prior to the hypothetical 
consummation of a sale at market value on the effective date of the appraisal; a retrospective 
opinion based on an analysis of past events assuming a competitive and open market.” 

Exposure time is different for various types of property and under various market conditions.  It is 
noted that the overall concept of reasonable exposure encompasses not only adequate, sufficient 
and reasonable time, but also adequate, sufficient and reasonable effort. 

Exposure time is always presumed to occur prior to the effective date of the appraisal.  In the 
appraisal of the subject property, typical exposure time takes into consideration the operating 
history of the subject property, its condition and its location.   

In the development of estimating the exposure time, the appraiser has reviewed historical data 
relative to the sales of comparable properties, gathered information through sale verification, 
conducted interviews with agents and considered changes in the market. 

Based on the foregoing, it is the appraiser’s opinion that the subject’s exposure time is less than six 
months. 

Property Rights Appraised 

The property rights being appraised are those held in fee simple estate and encumbered with a 
pedestrian easement.   

By definition, “Fee Simple Estate” is: 

“Absolute ownership, unencumbered by any other interest or estate; subject only to 
the limitations imposed by the governmental powers of taxation, eminent domain, 
police power, and escheat.” 
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Definition of Easement 

“An interest in real property that conveys use, but not ownership, of a portion of an 
owner’s property.  Access or right-of- way easements may be acquired by private 
parties or public utilities.  Governments dedicate conservation, open space, and 
preservation easements.”   

These definitions are contained in The Dictionary of Real Estate Appraisal, Fifth Edition, which was 
copyrighted by the Appraisal Institute in 2010. 

Identification of Client 

The term “Client” is defined in USPAP as: 

“The party or parties who engage an appraiser (by employment or contract) in a 
specific assignment.” 

GPA Trueman has been retained by Mr. Steve Victor, representing the City of University Place, who 
is identified as the client.     

Intended Use of Report 

The term “Intended Use” is defined in USPAP as: 

“The use or uses of an appraiser’s reported appraisal, appraisal review or appraisal 
consulting assignment opinions and conclusions, as identified by the appraiser 
based on communication with the client at the time of the assignment.” 

In accordance with your request, I have inspected the subject property for the purpose of estimating 
the market value of the fee simple interest and its value “subject to a an existing pedestrian 
easement.  It is the appraiser’s understanding that this appraisal will be used for decisions 
regarding possible compensation to the current owner of encumbered parcels.     
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Intended User of Report 

The term “Intended User” is defined in USPAP as: 

“The client and any other party as identified, by name or type, as users of the 
appraisal, appraisal review or appraisal consulting report by the appraiser on the 
basis of communication with the client at the time of the assignment.” 

The intended user of the subject report is the aforementioned client.  Additional clients may include 
Mr. John Gilchrest, the current owner of the encumbered parcels, and his legal representative Mr. 
Kenyon Luce.  

Statement of Ownership and Recent History 

As previously stated, no title report was ordered by or furnished to the appraiser’s office; therefore, 
public information has been relied upon for the information contained herein.  The subject property 
is an improved short plat with streets and utilities installed.  It has no sale history in the 
configuration as of the effective date of value.     

As of the effective date of value, it appears the title to the subject property is vested in Builders of 
America, LLC.  The property had been actively listed for sale for a very short time at $500,000 and 
as of the effective date of value it was pending sale for $500,000.  The statutory warranty deed 
indicates the property transferred ownership on August 3, 2011 to Tyler and Stephanie Legary.   

Date of Appraisal 

The effective date of value is August 2, 2011.  

Date of Inspection 

A cursory off-site visual inspection of the subject property was last conducted on November 12, 
2014.   

Map Reference 

For map reference purposes, the subject property can be located in the 2011 Edition of Thomas 
Brothers Pierce County Map, Page 802, Section J-5. 
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Larger Parcel 

Larger Parcel is defined in The Dictionary of Real Estate Appraisal, Fifth Edition as:  

“In governmental land acquisitions, the tract or tracts of land that are under the 
beneficial control of a single individual or entity and have the same, or an integrated, 
highest and best use.  Elements for consideration by the appraiser in making a 
determination in this regard are contiguity, or proximity, as it bears on the highest 
and best use of the property, unity of ownership, and unity of highest and best use.  
In most states, unity of ownership, contiguity, and unity of use are the three 
conditions that establish the larger parcel for the consideration of severance 
damages.  In federal and some state cases, however, contiguity is sometimes 
subordinated to unitary use.” 

The subject’s larger parcel consists of the four parcels forming the subject short plat.  They are 
contiguous, have the same ownership and the same highest and best use for single-family 
residential development.       

Appraisal Conditions 

Appraisal standards for federally related transactions require consideration of the following: 

Compliance with Standards Rule 2-2 USPAP, 2014-2015 Edition 

Standards Rule 2-2 of the Uniform Standard of Professional Appraisal Practice, 2014-2015 Edition, 
requires the appraiser to identify which of two report options they are using to prepare the appraisal 
report for the subject property, an appraisal report or restricted appraisal report format.   

Based on the needs of the client, I have prepared an appraisal report completed under the rules of 
Standard 2-2 (a) of the USPAP, 2014-2015 Edition. 

Competency 

The appraiser signing this report herein state that he is competent and sufficiently well versed in 
analyzing, appraising and rendering market value of properties of the subject type and 
characteristics. 
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Prohibited Influences 

The appraisal assignment was not based upon a requested minimum, specific valuation or approval 
of a loan.  Employment of the appraiser was not conditioned upon the appraisal producing a 
specific value or value opinion within a given range.  Neither employment nor compensation is 
based upon approval of any related loan application. 

Personal Property, Fixtures and Intangible Items 

Any personal property, fixtures and/or intangible items involved in the transaction have been 
excluded from the valuation of the real property.   

Trend Analysis 

Federal appraisal standards require all appraisals to analyze and report on current market 
conditions and trends that will affect projected income or the absorption period to the extent they 
affect the value of the subject property.  This standard requires the appraiser to describe in the 
appraisal report any market trends that may affect the value of the property under analysis.  This 
standard applies whether the trends reflect rising or declining values. 

Almost every market characteristic that affects a property’s marketability and value can be reduced 
to a matter of supply and demand in the marketplace.  As a result, the supply and demand 
relationship is the focus of the appraiser’s attention in attempting to identify trends that may 
influence the subject’s marketability and value. 

The Puget Sound real estate market is recognized by all participants as being historically troubled.  
This prognosis ranges across all aspects of the real estate market, i.e., office, industrial, retail and 
residential housing.   

As a result of the collapse of the sub-prime mortgage market in 2007 and 2008 coupled with the 
downturn in both the national and local economy, the housing market, as well as much of the 
commercial and industrial markets, have experienced deflating price pressures and increasing 
vacancies.  Housing prices have fallen over 35% since mid 2007 and there has been limited activity 
in the middle to upper price ranges.  New housing starts are minimal while foreclosure, distressed 
properties, and short sale activity still dominates the single-family residential market.  There is an 
abundance of partially improved subdivision land and new subdivision development is unfeasible for 
the extended foreseeable future.  Commercial activity is closely aligned with the single-family 
residential market.  Data services and commercial brokerages generally report declining vacancies 
and stabilizing rates for existing commercial and industrial properties which indicates a turn-around 
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from the past levels of higher vacancies, rent concessions, and lowered rental rates.  Speculative 
building continues to be very limited due to the difficulty in obtaining financing.  However, well-
funded buyers and developers remain active and are taking advantage of reduced prices for most 
property types.  

Sales activity for single-family properties in the King County market has increased over the last year 
and has begun to spread to adjacent Snohomish County.  Activity in the Pierce County market 
remains spotty but is expected to increase as demand increases in the counties to the north.  
Generally, the most common projections being heard are that the bottom of the market has been 
reached and there is stability.  A slow and steady turn-around is expected. 
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COUNTY MAP 
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Pierce County Description 

The subject property is located in Pierce County, which comprises the Tacoma PMSA and is 
located on Puget Sound in Western Washington, between King and Thurston Counties.  Created 
out of Thurston County by the 1852 Territorial Legislature of Oregon, Pierce County includes the 
cities and communities of Anderson Island, Ashford, Bonney Lake, Eatonville, Edgewood, Fife, Fox 
Island, Gig Harbor, Graham, Herron Island, Lakewood, Milton, Orting, Pacific, Puyallup, Roy, 
Spanaway, Sumner, Tacoma, and University Place.  Pierce County is situated near the southern 
end of Puget Sound.   

With an estimated 2011 population of 802,150, Pierce County is the second most populous county 
in Washington.  The city of Tacoma is the county seat and the dominant incorporated community, 
with an estimated 2011 population of 198,900.  Most of Pierce County’s population is located in the 
Tacoma urban area.  This area is bound on the north by the Pierce/King County line, on the east by 
Puyallup, Sumner, and Lake Tapps, on the south by Joint Base Lewis-McChord (formerly Fort 
Lewis and McChord Air Force Base), and on the west by Puget Sound.  The remainder of the 
county is predominantly rural and somewhat sparsely populated.  Mount Rainier National Park 
dominates the southeastern section, and much of the southern portion is rugged wooded terrain. 

The Pierce County reported average annual civilian labor force for March 2012 was 397,940, 
versus a March 2011 average of 391,490.  This compares with an average annual civilian labor 
force in Washington State of 3,501,330 in March 2012, versus a March 2011 average of 3,486,410. 

The Puget Sound area’s geographic location has made it an ideal location for Department of 
Defense military bases.  Located equidistant between Europe and North Asia, with access to deep-
sea ocean ports, this region has seen deployment of U.S. military forces for all major military 
conflicts in the 20th century.  Joint Base Lewis-McChord is located in Pierce County and is home to 
Madigan Medical Center and Hospital. 

This combined military post contributes to the population through family members who reside in the 
area as a result of their spouses’ military affiliation.  The most recent survey indicates that over half 
of personnel live off the bases.  A majority of these service-related personnel live in the local 
communities of Tacoma, Lacey, Olympia, Tumwater, Parkland, Spanaway, and Puyallup.  Also 
related to the military bases located in Pierce County is the large military retiree population that has 
settled in the Puget Sound region. 
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The trend of downsizing the military will continue at the national level in an effort to reduce overall 
military costs.  It is believed, however, that the strategic geographic location of the Puget Sound 
area will continue to receive better than average funding of military installations in the region, 
including Joint Base Lewis-McChord. 

The primary manufacturing industries in the Tacoma/Pierce County area are food and kindred, 
lumber and wood, paper and allied, primary metals, fabricated metal and machinery, and to lesser 
degrees, transportation equipment, rubber and plastics, and electronic equipment. 

Pierce County is serviced by two major public electric utilities.  Tacoma City Light is ranked among 
the lowest municipal utilities surveyed across the country in residential electric cost and industrial 
electric costs.  Puget Sound Energy is ranked among the lowest electric rates nationally among 
investor-owned utilities.  Puget Sound Energy also services natural gas to a 902 square mile area, 
including Pierce County. 

Water supplied from the protected Green River watershed pumps 72 million gallons per day, plus 
58 million gallons per day in reserve capacity from 16 area wells. 

Complementing the economic picture for the Tacoma/Pierce County area is the quality of life 
available to the area’s residents.  It offers many manmade amenities, as well as large expanses of 
saltwater beaches and open waters for sailing, fishing, and numerous other water-oriented 
activities.  Mount Rainier and the Cascade Mountains compose the eastern portion of Pierce 
County, making hiking and mountain climbing, skiing or snowshoeing activities less than two hours 
distant from metropolitan Tacoma.  The greater Tacoma area offers many federal, state, or city 
parks, including Point Defiance Park and Zoo which contains 698 acres and Northwest Trek, a 548-
acre native wildlife preserve situated near Eatonville.  Several public golf courses, regional downhill 
ski areas, and 361 freshwater lakes are also available. 

It appears that the Tacoma/Pierce County area is well positioned to withstand the current economic 
downturn.  Although current economic conditions are less than ideal, prospects for the economic 
future of the Tacoma/Pierce County area appear relatively strong when considering the expanding 
and diversification of industrial/manufacturing and trade activities on which the economy is based.  
Despite announcing a workforce reduction, the Boeing Company remains a significant economic 
force in the area and the company does not foresee reducing airplane production in the near term.  
As such, the Frederickson plant in Pierce County is expected to remain into the next decade.  With 
the continuation of Boeing, area subcontractors and suppliers will enjoy the “trickle-down” from the 
aerospace industry throughout the commercial marketplace.  The military installation of Joint Base 
Lewis-McChord, which currently represents the largest employer, should remain a stable influence. 
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The residential real estate market has experienced a notable decline over the past three to four 
years, after years of tremendous growth.  The commercial market has also been impacted, but not 
to the same extent to date.  It remains to be seen how long the current recession will last and what 
the ultimate effect on property values will be.  To date, Pierce County has suffered some declines 
and stagnation, but has remained stronger than many other parts of the country. 
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NEIGHBORHOOD MAP 
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City of University Place Description 

The subject is located in the City of University Place, Washington.  This city was incorporated on 
August 31, 1995 and had a 2011 population of 31,170.  The city is located south and west of the 
cities of Tacoma and Fircrest and north of the city of Lakewood.  The borders are generally South 
19th Street to the north 67th Avenue West and Orchard Street to the east, 64th Street West to the 
south, and Puget Sound to the west.   

The primary north-south arterials in the city are Bridgeport Way and 67th Avenue.  The main east-
west streets include Cirque Drive, 27th Street West and 40th Street West.  Access to State Route 16 
is available via Bridgeport Way West and 19th Street.  Cirque Drive connects with South 56th Street, 
which leads to Interstate 5, approximately two miles east of University Place. 

The city is supported with all utilities necessary for urban development, although they do not 
operate any of these services directly.  Power and water is provided by the City of Tacoma.  Refuse 
service is provided by a private garbage collection service.  The community sewer system is 
operated by Pierce County.  Natural gas is provided by Puget Sound Energy. 

The police force is contracted from the Pierce County Sheriff’s office.  Fire protection is provided by 
Pierce County Fire District.  The public library still remains part of the Pierce County Library System.  
The area is supported by Pierce Transit with bus service to most parts of the city. 

University Place is predominantly within the University Place School District.  Some small portions 
of the city are within the Tacoma School District and efforts are underway to consolidate the city 
under the district with its namesake.  The district operates four elementary schools, three 
intermediate schools, one junior high school and one high school.  The city is also the location of 
Charles Wright Academy, a private school comprising grades first through twelfth. 

The primary commercial areas are located along 67th Avenue, between South 19th Street and West 
27th Street, along Bridgeport Way West from West 27th Street to Cirque Drive, and at 67th Avenue 
West and Bridgeport Way, at the southern edge of the city limits.  Between 1996 and 2004, the city 
added more than 500,000± square feet of commercial space and over 110,000± square feet have 
been redeveloped.  One of the major projects is the Town Center redevelopment on Bridgeport 
Way.  The mixed-use development includes a new City Hall, a new library, retail space and 
proposed residential condominiums. 
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The subject is located in residential neighborhood in the southwest corner of the city south of the 
intersection of Cirque Drive West and Alameda Avenue West.  This area is primarily developed with 
detached single family housing although limited multi-family properties are intermixed in areas.  The 
subject’s immediate area is accessed by Alameda Avenue West.  This area is generally quieter 
than most other areas of the city due to geographic features of slopes, hillsides and Leach Creek 
plus Alameda Avenue West terminates a short distance south of the subject.  Some larger 
properties in this area have been purchased as parks.  Existing single-family development in this 
immediate area is best described as average to above average quality single family residences of 
ten to fifteen years of age.  There were no detrimental factors affecting value or marketability.  The 
subject’s immediate area is considered to have average to above average marketability due to 
some of the natural amenities.  
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Site Data 

The subject property is an irregular shaped short plat containing four lots that have paved access 
and utilities stubbed to the lots.  It is located at 6014 60th Street Court West, University Place, 
Pierce County, State of Washington.  The short plat is identified as City of University Place Short 
Plat Number SPL06-0003, recorded 201001055001.  As of the effective date of value, the four 
individual parcels were known as Pierce County Assessor’s parcels 022023-7015, 022023-7016, 
022023-7017 and 022023-7018.  Please refer to the following maps and aerial photo as an aid in 
visualizing the subject site.  Following the maps is a more complete description of the property.   

 



File #14-075 Page 31 
FACTUAL DATA/SUBJECT INFORMATION 

GPA Trueman 

PLAT MAP 
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PLAT MAP SHOWING STREAM BUFFER AREA 
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MAP SHOWING AREA OF PEDESTRIAN EASEMENT 
 

 
 

AERIAL PHOTO 
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TOPOGRAPHY MAP 
 

 
 

FLOODWAY MAP  

 
 



File #14-075 Page 35 
FACTUAL DATA/SUBJECT INFORMATION 

GPA Trueman 

Dimension/Shape: Overall, the subject short plat is irregular in shape with irregular 
boundaries.  It is probably best described as triangular in shape.    
Similarly, the individual lots have varied shapes and sizes.  The 
following table lists the size of the individual lots as well as the total 
size of the short plat.   

Lot 1 = 27,442± SF 

Lot 2 = 43,427± SF 

Lot 3 = 16,311± SF 

Lot 4 = 42,759± SF  

Total = 129,939± SF or 2.98± Acres  

Topography: No topographic survey was ordered by or furnished to the 
appraiser’s office; therefore, the information presented herein is 
based on a physical inspection of the site and county data.  The 
site slopes gently to moderately downward from the street level of 
Alameda Avenue West to the southeast.  Total elevation change 
appears to be about 40 feet.  Except for the areas adjacent to 
Leach Creek which have some steeper slopes, the majority of the 
site has gently sloping terrain features.  Although no wetlands were 
shown on available county data, much of the area near the creek 
and the slopes above the creek are situated in a potential 
floodway.  The majority of these floodway areas are found within 
the stream buffer area shown on the short plat map.  There 
remains adequate area on each lot for development.  However, the 
creek buffers substantially reduce the developable areas of Lot 2 
and 4.  As of the effective date of value the subject appeared to be 
lightly to moderately forested with a mixture of conifer and 
deciduous trees with native undergrowth.  

Soil: No soil test or geotechnical analysis was ordered by or furnished to 
the appraiser’s office for review; therefore, a search of proximate 
properties and public documents was conducted.  No evidence of 
unstable soils that would or have affected the structures in the area 
was noted.  It is, therefore, assumed the subject soils possess 
sufficient bearing capabilities as to support lawful development. 

Drainage: Drainage appears to be adequate over much of the property.   
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FEMA Identified Flood Hazard 
Area: 

The subject is located in FEMA Flood Insurance Rate Map of 
Pierce County Number 530138 0284C, effective date August 19, 
1987.  Review of the map indicates the subject site is primarily 
located in a Zone C flood hazard area.  According to FEMA, a 
Zone C is identified as an area of minimal flood hazard.  The area 
along the creek is identified as Zone A2, an area of possible 
shallow flooding.  

Access: The subject is accessed along from a private, dead end, two lane 
street called 60th Street Court West.  It serves only the subject 
short plat and branches eastward off of Alameda Avenue West, a 
paved, two lane public street.  

Street Improvements: The subject street is an asphalt surfaced roadway.  Concrete 
sidewalks and curbing have been installed as necessary.  At the 
entry to the short plat are stone monuments that will be used for 
the eventual installation of pedestrian and vehicle security gates.     

Utilities: The subject short plat has the public utilities requisite for 
development including, water, sewer, gas telephone and cable.   

Adjacent Land Uses: The subject is an area of detached single-family residential uses.  

Zoning: The subject is zoned R1, Single Family Residential by the City of 
University Place.  This zoning designation encourages 
development of single-family homes, duplexes, and group homes.   
Varied civic uses are conditionally allowed and utilities uses are 
based on community need.  Commercial and industrial uses are 
not allowed in this zoning designation.  

Restrictions: None noted or observed other than those created by zoning 
ordinances and other municipal requirements. 
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Easements/Encumbrances: The subject property has typical easements for utilities and access.  
These are common and typical of many properties in the market.  
The subject is also encumbered by a 100 foot stream buffer along 
the subject’s southeastern boundary that extends northwestward 
from the approximate centerline of Leach Creek.   

As of the effective date of value a trail corridor access easement 
crossing the subject property near Leach Creek was signed by the 
owner and the City of University Place.  A copy of this easement is 
included in the Addenda.  According to City’s proposal the 
easement is 15 feet in width and runs a total length of 500 feet.  
The owner was compensated $3,228 for this easement.  From the 
city’s map exhibit it appears the trail will be about 40 to 60 feet 
northwest of Leach Creek and it is totally within the stream buffer 
area, therefore not encumbering any of the development envelope 
of Lots 2 and 4.  However, as a pedestrian recreational trail it will 
diminish the privacy of subject Lots 2 and 4 and perhaps (to some 
minor degree) Lot 3.  Lot 1 is not affected.  The effect on the 
subject will be discussed in greater detail in the valuation section of 
this appraisal.  

Apparent Adverse Factors: Inspection of the site reveals there are no apparent adverse 
factors.   

Unapparent Adverse Factors: I refer the reader to the underlying Assumptions and Limiting 
Conditions.  I repeat that I am not qualified to determine the 
presence of substances such as asbestos, urea-formaldehyde 
foam insulation, heavy metals, carcinogenic and identified non-
carcinogenic chemicals, PCB’s, UST’s or LUST’s, or other 
potentially hazardous materials which may affect the value of the 
property.  The opinion of value is predicated on the assumption 
that there is no such material on or in the property that would 
cause a loss in value.  No responsibility is assumed for any such 
conditions, or for any expertise or engineering knowledge required 
to discover them.  The client is urged to retain an expert in this 
field, if desired.  The value and conclusions expressed within this 
report assume the subject property can pass a Phase I 
Environmental Risk Report. 

Site Accessibility, Utility and 
Functional Adequacy: 

The subject site is believed to have average accessibility, utility 
and functional adequacy.   
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Real Estate Tax Information 

Tax information on the subject property is not shown in Pierce County Assessor’s on-line data.  
Following the sale of the subject short plat in 2011, there have been boundary line adjustments and 
the original four parcels have been reconfigured into three parcels under new account numbers.  
Past tax information is no longer shown.   

Description of Improvements 

The subject is a finished short plat.  According to the developer/seller and NWMLS data, paved 
roads, curbing, sidewalks, entry monuments, and all public utilities were installed as of the effective 
date of value.   
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III. ANALYSIS OF DATA 

A. HIGHEST AND BEST USE 

Highest and Best Use as defined in The Appraisal of Real Estate, Fourteenth Edition, by the 
Appraisal Institute, 2013, is: 

“The reasonably probable and legal use of vacant land or an improved property, that 
is physically possible, appropriately supported and financially feasible, and that 
results in the highest value.” 

Because the use of land can be limited by its improvements, highest and best use must be 
determined separately for the land as improved and for the land as vacant and available to be put to 
its highest and best use. 

There are four criteria utilized in the highest and best use analysis.  The highest and best use must 
be (1) legally permissible, (2) physically possible, (3) financially feasible and (4) maximally 
productive. 

Implied in these definitions is that the determination of highest and best use takes into account the 
contribution of a specific use to the community and community development goals, as well as the 
benefits of that use to individual property owners.  Hence, in certain situations, the highest and best 
use of land may be for parks, greenbelts, preservation, conservation, wildlife habitats and the like. 

This definition above applies specifically to the highest and best use of land.  It is to be recognized 
that in cases where a site has existing improvements, the highest and best use may very well be 
determined to be different from the existing use.  The existing use will continue, however, unless 
and until the land value in its highest and best use exceeds the total value of the property in its 
existing use. 

Also implied within these definitions is recognition of the contribution of that specific use to 
community environment or to community development goals, in addition to the wealth maximization 
of individual property owners.  Further implied is that the determination of highest and best use 
results from the appraiser’s judgment and analytical skill, i.e., that the use determined from analysis 
represents an opinion, not a fact to be found.  In appraisal practice, the concept of highest and best 
use generally represents the premise upon which value is based. 
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To better understand how the principle of highest and best use is applied, it is important to 
recognize that the determination of highest and best use is an analytical procedure.  The appraiser 
subjects the property to four tests to find the use that is legally permissible, physically possible, 
financially feasible, and results in maximum value for the property.  Following is the highest and 
best use analysis of the subject property. 

The first criterion analyzed is that of “legally permissible.”  Legality is often the first factor 
considered in a highest and best use analysis.  It is a useful starting point because the uses that are 
legally permissible and those that are not cannot often be easily distinguished.  This criterion may 
eliminate a wide array of possible uses.  In determining which uses are legally permissible, the 
appraiser does not consider only the limitations placed on the property by zoning codes, as 
environmental regulations, building codes, fire regulations, and title restrictions may be equally 
important. 

According to the City of University Place, the subject is zoned Single-Family Residential (R1).  The 
intent of this zone is to promote medium to lower density residential development allowing for 
single-family residences, duplexes, group homes and similar uses.  Some civic and utilities uses 
are allowable as needed based on surrounding development and community need.  Based on this 
and the current and projected use in the area, it appears that single-family residential use would 
best address the criterion of “legally permissible.” 

The second criterion in the highest and best use analysis is that of “physically possible.”  Physical 
adaptability is considered after legality of use because, once the number of legally permissible uses 
is established, it is relatively easy to identify those that are physically possible.  In considering the 
physical adaptability of a site as though it were vacant, the appraiser focuses on factors such as 
size, shape, topography, access and view.  Each of these factors may limit a property’s capacity to 
be put to all the legally permissible uses.  The list of possible uses may be restricted by the physical 
adaptability of the property. 

The greater subject site enjoys direct access from the abutting right-of-way, sufficient developable 
area, adequate topography, apparent stable soils and availability of utilities requisite for 
development.  Based on the foregoing, use of the greater site for development is considered to be 
“physically possible.” 

The third criterion is identified as “financially feasible.”  This step in the highest and best use 
analysis is an extremely important concept: the determination of which legally permissible and 
physically possible uses are also financially feasible.  The uses that meet the first two criteria are 
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analyzed further to determine which are likely to produce an income, or return, equal to or greater 
than the amount needed to satisfy operating expenses, financial obligations, and capital 
amortization.  All uses that are expected to produce a positive return are regarded as financially 
feasible.  Analyses of supply and demand and of location are needed to identify those uses that are 
financially feasible, as well as the use that is maximally productive. 

Land development in the immediate area has been predominantly single-family residential.  While 
such a use is most probable, land sales and development activity throughout the region and county 
have been very limited since the end of 2007.  While large scale subdivisions are not currently 
feasible due an over-supply of developed sites selling at discount prices, desirable urban 
neighborhoods such as University Place and the north and west sides of Tacoma, remain popular 
for in-fill lots.  Small developments remain practical for the small builder and buyers preferring 
custom construction.  Given normal supply and demand factors, while considering the present 
economic climate, utilization of the greater site for single-family development in its current 
configuration best addresses the criterion of “financially feasible.”  The short plat is considered to be 
affordable to the small builder or it can be sold on an individual lot basis within a reasonable period 
of time.   

The final criterion is that of “maximally productive.”  Maximally productive uses are typically chosen 
from the uses deemed to be legally permissible, physically possible and financially feasible.  Of the 
financially feasible uses, the use that is capable of producing the highest residual land value is the 
maximally productive use which represents the highest and best use of the site.  For the subject 
only single-family development meets this criteria.  Thus, single-family residential development on 
each lot represents the “maximally productive” use of the property.  No further subdivision would be 
possible.  Other uses such as parks or conservation areas are based on surrounding property 
values and would not achieve any higher value.  Additionally, these other uses would not maximize 
the contributory value of the current site improvements.  

Highest and Best Use as Improved 

The subject is a finished short plat and the analysis as improved is not applicable. 
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B. PROPERTY RIGHTS TO BE ACQUIRED AND EFFECTS OF ACQUISITION 

The acquisition that is the subject of this appraisal is for a pedestrian easement only.  There is no 
fee simple acquisition.  

The subject is a finished four lot short plat with a total area of 129,939 square feet.  According to 
client data the pedestrian easement is 15 feet in width and 500 feet in length for a total area of 
7,500 square feet.  The properties size remains the same, with only the pedestrian easement area 
being additionally encumbered.  The easement lies within the stream buffer area in the southern 
and southeast areas of lots 2 and 4.  The area of the pedestrian easement and creek buffer 
appears to be primarily forested.  The acquisition and development of the pedestrian trail may have 
some minor impact on the natural area amenity.  However, this is likely minimal since a goal of the 
trail is to preserve as much of the natural corridor as possible while providing a recreational amenity 
benefitting the community.   

The effect of the pedestrian easement is twofold.  It diminishes the subject’s property rights as well 
as reducing the subject’s privacy and sharing the casual use of the area adjacent to the stream with 
the public.  Lots 2 and 4 are particularly affected since the easement lies on these lots.  In addition 
to the acquisition of the property rights in the pedestrian easement area, damages to the remainder 
are indicated.  The subject benefits from a creek side/natural area amenity that is increasingly 
difficult to find in this urban neighborhood as well as a high level of privacy to the southeast.  The 
following valuation addresses these two issues separately.  Special benefits of the project to the 
subject property are considered to be negligible.  Although there is some public discussion of the 
benefits of recreation trails, they are generally a benefit to the community and perhaps less so to an 
individual property owner who may prefer privacy.  Damage to the property from the loss of privacy 
and use of the area of the pedestrian easement is considered to substantially outweigh any 
conceivable benefits.   

The following valuation initially estimates the “before” value of the subject property with no regard to 
the pedestrian easement.  From this, the value of the acquisition, the area of the pedestrian 
easement, will be estimated followed by a consideration of damages to the remaining area due to 
the loss of privacy and use.   
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C. APPROACHES TO VALUE 
 
“BEFORE” VALUATION 

The valuation process begins when the appraisal problem is identified.  In the subject case, this is 
to formulate an opinion of the market value of the subject property in the “before” condition as 
finished lots available for home construction.  The analysis of data relevant to the problem starts 
with an investigation of trends observed at all market levels, including international, national, 
regional, community and neighborhood.  This examination assists in the understanding of the 
interrelationships among the principles, forces and factors that affect real property value in a 
specific area.  It also provides raw data utilized to extract quantitative information and other 
evidence of market trends. 

In assignments to estimate market value, the ultimate goal of the valuation process is an 
appropriately supported value conclusion that reflects all the factors that influence market value.  In 
pursuit of this goal, the appraiser generally analyzes property from three different viewpoints, which 
correspond to the three classic approaches to value. 

1) The current cost of reproducing or replacing the improvements, minus the loss in 
value from depreciation, plus site value - the Cost Approach. 

2) The value indicated by recent sales of comparable properties in the market - the 
Sales Comparison Approach. 

3) The value of a property’s earning power based on the capitalization of its income 
- the Income Capitalization Approach. 

The three approaches are interrelated; they require the gathering and analysis of cost, sales, and 
income data that pertain to the property being appraised.  From the three approaches utilized, the 
appraiser derives separate indications of value for the property being appraised.  One or more of 
the approaches may not be applicable to a specific assignment or may be less reliable due to the 
nature of the property, the needs of the client, or the data available.  In the present analysis, only 
the Sales Comparison Approach is utilized.  Residential properties like the subject are not 
purchased for their income potential and the Income Approach is not applicable.  Similarly, the Cost 
Approach is not applicable to land.    
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D. SALES COMPARSION APPROACH 

An extensive search for comparable properties was conducted within the competing market area.  This 
includes recently completed short plats, lot sales in small subdivisions and the sale of individual lots 
within the subject’s market.  Data services used in this analysis included Northwest Multiple Listing 
Services, commercial data services including Co-Star, Commercial Brokers Association data, 
Metroscan, county records, and conversations with buyers, agents, and representatives of the buyers 
and sellers.  Due to on-going recessionary conditions as of the effective date of value, demand 
remained weak when compared to pre-recessionary periods.  Within the City of University Place it 
appeared that demand for developable lots was somewhat greater than many other portions of the 
county.  The urban amenities of this market combined with the scarcity of remaining developable area 
created a higher level of demand than found in outlying suburban areas of the county.    

Six closed sales have been selected that were openly marketed.  Each comparable represents the sale 
of a building lot (or lots) having sold with a similar highest and best use for construction of a single-
family home on each lot.  The price per lot is the appropriate unit of comparison.  From these and other 
data, the value of the subject property and the value of the acquisition can be estimated.  A photo with 
address and data for each comparable is shown after the sales map on the following page.  An 
adjustment grid and a discussion of the adjustments follow the presentation of comparable sales.  
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COMPARABLE SALES MAP 
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LAND SALE NUMBER 1 
 
Address/Location Thomas Brothers Map Reference 
56XX 54th Avenue Court West.  Page 803, Section A-5 
University Place, Washington 98467 
 
Tax Parcel No./Legal Description 
Pierce County Tax Parcel Numbers  
400297-0060, 0070 and 0080 
 
Date of Sale: February 3, 2012 
 
Instrument: Bargain & Sale Deed 
 
Price: $210,000 
 
Unit Price: $70,000/Lot   
 
Seller: First Saving Bank Northwest  
 
Buyer: Builders of America, LLC  
 
Terms: Cash to seller 
 
Excise Tax Number: 4277845 
 
Confirmed: Ben Eklund, Listing agent, (206) 947-7030 
 
Zoning: R2 (Residential City of University Place  
 
Assessed Value: $283,000 Percent of Sale Price: 135% 
 
Highest & Best Use: Single-family residential development on each lot 
 
Dimensions: Varied and irregular 
 
Land Area: Lots range from 4,500± SF to 5,265± SF  
 
Marketing Time: 4 days  
 
Prior Sales History: No prior sales listed in available county records.   
 
Property Description:  This is the sale of three bank-owned building lots that were previously 
foreclosed upon.  They are situated in a paved cul-de-sac with all utilities in place and sidewalks 
installed.  They were purchased by a builder with single-family residence constructed on each site.  
The agent reports good interest on the lots and short marketing period.  It was a cash transaction 
and no concessions were reported.      
 
 
 
RL 14-086 
Category:  202/BEP 
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LAND SALE NUMBER 1 

 

 

 

RL 14-086 
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LAND SALE NUMBER 2 
 
Address/Location Thomas Brothers Map Reference 
4609 & 4615 Alameda Avenue West.  Page 802, Section J-3 
University Place, Washington 98466 
 
Tax Parcel No./Legal Description 
Pierce County Tax Parcel Numbers  
400268-0010 & 0020 
 
Date of Sale: July 23, 2012 
 
Instrument: Statutory Warranty Deeds 
 
Price: $200,000 
  
Unit Price: $100,000/Lot   
 
Sellers: Melissa Beggs, Trustee of Beggs Living Trust & 
 Arthur J. and Janet M. Broback 
 
Buyer: JR Sampson, LLC  
 
Terms: 50% down, balance on short term loan at 6% 
 
Excise Tax Number: 4288990 & 4288993 
 
Confirmed: Heidi Rowntree, Listing Agent, (253) 227-4975 
 
Zoning: R2 (Residential) City of University Place  
 
Assessed Value: $77,000 each Percent of Sale Price: 72% 
 
Highest & Best Use: Single-family residential development on each lot 
 
Dimensions: 70.51±’ x 125±’ and 62±’ x 125±’ 
 
Land Area: Lots are 8,812± SF and 7,748± SF   
 
Marketing Time: 649 days  
 
Prior Sales History: No prior sales listed in available county records.   
 
Property Description:  This is the sale of two building lots.  They were filled and level near the street 
and all utilities were readily available.  From each site there is territorial view to the east of a lightly 
forested natural area.  They were purchased by a builder with single-family residences constructed 
on each site.  The agent reports the short term financing did not affect the price and was an 
accommodation made by the seller.  No significant concessions were reported.      
 
 
 
RL 14-087 
Category:  202/BEP 
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LAND SALE NUMBER 2 

 

 

 

RL 14-087 
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LAND SALE NUMBER 3 
 
Address/Location Thomas Brothers Map Reference 
1214 Mar Vista Drive  Page 802, Section J-2 
Fircrest, Washington 98464 
 
Tax Parcel No./Legal Description 
Pierce County Tax Parcel Number  
022014-2035  
 
Date of Sale: April 9, 2012 
 
Instrument: Statutory Warranty Deed 
 
Price: $95,000 
  
Unit Price: $95,000/lot   
 
Seller: Frank & Gertrude Rossiter   
 
Buyer: Norma Hempstead 
 
Terms: Cash to seller 
 
Excise Tax Number: 4281940  
 
Confirmed: Jim Swanson, Selling Agent (253) 565-1189 
 
Zoning: R4 (Single-family Residential) City of Fircrest  
 
Assessed Value: $95,400 Percent of Sale Price: 100% 
 
Highest & Best Use: Single-family residential development  
 
Dimensions: Irregular 
 
Land Area: 10,890± SF or 0.25 Acre   
 
Marketing Time: 10 days  
 
Prior Sales History: No prior sales listed in available county records.   
 
Property Description:  This is the sale of a level to gently sloping building lot in an older subdivision.  
It was cleared and all utilities were at the street.  It was purchased for construction of a custom 
home by the purchaser.  It was listed for $100,000 at the time of this sale.  It was an arms-length 
transaction with no concessions reported.   
 
 
 
RL 14-090 
Category:  202/BEP 
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LAND SALE NUMBER 3 

 
 

 

RL 14-090 
 



File #14-075 Page 52 
ANALYSIS OF DATA/SALES COMPARISON APPROACH 

GPA Trueman 

LAND SALE NUMBER 4 
 
Address/Location Thomas Brothers Map Reference 
7329 Phillips Road SW  Page 802, Section H-7 
Lakewood, Washington 98498 
 
Tax Parcel No./Legal Description 
Pierce County Tax Parcel Number  
022027-4049  
 
Date of Sale: December 28, 2010 
 
Instrument: Statutory Warranty Deed 
 
Price: $100,000 
  
Unit Price: $100,000/Lot   
 
Seller: Earl L. & MaryAnne Schult   
 
Buyer: Ward R. Melby 
 
Terms: Cash to seller 
 
Excise Tax Number: 4251285  
 
Confirmed: Betty Dencklau, Selling Agent (253) 582-6111 
 
Zoning: R3 (Residential 3) City of Lakewood  
 
Assessed Value: $110,100 Percent of Sale Price: 110% 
 
Highest & Best Use: Single-family residential development  
 
Dimensions: Irregular 
 
Land Area: 15,225± SF or 0.35 Acre   
 
Marketing Time: 104 days  
 
Prior Sales History: No prior sales listed in available county records.   
 
Property Description:  This is the sale of a level building lot that is adjacent to a park and fish 
hatchery complex.  It has a territorial view of this park area and portions of Mount Rainier to the 
east.  It was cleared and all utilities were at the street.  It fronts a two-lane neighborhood arterial 
which runs along its north side.  Older, small dimension and low value housing is situated on either 
side of this property which the selling agent felt may have adversely affected its price.  It was listed 
for $115,000 at the time of this sale.  It was an arms-length transaction with no concessions 
reported.       
 
 
RL 14-091 
Category:  202/BEP 
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LAND SALE NUMBER 4 

 
 

 

RL 14-091 
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LAND SALE NUMBER 5  
 
Address/Location Thomas Brothers Map Reference 
5508 64th Avenue West  Page 802, Section J-4 
University Place, Washington 98467 
 
Tax Parcel No./Legal Description 
Pierce County Tax Parcel Number  
795400-0421  
 
Date of Sale: July 25, 2011 
 
Instrument: Statutory Warranty Deed 
 
Price: $101,400 
  
Unit Price: $101,400/Lot   
 
Seller: Coy R. & Kathryn A. Scroggins  
 
Buyer: Simon’s Flooring, Inc. 
 
Terms: Cash to seller 
 
Excise Tax Number: 4265156  
 
Confirmed: Inga Legkun, Selling Agent, (253) 359-8627 
 
Zoning: R1 (Residential) City of University Place  
 
Assessed Value: $100,000 Percent of Sale Price: 99% 
 
Highest & Best Use: Single-family residential development  
 
Dimensions: Irregular 
 
Land Area: 9,321± SF or 0.21 Acre   
 
Marketing Time: 206 days  
 
Prior Sales History: No prior sales listed in available county records.   
 
Property Description:  This is the sale of a gently sloping building lot.  It is situated in a developed 
subdivision of older average quality homes.  All utilities were at the street.  Following purchase it 
was developed with a custom single family residence.  It was an arms-length transaction with no 
concessions reported.  It was listed for $119,500 at the time of sale.   
 
 
 
RL 14-088 
Category:  202/BEP 
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LAND SALE NUMBER 5 

 
 

 

RL 14-088 
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LAND SALE NUMBER 6  
 
Address/Location Thomas Brothers Map Reference 
1928 Mountain View Avenue West  Page 772, Section G-7 
University Place, Washington 98466 
 
Tax Parcel No./Legal Description 
Pierce County Tax Parcel Number  
335500-0311  
 
Date of Sale: December 9, 2011 
 
Instrument: Statutory Warranty Deed 
 
Price: $125,000 
  
Unit Price: $125,000/Lot   
 
Seller: Sound Anesthesia, LLP Profit Sharing Trust   
 
Buyer: Harold J. & Pamela S. Charboneau 
 
Terms: Cash to seller 
 
Excise Tax Number: 4274665  
 
Confirmed: Michael Morrison, Listing Agent (253) 606-5925 
 
Zoning: R1 (Residential) City of University Place  
 
Assessed Value: $182,400 Percent of Sale Price: 146% 
 
Highest & Best Use: Single-family residential development or subdivision 
 
Dimensions: Irregular 
 
Land Area: 33,892± SF or 0.78 Acre   
 
Marketing Time: 200 days  
 
Prior Sales History: No prior sales listed in available county records.   
 
Property Description:  This is the sale of a level to gently sloping building lot.  It is situated in an 
area of mixed age and value single family residential uses.  All utilities were at the street.  On the 
western portion of the site there is limited marine/view to the northwest.  It was listed for $184,000 
at the time of this sale.  The agent reports the price was substantially reduced since the buyer was 
a friend of the seller and only a 1% commission was paid to the selling agent.  It is being developed 
with a custom home and detached garage.     
 
 
 
RL 14-089 
Category:  202/BEP 
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LAND SALE NUMBER 6 

 

 

 

RL 14-089 
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COMPARABLE LAND SALES SUMMARY TABLE 

 

Reference Address 
Sale 
Date 

Sale Price 
(Price/Lot) Lot Size Comments 

Sale L-1 56XX 54th Ave. Ct. W.  
University Place 

02/03/12 $210,000 
($70,000/Lot) 

4,500 to 5,265 SF Three lots, gently sloping, 
utilities at site, bank sale 

Sale L-2 4609 & 15 Alameda Ave W 
University Place 

07/23/12 $200,000 
($100,000/Lot) 

7,748 to 8,812 SF Two lots, level, utilities at 
site, territorial view 

Sale L-3 1214 Mar Vista Drive 
Fircrest 

04/09/12 $95,000 
($95,000/Lot) 

10,890 SF Level±, utilities at street 

Sale L-4 7329 Phillips Rd SW 
Lakewood 

12/28/10 $100,000 
($100,000/Lot) 

15,225 SF Level, utilities at street, 
territorial view 

Sale L-5 5508 64th Avenue W 
University Place 

07/25/11 
 

$101,400 
($101,400/Lot) 

9,321 SF Sloping site, utilities at 
street  

Sale L-6 1928 Mountain View Ave 
University Place 

12/09/11 $125,000 
($125,000/Lot) 

33,892 SF Level±, utilities at street, 
limited mtn/marine view 

Subject  6014 60th St. Ct. W. 
University Place 

08/02/11  16,311 SF to 43,427 SF Gently sloping, utilities at 
site, natural area/creek side 
amenity  

    

COMMENTS 

The sales are analyzed to the subject on a per lot basis.  Individual differences for the subject sites 
are discussed in the following Correlation comments.  Adjustments to the sales are based on the 
matched pairs methodology using the illustrated sales and the appraiser’s experience in this 
market.  Elements of comparison that were considered are: Property Rights, Conditions of Sale, 

Market (Time), Location/Access, Zoning, Size/Shape, Access to Utilities, Amenities, and 
Development Entitlements.   

Property Rights 

All Property Rights are fee simple with no adjustments for varied rights required.    

Conditions of Sale 

Sale L-1 is bank sale and appeared to sell for a substantial discount and it is adjusted upward for 
Conditions of Sale.  Sale L-6 was adjusted upward for this characteristic due to the seller’s 
relationship with the buyer and the discounted price.  The remaining sales did not indicate any 
differences warranting adjustment.  
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Market (Time) 

A Market (Time) adjustment has not been taken for these properties.  These sales occurred within 
the recessionary period of stable market activity with decreased demand and limited financing 
options.  

Location/Access 

Location/Access is similar for all properties.  All of these sales are situated within the subject’s 
nearby neighborhood or competing market area and have similar influences and reasonable 
access.   

Zoning 

Zoning differences did not indicate any adjustment at this time.  All zoning designations encourage 
single family residential development.  

Size/Shape 

Sales L-1 through L-5 are all smaller than the subject lots and an upward adjustment is taken for 
each of these comparables.  Sale L-6 is similar to the subject lots in size with no adjustments 
required.  Shape characteristics did not indicate any adjustments.  

Access to Utilities 

Access to Utilities is generally similar for all properties.  All public utilities are readily available and 
each property will have hook-up fees when construction of housing begins.    

Amenities 

Subject Lots 2 and 4 have creek side natural area amenities that encourage privacy.  Lot 3 abuts a 
natural area to the east with the creek a short distance away.  Sales L-1, L-3 and L-5 lack any 
significant amenities and are adjusted upward.  Sales L-2 and L-4 have pleasant territorial views 
and adjacent areas that are unlikely to be developed and are similar to the subject lots.  Sale L-6 
has a limited view of the Olympic Mountains and some small portions of Puget Sound that is 
superior to the subject warranting a downward adjustment.   
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Topography 

Topography features vary, but each property has adequate for development with no complicating 
topography issues within the development envelope.    

Development Entitlements 

There were no reported Development Entitlements for any of the comparables or the subject.   

QUALITATIVE ADJUSTMENT GRID 

The following analysis relates the qualities of each sale to the subject and makes directional 
adjustments to arrive at an overall adjustment for each sale.  If a sale is rated as being inferior 
compared to the subject it is adjusted upwards () so that it is more similar to the subject.  If a sale 
is rated as being superior compared to the subject it is adjusted downwards () so that it is more 
similar to the subject.  If the characteristic is similar compared to the subject, no adjustment is made 
and the (- - -) symbols are shown.  Finally, the overall adjustment will indicate if the sale’s 
cumulative characteristics are greater, lesser, or equal to the subject. 

Bracketing was attempted as a method of market analysis.  However due to limited sales, finding a 
meaningful superior property could not be accomplished.  There were a limited number of 
marine/mountain view lot properties selling for about $150,000 up to $200,000.  However, these 
properties were amenity sites with good marine and mountain views with much smaller site sizes 
and the quality of their amenities was not comparable to the subject sites.  The grid on the following 
page reflects the adjustments discussed in the preceding Land Sales Comments. 
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QUALITATIVE ADJUSTMENTS BASED ON PRICE PER LOT 
 

SUMMARY OF 
ADJUSTMENTS 

 
Sale L-1 

 
Sale L-2 

 
Sale L-3 

 
Sale L-4 

 
Sale L-5 

 
Sale L-6 

Price/Lot $70,000 $100,000 $95,000 $100,000 $101,400 $125,000 
Property Rights - - - - - - - - - - - - - - - - - - 
Conditions of Sale  - - - - - - - - - - - -  
Market (Time) - - - - - - - - - - - - - - - - - - 
Location/Access - - - - - - - - - - - - - - - - - - 
Zoning - - - - - - - - - - - - - - - - - - 
Size/Shape       - - - 
Access to Utilities  - - - - - - - - - - - - - - - - - - 
Amenities  - - -  - - -   
Topography - - - - - - - - - - - - - - - - - - 
Development Entitlements - - - - - - - - - - - - - - - - - - 
Overall      - - - 

CORRELATION AND CONCLUSION:  

The comparable sales are considered the best substitute properties available for analysis and are 
representative of activity in the subject’s market as of the effective date of value.  Sales L-1 
($70,000), L-3 ($95,000) and L-5 ($101,400) each have multiple upward Overall adjustment 
indicating the subject’s value should be considerably higher than these prices.  Sales L-2 and L-3, 
each at $100,000 per lot, have a single upward Overall adjustment indicating the subject per lot 
value should be somewhat higher than these prices.  Sale L-6 at $125,000 per lot has no Overall 

adjustments and is considered a reasonably good value indicator.  

When considering the subject’s individual lot characteristics subject Lots 1 and 3 lack the size and 
amenity of subject Lots 2 and 4 and have estimated values between $110,000 and $120,000.  
Subject Lot 2 has adequate size and a creek front amenity, but is adjacent to the improved 
properties to the west which diminishes privacy.  It is estimated to have a value from $120,000 to 
$130,000.  Lot 4 has ample size, creek frontage with natural area, and a high degree of privacy.  Its 
value is estimated at $130,000 to $140,000.  The table on the following page shows the range of 
value for the short plat based on the values of the individual lots: 
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Subject Lot 
Range of Lot Values Prior 
to Pedestrian Easement 

Lot 1 $110,000 to $120,000 
Lot 2 $120,000 to $130,000 
Lot 3 $110,000 to $120,000 
Lot 4 $130,000 to $140,000 
Total $470,000 to $510,000 

    

From this calculation the subject short plat is estimated to the have a total value from about 
$470,000 to $510,000.   

The pending sale of the subject property (as of the date of value) at $500,000 is heavily weighted.  
The short plat sold at the listing price and received an offer within four days.  It closed and was 
recorded on August 3, 2011.  When considering the pending sale of the subject along with the 
presented market data, a value for the subject property of $500,000 appears reasonable.  This 
figure calculates to $3.85 per square foot ($500,000 ÷ 129,939 SF).  Thus, the value of the 
subject prior to the encumbrance of the pedestrian easement is $500,000 or $3.85 per square 
foot.  From these figures the value of the easement is considered.  

Pedestrian Easement Valuation  

A map showing the approximate position of the pedestrian easement is included in this report.  
Surveys or engineering on this easement were not provided to the appraiser.  Based on client 
supplied information, the easement on this parcel is 15 feet in width and 500 feet in length or 7,500 
square feet and will occupy a portion of subject Lots 2 and 4 within an existing stream buffer.  It 
diminishes the subject’s property rights as well as reducing the subject’s privacy and sharing the 
casual use of the area adjacent to the stream with the public.  Lots 2 and 4 are particularly affected 
since the easement lies on these lots.   

This appraisal considers two items: the reduction in property rights and severance damages to the 
remainder.  It is a “before and after” methodology.  The acquisition of property rights is first 
considered followed by the consideration of possible damages.     
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The purpose of the easement is for use as a part of a pedestrian trail network.  The perpetual rights 
of this easement preclude any substantial development on this portion of the site.  However, the 
area within the stream buffer is unbuildable and the location of this easement does not affect the 
development envelope of any subject lot.  There will be a limitation on the passive use of the land to 
the owner.  Due to its location within the stream buffer the easement is estimated to have a minimal 
value of 10% of the fee simple value.  The taking is calculated as follows: 7,500 SF x $3.85/SF x 
10% = $2,888 rounded to $2,900.   

Thus, the total value of the subject property “Before” the acquisition is the value of the short 
plat at $500,000 plus the value of the pedestrian easement to be acquired at $2,900 for a total 
figure of $502,900.  
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AFTER VALUATION 

Damages to the remainder result from multiple influences.  They are: the decrease in useable size 
for passive recreation and exclusive use of this area, loss of privacy, and the potential for some 
reduction of the natural area amenity.   

The encumbrance of the trail essentially severs the area from the trail to the creek from the 
exclusive use of the ownership.  Although this area cannot be developed, it could be used for 
passive recreation without concern of sharing it with the public.  Safety or security issues would be 
a deterrent to some buyers.   

The loss of privacy is considered the most significant influence.  The subject short plat is 
constructed with stone monuments at the entry to be used for supports for a gated entry.  This was 
planned by the developer and the security gate was installed subsequent to the sale of the short 
plat.  The design and construction of the short plat intended to limit the public access and maintain 
a higher degree of privacy than is found on properties on public streets.  Although the pedestrian 
easement will not change vehicular traffic in the short plat, subject Lots 2 and 4, will now have 
public pedestrian use in what would likely be the natural area adjacent to their back yards.  
Diminished privacy, increased noise and the perception of reduced security would be concerns of a 
potential buyer.   

Some reduction in the state of the natural area should be expected.  While it is the goal of most 
recreational trails to maintain natural areas, some limited removal of trees and undergrowth should 
be expected.   

The trail easement may have some benefit to some potential buyers.  However, the trail generally 
benefits the community, but not necessarily encumbered property owners.  The previously 
described damaging influences are considered to reduce the appeal of the property and therefore 
its potential value.   

To measure the extent of the damages appraisers typically attempt to locate current or past sales of 
properties that are similarly impacted.  Searching the local market as well as other areas in South 
Puget Sound as well as reviewing past sales of properties that had some potentially adverse 
influences provided no comparable data that paralleled the effect of the pedestrian trail easement.   

The data used in the preceding valuation section of this report was reconsidered.   



File #14-075 Page 65 
ANALYSIS OF DATA/SALES COMPARISON APPROACH 

GPA Trueman 

In the preceding valuation of the subject short plat, prior the encumbrance of the trail easement, the 
lot values were estimated as shown on the following chart and a total value of $500,000 was 
concluded.  
 

Subject Lot 
Range of Lot Values Prior 
to Pedestrian Easement 

Lot 1 $110,000 to $120,000 
Lot 2 $120,000 to $130,000 
Lot 3 $110,000 to $120,000 
Lot 4 $130,000 to $140,000 
Total $470,000 to $510,000 

Subject Lots 1 and Lot 3 are not significantly affected by the pedestrian trail easement and their 
values remain unchanged after the easement acquisition.  However, Lots 2 and 4 are directly 
impacted by the acquisition.  In the after acquisition, subject Lots 2 and 4, become more similar to 
Lots 1 and 3.  While the building envelope of Lots 2 and 4 remains unchanged, the use of the 
remaining surplus area for privacy, view and exclusive recreation use has been diminished and the 
value of Lots 2 and 4 are considered to be similar to Lots 1 and 2.     

When reviewing the comparable sales, the adjustments in the preceding Qualitative Adjustments 
remain the same, but the Correlation and Conclusions change.  The value of subject Lots 1 and 2 
remain the same, but the value of subject Lots 2 and 4 are reconsidered.  Sales L-2, L-4 and L-6 all 
of which have some minor Amenities are re-examined.  Sales L-2 and L-4, $100,000 per lot each, 
both have territorial views similar or offsetting to the subject, but they front neighborhood arterials 
and are subject to public vehicular and pedestrian use.  They are considered to be from similar to 
slightly inferior to subject Lots 2 and 4 due to additional vehicular traffic.  Additionally, they are 
much smaller than the subject lots, indicating the subject’s values should be somewhat greater than 
their lot prices.  Conversely, Sale L-6 (while again not requiring a specific line adjustment) is not 
encumbered like subject Lots 2 and 4, and controls its exclusive use of a larger site.  Sale L-6 at 
$125,000 is considered somewhat superior to subject Lots 2 and 4.  From these sales a value 
greater than $100,000 but less than $125,000 is indicated.  This coincides with the lot values of 
$110,000 to $120,000 discussed in the prior paragraph.  Hence, a value for subject Lots 2 and 4 of 
$110,000 to $120,000 is concluded.  The chart on the following page lists the range of subject lot 
values encumbered with the pedestrian easement.   



File #14-075 Page 66 
ANALYSIS OF DATA/SALES COMPARISON APPROACH 

GPA Trueman 

 

Subject Lot  
Range of Lot Values with 

Pedestrian Easement 
Lot 1 $110,000 to $120,000 
Lot 2 $110,000 to $120,000 
Lot 3 $110,000 to $120,000 
Lot 4 $110,000 to $120,000 
Total $440,000 to $480,000 

The middle of the lot value range is considered most applicable in the market and a value of 
$115,000 per lot or $460,000 ($115,000/lot x 4 lots) is concluded.  

The total value of the subject, for purposes of this analysis, After the acquisition is the value of the 
short plat estimated at $460,000.  
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EXPLANATION, MEASUREMENT, AND ALLOCATION OF DAMAGES/SPECIAL BENEFITS 

Based on the preceding analysis, the value Before the acquisition was estimated at $502,900 and 
the value After the acquisition was estimated at $460,000.  The difference between these two 
values, $42,900, is estimated to be the total value of the acquisition.  This is allocated as $2,900 for 
7,600 square feet of pedestrian easement and damages to remainder of $40,000.  This difference is 
the total value of the acquisition.      

 
Before Value Prior to Pedestrian Easement $502,900 
After Value with Pedestrian Easement $460,000 
Difference $42,900 

   



File #14-075 Page 68 
ANALYSIS OF DATA/VALUE SUMMARY 

GPA Trueman 

E. VALUE SUMMARY 

The purpose of this appraisal is to estimate the impact of a pedestrian easement on the subject 
property.  A Before and After methodology was utilized. 

The Sales Comparison Approach was employed for both the “as is” and “subject to the pedestrian 
easement” valuation as it best represents motives of buyers and sellers in this market.  Adequate 
market data existed from which a reasonable and supported estimate of the subjects’ market values 
could be concluded.  The other typical approaches, the Cost Approach and Income Approach, are not 
applicable or reliable. .  

Therefore, based on the analysis as summarized in this report, it is my opinion that the estimated 
market values and their difference are reasonably represented by following figures: 

 Value Before the Pedestrian Easement    $502,900 

 Value with Pedestrian Easement     $460,000 

 Value Difference due to Pedestrian Easement   $42,900 

These estimates of value are subject to the enclosed Assumptions and Limiting Conditions and to 
those within this appraisal.  

There is no known recent sale of the subject property to reconcile.   

Unless otherwise stated in this report, the existence of hazardous material, which may or may not be 
present on the property, has not been considered.  The appraiser has no knowledge of the existence 
of such materials on or in the property.  The appraiser is not qualified to detect such substances.   

The value estimate is predicated on the assumption that there is no material on or in the property that 
would cause a loss in value.  No responsibility is assumed for any such conditions or for any expertise 
or engineering knowledge required to discover them.  It is suggested that the client retain an expert in 
this field for any further clarification. 
 
GPA TRUEMAN  
 
 
 
Bruce E. Pyrah     Richard E. Pinkley 
State-certified General Real Estate Appraiser  State-certified General Real Estate Appraiser 
Number 1101580     Number 1101074 
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IV. QUALIFICATIONS 
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QUALIFICATIONS AND EXPERIENCE 

OF 
BRUCE E. PYRAH 

 
EDUCATIONAL BACKGROUND AND TRAINING 

Appraisal Education:  Recent Seminars and Appraisal Institute Courses 
Uniform Standards of Professional Appraisal Practice Update, March 2014 
Timberland Appraisal Seminar, Appraisal Institute, April 2013 
Ad Valorem Tax Consultation, McKissock, April 2013 
Water Rights, Appraisal Institute, April 2013 
Uniform Standards of Professional Appraisal Practice Update, January 2013 
Appraising Vacant Land Seminar, Appraisal Institute, May 2012 
Valuing Corridors, ACOW, August 2011 
Uniform Appraisal Standards for Federal Land Acquisitions, April 2010 
Appraisal Review for Federal Aid Highway Programs, Nat’l Highway Institute, May 2008 
Condemnation Appraisal and Mock Trial, Int’l Right of Way Association, May 2007 
Woodlands, Washington State University Extension, June 2006 
Subdivision Seminar, Appraisal Institute, June 2006 
Principles of Real Estate Engineering, Int’l Right of Way Association, September 2004 
Basic Income Capitalization, Appraisal Institute, October 2003 
Wetlands, Washington State University, October 2001 

 Bachelor of Arts, Pacific Lutheran University, Tacoma, Washington, 1969 to 1974 
 
STATE OF WASHINGTON CERTIFICATION AND PROFESSIONAL AFFILIATION 
 Licensed by the State of Washington as a Certified General Real Estate Appraiser  
  General Classification Number 1101580 
 International Right of Way Association Member 
 Washington State Department of Transportation Approved Appraiser 

 
EXPERIENCE 

 March 2001 to Present  Real Estate Appraiser and Consultant 
 GPA Valuation / GPA Trueman   Tacoma, Washington 
 May 1998 to March 2001   Real Estate Appraiser 

 Diffenderfer, Rock & Associates   Puyallup, Washington 
 October 1991 to May 1998  Real Estate Appraiser 
 Allotta, DiLoreto & Associates   Tacoma, Washington 
 October 1990 to February 1991  Appraiser Trainee 

 The Richmond Company   Tacoma, Washington 
 
TYPES OF ASSIGNMENTS 

Land – commercial, industrial, multifamily, residential, residential subdivision, acreage, and 
resource lands 

Improved – commercial, industrial, multifamily, residential 
Project Work - multi-parcel projects for condemnation 
Tribal Trust lands for the US Government and for various individual tribes 
Eminent Domain appraisals for condemning authorities and property owners 

 
PRESENT RESPONSIBILITIES 
 Real Estate Appraiser and Consultant, GPA Trueman 
            05/14 
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QUALIFICATIONS AND EXPERIENCE 
OF 

RICHARD PINKLEY 
 

EDUCATIONAL BACKGROUND AND TRAINING 
 Appraisal Education:  Recent Seminars and Appraisal Institute Courses  

Uniform Standards of Professional Appraisal Practice Update, 2014 
Going Concerns and Multi-Disciplinary Appraisals, 2014 
Timberland Appraisal Seminar, 2013 
Appraising the Appraisal:  Appraisal Review -General, 2013 
Fall Real Estate Conference, 2012 
Appraising Vacant Land, 2011 
Loss Prevention Program for Real Estate Appraisers, 2011 
General Appraiser Market Analysis and Highest and Best Use, 2010 
Uniform Appraisal Standards for Federal Land Acquisitions, 2010 
Business Practices and Ethics, 2010 
Appraisal of Wineries & Vineyards, 2009 
Water Rights, WSU Extension, 2009 
Puget Sound Subdivision Seminar, 2008 

 Washington State Department of Transportation 
Appraisal Review for Federal Aid Hwy Programs, Nat’l Highway Institute, 2008 

 Appraisal Review Overview, 2003 
 Understanding WSDOT Appraisal Requirements, 2002 
 Law Seminars International, Eminent Domain, 2004 
 International Right of Way Association 
 Principles of Real Estate Engineering, 2004 
 Successful Completion of SR/WA Comprehensive Examination, 2004 
 Bachelor of Arts Degree, The Evergreen State College, Olympia, Washington, 1992 

 
LICENSES AND PROFESSIONAL AFFILIATIONS  

Licensed by the State of Washington as a Certified Real Estate Appraiser,  
General Classification License Number 1101074 

 Appraisal Institute, Practicing Affiliate 
International Right of Way Association, SR/WA Candidate Number CS04-1247 
WSDOT approved appraiser and appraisal reviewer 
 

EXPERIENCE 
 2011 to Present - Real Estate Appraiser and Consultant, GPA Trueman 

1991 to 2011 – Real Estate Appraiser and Consultant, GPA Valuation  
2011 Branch Chapter Chair, The Appraisal Institute, Seattle Chapter 

 
TYPES OF ASSIGNMENTS AND LOCATIONS 

Land – commercial, industrial, multifamily, residential, residential subdivision, acreage, and resource 
lands 

Improved – commercial, industrial, multifamily, residential 
Litigation Support 
Project Work - multi-parcel projects for condemnation 
Tribal Trust lands for the US Government and for various individual tribes 
Eminent Domain appraisals for condemning authorities and property owners 
All Washington State Counties; Primarily Western Washington 

 
COURT OF EXPERT WITNESS TESTIMONY 

Pierce County Superior Court, King County Superior Court 
 

PRESENT RESPONSIBILITIES 
President, GPA Trueman         05/14
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Business of the City Council 
City of University Place, WA

Proposed Council Action:  

Pass an ordinance amending Ordinance No. 611 and  
University Place Municipal Code Title 7, to enable any 
court of competent jurisdiction to utilize the City's Stay Out 
of Areas of Drug Activity (SOADA) Ordinance.  

Expenditure           Amount     Appropriation 
Required: $0.00           Budgeted: $0.00 Required: $0.00 

SUMMARY / POLICY ISSUES 

The current UPMC Title 7 limits utilization of the University Place SOADA order to Municipal and District Courts, 
and in order to allow it to be utilized by Superior Court and any other court with appropriate jurisdiction, it is 
necessary to broaden the language regarding courts. 

RECOMMENDATION / MOTION 

MOVE TO: Pass an ordinance of the City of University Place, Washington, amending Ordinance No. 611, and 
University Place Municipal Code Title 7, to enable any court of competent jurisdiction to utilize the 
City’s Stay Out of Areas of Drug Activity Ordinance. 

Agenda No: 10 

Dept. Origin: City Attorney’s Office 

For Agenda of: February 2, 2015 

Exhibits: Memorandum 
Ordinance 

Approved by City Manager:   __________ 
Approved as to Form by City Atty:  __________ 
Approved by Dept. Head   __________ 
Approved by Finance Director:        __________ 
Concurred by Mayor:   __________ 
 



 

 

 
Memo 
 

DATE: January 20, 2015 

TO:  City Council 
  Steve Sugg, City Manager 
 
FROM: Steve Victor, City Attorney 

SUBJECT: Proposed Amendment to SOADA (Stay Out of Areas of Drug Activity) 
Ordinance 

 

Over the last twenty years as a part of efforts to combat illegal drug use and its many 
associated crimes, Washington governments and courts have developed a law 
enforcement tool that allows courts to exclude individuals with drug convictions from 
geographic areas where there is a higher occurrence of drug activity, benefitting both 
the offenders and the residents of the area. This law enforcement tool is called a Stay 
Out of Areas of Drug Activity (SOADA) Order, and may be issued by a judge in 
connection with a criminal proceeding in municipal court. The effect of the SOADA 
Order is to exclude drug-related offenders from a designated geographic area within 
the jurisdiction (SOADA zone). 

In 2012, the University Place City Council approved a SOADA code and map which 
has proven to be a useful tool for University Place Police and Prosecutors. That 
ordinance contemplates only SOADA orders issued by "municipal" or "district" courts 
in the context of misdemeanor proceedings. With the effective decriminalization of 
many aspects of the possession and use of marijuana under State law, there has 
been a significant decrease in misdemeanor level SOADA orders, corresponding to a 
significant decrease in drug-related misdemeanor prosecutions. However, drug-
related felony prosecutions in Superior Court have seen the same reduction, and 
SOADA orders continue to be issued by Superior Court.  

Because the wording of the current U.P. SOADA ordinance is limited to misdemeanor 
courts, we cannot enforce SOADA orders in Superior Court. A simple change to the 
U.P. SOADA ordinance will rectify this issue. I propose that the Council consider an 
amendment that will remove the language specific to misdemeanor courts and 
replace it with language that will allow us to enforce SOADA orders issued by "any 
court of competent jurisdiction." This simple and lawful change will enhance the 
effectiveness of our SOADA ordinance. 

 



ORDINANCE NO. ________ 
 

AN ORDINANCE OF THE CITY OF UNIVERSITY PLACE, WASHINGTON, AMENDING 
ORDINANCE 611, AND UNIVERSITY PLACE MUNICIPAL CODE TITLE 7, CRIMINAL 
CODE, TO ENABLE ANY COURT OF COMPETENT JURISDICTION TO UTILIZE THE 
CITY’S STAY OUT OF AREAS OF DRUG ACTIVITY (SOADA) ORDINANCE   
 

 
 WHEREAS, Section 39.34.180 of the Revised Code of Washington (RCW) has, since 1996, made 
Washington municipalities responsible for the prosecution of misdemeanor and gross misdemeanor 
offenses committed by adults in their respective jurisdictions; and 
 
 WHEREAS, on December 13, 2010, the City of University Place adopted a new criminal code that, 
for the most part, incorporates RCW criminal code sections by reference rather than restating them as local 
code sections as authorized by RCW 35.21.180; and 
 
 WHEREAS, the City Council of the City of University Place determined that it would be in the best 
interests of the health, safety, and welfare of the citizens of University Place to place geographic restrictions 
on certain violators with respect to illegal drug related activity, and to specify the authority of the University 
Place Municipal Court to enforce its orders imposing restrictions on an individual basis; and 
 
 WHEREAS, on October 1, 2012, in order to place such restrictions on drug-related violators and to 
authorize the Municipal Court to enforce such ordered restrictions, the City amended UPMC Title 7, Criminal 
Code, to add Chapter 7.04 relating to enforcement actions involving geographic restrictions on certain 
controlled substances offenders; and 
 
 WHEREAS, the current UPMC Title 7 limits utilization of the University Place SOADA order to 
Municipal and District Courts, and in order to allow it to be utilized by Superior Court and any other court 
with appropriate jurisdiction, it is necessary to broaden the language regarding courts. 
  

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF UNIVERSITY PLACE, 
WASHINGTON DOES ORDAIN AS FOLLOWS: 
 
 Section 1. Amended.  University Place Municipal Code 7.04.020(A) and 7.04.030 are hereby 
amended to read as follows: 
 

Chapter 7.04 
Controlled Substances 

 
7.04.020 - Designation of Anti-Drug Emphasis Areas 
 

A. Certain areas of the City shall be designated as and identified to be anti-drug emphasis areas 
based on the repeat incidents of illegal drug activities occurring therein, and enhanced penalties 
shall be applied in event of conviction of unlawful drug related acts or loitering for drug purposes, 
within the said areas. The areas to be so designated shall be identified by the City Council in an 
Ordinance or Resolution passed after consultation with the City Manager, City Attorney and the 
chief law enforcement officer of the City, and the list identifying such areas shall be kept on file in 
the office of the City Clerk. Additional areas may also be identified by the Judge of the Municipal or 
District Court any court of competent jurisdiction hearing drug related cases arising from within the 
City. If a defendant is convicted of a drug related case occurring from within an area designated as 
an anti-drug emphasis area, a condition or term of sentence, deferral, or suspension, shall be that 
such defendant shall stay out of all areas of the City designated as an anti-drug emphasis area, 
unless there are significant and substantial extenuating circumstances in the defendant's particular 
case justifying avoidance of the requirement for such condition or term of sentence, deferral, or 
suspension. In such case, the significant and substantial extenuating circumstances shall be 
identified and recited in the record of the case. 
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7.04.030 - Violation of Conditions of Release, Suspension or Deferral as Separate Crime 
 

A. The presence of any person within an anti-drug emphasis area in violation of court-imposed 
conditions of release or conditions of suspension or deferral of any sentence by any court of 
competent jurisdiction shall constitute a separate crime hereby designated a gross misdemeanor 
and any such person may be apprehended and arrested without the necessity for any warrant or 
additional court order. Upon conviction, any person so violating the conditions of release or 
conditions of suspension or deferral shall be punished by imprisonment in jail for a maximum term 
fixed by the court of not more than one (1) year, or by a fine in an amount fixed by the court of not 
more than five thousand dollars ($5,000.00), or by both such imprisonment and fine.  

 
 Section 2. Severability.  If any one or more sections, subsections or sentences of this 
ordinance are held to be unconstitutional or invalid, such decision shall not affect the validity of the 
remaining portion of this ordinance and the same shall remain in full force and effect. 
 

Section 3. Publication and Effective date.  A summary of this Ordinance consisting of its title 
shall be published in the official newspaper of the City.  This Ordinance shall take effect five days after 
publication. 

 
PASSED BY THE CITY COUNCIL ON FEBRUARY 2, 2015.  
 
 
 
 

       _______________________________________ 
       Denise McCluskey, Mayor  
 
 
 
ATTEST: 
 
 
                                                             
Emelita Genetia, City Clerk 
  
APPROVED AS TO FORM: 
  
  
                                                             
Steve Victor, City Attorney 
  
 
Published:   
Effective Date:   
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                                                        Business of the City Council 
City of University Place, WA 

 
Proposed Council Action: 
 
 
 
 
 
 
 
 
 
 
 
 
Expenditure    Amount          Appropriation 
Required $246,587.00  Budgeted   $260,300  Required     $ 0.00

 
SUMMARY / POLICY ISSUES 

 
The bid opening for the Cirque Drive Street Improvements project was held on January 27, 2015. Nine bids 
were received and are summarized in the table below. Stan Palmer Construction, Inc. has submitted the lowest 
responsive, responsible bid in the amount of $246,587.00. This project includes the construction of 
approximately 1200 lineal feet of sidewalk with ADA ramps, bike lanes and decorative street lights on the north 
side of Cirque Drive West from 79th Avenue West to Bridgeport Way West. 
 
This project is funded through a $223,300 Community Development Block Grant and $37,000 in surface water 
management funds. 
 

ALTERNATIVES CONSIDERED 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 

 
 
 

 
RECOMMENDATION / MOTION 

 
MOVE TO: Authorize the City Manager to award the Cirque Drive Safe Routes to School project to Stan 
Palmer Construction, Inc. in the amount of $246,587.00 and execute all necessary contract documents. 

Company Total Bid 
Stan Palmer Construction, Inc. $ 246,587.00 
NPM Construction $ 250,305.00 

Hoffman Construction $ 262,108.00 

Rodarte Construction  $ 298,841.00 

Rognlin’s Inc. $ 310,000.00 

CCT Construction $ 323,557.50 

Northwest Cascade Inc. $ 334,220.00 

Nova Contracting $ 357,100.00 

Westwater Construction Co. $ 428,310.00 

Engineers Estimate $ 265,920.00 

Agenda No:  11 
 
Dept. Origin:  Engineering 
 
For Agenda of:  February 2, 2015 
 
Exhibits:  Bid Tabulation Sheet 
 
Concurred by Mayor:   __________ 
Approved by City Manager:   __________ 
Approved as to form by City Atty:   __________ 
Approved by Finance Director:   __________ 
Approved by Department Head:   __________ 
 
 
 
 
 
 
 
 
 

Authorize the City Manager to award the Cirque Drive 
Street Improvements project to Stan Palmer 
Construction, Inc. in the amount of $246,587.00 and 
execute all necessary contract documents. 



Item
 No. Item Description Schedule A  Quantity Unit Unit Price Total Amount Unit Price Total Amount Unit Price Total Amount Unit Price Total Amount

1 Mobilization, Cleanup and Demob 1 LS 25,000.00$          25,000.00$                 17,020.20$         17,020.20$                   25,865.00$         25,865.00$                 28,000.00$         28,000.00$                    
2 Roadway Surveying 1 LS 3,000.00$            3,000.00$                   3,740.00$           3,740.00$                     5,250.00$           5,250.00$                   4,500.00$           4,500.00$                      
3 Locate Existing Utilities 1 LS 3,000.00$            3,000.00$                   690.00$              690.00$                        2,500.00$           2,500.00$                   1,500.00$           1,500.00$                      
4 Temporary Traffic Control 1 LS 48,000.00$          48,000.00$                 17,100.00$         17,100.00$                   44,600.00$         44,600.00$                 22,000.00$         22,000.00$                    
5 Clearing, Grubbing & Stripping 1 LS 5,000.00$            5,000.00$                   4,216.00$           4,216.00$                     8,175.00$           8,175.00$                   12,000.00$         12,000.00$                    
6 Removal of Structures and Obstru 1 LS 2,500.00$            2,500.00$                   39,690.00$         39,690.00$                   17,465.00$         17,465.00$                 4,500.00$           4,500.00$                      
7 Sawcutting 1450 LF 3.50$                   5,075.00$                   3.90$                  5,655.00$                     2.45$                  3,552.50$                   2.50$                  3,625.00$                      
8 Excavation, Backfill, Compaction 204 CY 26.00$                 5,304.00$                   30.00$                6,120.00$                     32.50$                6,630.00$                   60.00$                12,240.00$                    
9 Crushed Surfacing Top Course 190 TN 35.00$                 6,650.00$                   32.00$                6,080.00$                     47.00$                8,930.00$                   45.00$                8,550.00$                      

10 HMA CL 1/2" PG 58-22 35 TN 175.00$               6,125.00$                   175.00$              6,125.00$                     220.00$              7,700.00$                   205.00$              7,175.00$                      
11 HMA CL 1/2" PG 58-22 for Drivew 24 TN 175.00$               4,200.00$                   175.00$              4,200.00$                     220.00$              5,280.00$                   205.00$              4,920.00$                      
12 Cold Mix Asphalt Concrete 2 TN 140.00$               280.00$                      200.00$              400.00$                        600.00$              1,200.00$                   500.00$              1,000.00$                      
13 Solid Wall PVC Storm Sewer Pipe 15 LF 66.00$                 990.00$                      150.00$              2,250.00$                     105.00$              1,575.00$                   65.00$                975.00$                         
14 Ductile Iron Storm Sewer Pipe 12 9 LF 80.00$                 720.00$                      250.00$              2,250.00$                     194.00$              1,746.00$                   415.00$              3,735.00$                      
15 Concrete Inlet with Vane Grate 1 EA 1,500.00$            1,500.00$                   1,300.00$           1,300.00$                     1,700.00$           1,700.00$                   1,250.00$           1,250.00$                      
16 Concrete Inlet with Through Curb 3 EA 1,550.00$            4,650.00$                   1,800.00$           5,400.00$                     1,700.00$           5,100.00$                   1,250.00$           3,750.00$                      
17 Connect to Existing Drainage Stru 3 EA 620.00$               1,860.00$                   610.00$              1,830.00$                     160.00$              480.00$                      450.00$              1,350.00$                      
18 Adjust  Catch Basin and Install So 4 EA 720.00$               2,880.00$                   610.00$              2,440.00$                     800.00$              3,200.00$                   950.00$              3,800.00$                      
19 Trench Excavation Safety System 1 LS 500.00$               500.00$                      720.00$              720.00$                        500.00$              500.00$                      1.00$                  1.00$                            
20 Temporary Water Pollution/Erosio 1 LS 10,000.00$          10,000.00$                 1,500.00$           1,500.00$                     5,725.00$           5,725.00$                   4,000.00$           4,000.00$                      
21 Cement Concrete Curb & Gutter 1230 LF 16.00$                 19,680.00$                 26.20$                32,226.00$                   14.55$                17,896.50$                 22.00$                27,060.00$                    
22 Cement Concrete Extruded Curb 65 LF 23.00$                 1,495.00$                   16.00$                1,040.00$                     14.00$                910.00$                      16.00$                1,040.00$                      
23 Cement Concrete Driveway Appro 269 SY 32.00$                 8,608.00$                   46.40$                12,481.60$                   40.00$                10,760.00$                 60.00$                16,140.00$                    
24 Cement Concrete Driveway Repa 18 SY 45.00$                 810.00$                      72.00$                1,296.00$                     40.00$                720.00$                      75.00$                1,350.00$                      
25 Cement Concrete Sidewalk 492 SY 30.00$                 14,760.00$                 41.60$                20,467.20$                   31.50$                15,498.00$                 40.00$                19,680.00$                    
26 Mailbox Support 8 EA 250.00$               2,000.00$                   294.00$              2,352.00$                     270.00$              2,160.00$                   150.00$              1,200.00$                      
27 Illumination System 1 LS 47,000.00$          47,000.00$                 40,012.00$         40,012.00$                   47,000.00$         47,000.00$                 80,000.00$         80,000.00$                    
28 Permanent Signing 1 LS 4,000.00$            4,000.00$                   2,614.00$           2,614.00$                     1,040.00$           1,040.00$                   2,000.00$           2,000.00$                      
29 Rock Wall 50 SF 30.00$                 1,500.00$                   39.00$                1,950.00$                     20.00$                1,000.00$                   100.00$              5,000.00$                      
30 Modular Block Wall 100 SF 45.00$                 4,500.00$                   21.40$                2,140.00$                     29.50$                2,950.00$                   115.00$              11,500.00$                    
31 Minor Changes 1 FA 5,000.00$           5,000.00$                  5,000.00$          5,000.00$                     5,000.00$          5,000.00$                  5,000.00$          5,000.00$                      

TOTAL PROJECT COST 246,587.00$               250,305.00$                 262,108.00$               298,841.00$                  

Hoffman Construction Rodarte Construction NPM ConstructionStan Palmer Construction 

City of University Place
Cirque Drive West Street Improvement Project
Bid Analysis for Tuesday, January 27, 2015 Bid Opening

Plan
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Unit Price Total Amount Unit Price Total Amount Unit Price Total Amount Unit Price Total Amount Unit Price Total Amount
30,000.00$         30,000.00$                  29,400.00$         29,400.00$                   25,400.00$         25,400.00$                   35,000.00$        35,000.00$                40,000.00$      40,000.00$                

3,000.00$           3,000.00$                    20,000.00$         20,000.00$                   4,800.00$           4,800.00$                     7,500.00$          7,500.00$                  5,000.00$        5,000.00$                  
1,000.00$           1,000.00$                    2,000.00$           2,000.00$                     6,750.00$           6,750.00$                     3,500.00$          3,500.00$                  7,500.00$        7,500.00$                  

55,000.00$         55,000.00$                  50,000.00$         50,000.00$                   44,000.00$         44,000.00$                   45,000.00$        45,000.00$                90,000.00$      90,000.00$                
2,500.00$           2,500.00$                    8,500.00$           8,500.00$                     32,500.00$         32,500.00$                   15,900.00$        15,900.00$                2,000.00$        2,000.00$                  

25,000.00$         25,000.00$                  20,000.00$         20,000.00$                   10,500.00$         10,500.00$                   20,400.00$        20,400.00$                15,000.00$      15,000.00$                
3.00$                  4,350.00$                    3.25$                  4,712.50$                     2.00$                  2,900.00$                     3.50$                 5,075.00$                  3.00$               4,350.00$                  

40.00$                8,160.00$                    45.00$                9,180.00$                     55.00$                11,220.00$                   50.00$               10,200.00$                325.00$           66,300.00$                
80.00$                15,200.00$                  50.00$                9,500.00$                     50.00$                9,500.00$                     200.00$             38,000.00$                20.00$             3,800.00$                  

250.00$              8,750.00$                    200.00$              7,000.00$                     275.00$              9,625.00$                     250.00$             8,750.00$                  200.00$           7,000.00$                  
250.00$              6,000.00$                    250.00$              6,000.00$                     310.00$              7,440.00$                     250.00$             6,000.00$                  200.00$           4,800.00$                  
500.00$              1,000.00$                    250.00$              500.00$                        550.00$              1,100.00$                     150.00$             300.00$                     350.00$           700.00$                     
125.00$              1,875.00$                    125.00$              1,875.00$                     190.00$              2,850.00$                     250.00$             3,750.00$                  100.00$           1,500.00$                  
150.00$              1,350.00$                    210.00$              1,890.00$                     335.00$              3,015.00$                     280.00$             2,520.00$                  100.00$           900.00$                     

2,000.00$           2,000.00$                    3,000.00$           3,000.00$                     1,250.00$           1,250.00$                     1,500.00$          1,500.00$                  3,000.00$        3,000.00$                  
1,500.00$           4,500.00$                    2,500.00$           7,500.00$                     1,375.00$           4,125.00$                     2,200.00$          6,600.00$                  3,000.00$        9,000.00$                  

750.00$              2,250.00$                    1,250.00$           3,750.00$                     1,750.00$           5,250.00$                     800.00$             2,400.00$                  300.00$           900.00$                     
500.00$              2,000.00$                    1,000.00$           4,000.00$                     700.00$              2,800.00$                     900.00$             3,600.00$                  500.00$           2,000.00$                  
500.00$              500.00$                       5,000.00$           5,000.00$                     6,000.00$           6,000.00$                     2,000.00$          2,000.00$                  1,500.00$        1,500.00$                  

1,000.00$           1,000.00$                    2,500.00$           2,500.00$                     10,500.00$         10,500.00$                   2,500.00$          2,500.00$                  3,000.00$        3,000.00$                  
20.00$                24,600.00$                  20.00$                24,600.00$                   19.00$                23,370.00$                   20.00$               24,600.00$                30.00$             36,900.00$                
25.00$                1,625.00$                    50.00$                3,250.00$                     22.00$                1,430.00$                     30.00$               1,950.00$                  25.00$             1,625.00$                  
65.00$                17,485.00$                  60.00$                16,140.00$                   85.00$                22,865.00$                   60.00$               16,140.00$                75.00$             20,175.00$                

100.00$              1,800.00$                    60.00$                1,080.00$                     110.00$              1,980.00$                     60.00$               1,080.00$                  100.00$           1,800.00$                  
48.00$                23,616.00$                  40.00$                19,680.00$                   50.00$                24,600.00$                   50.00$               24,600.00$                55.00$             27,060.00$                

612.50$              4,900.00$                    500.00$              4,000.00$                     400.00$              3,200.00$                     200.00$             1,600.00$                  500.00$           4,000.00$                  
46,039.00$         46,039.00$                  45,000.00$         45,000.00$                   41,000.00$         41,000.00$                   43,635.00$        43,635.00$                55,000.00$      55,000.00$                

2,000.00$           2,000.00$                    2,000.00$           2,000.00$                     1,800.00$           1,800.00$                     2,000.00$          2,000.00$                  1,500.00$        1,500.00$                  
70.00$                3,500.00$                    50.00$                2,500.00$                     62.00$                3,100.00$                     100.00$             5,000.00$                  40.00$             2,000.00$                  
40.00$                4,000.00$                    40.00$                4,000.00$                     43.50$                4,350.00$                     110.00$             11,000.00$                50.00$             5,000.00$                  

5,000.00$           5,000.00$                    5,000.00$           5,000.00$                    5,000.00$          5,000.00$                    5,000.00$         5,000.00$                 5,000.00$       5,000.00$                 

310,000.00$                323,557.50$                 334,220.00$                 357,100.00$              428,310.00$              

NW Cascade Nova Contracting Westwater ConstructionRognlin's Inc. CCT Construction
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TRANSPORTATION BENEFIT 

DISTRICT 



 

Memo 
              

DATE: January 29, 2015 

TO:  City Council 

FROM: Leslie Blaisdell, Deputy Finance Director 

SUBJECT: UP Transportation Benefit District Update 

On December 2, 2013, the University Place City Council passed Ordinance 634, 
creating a Transportation Benefit District in the City of University Place, known as the 
University Place Transportation Benefit District (UPTBD).   

The UPTBD board voted on December 16, 2013 to approve a $20 vehicle tab fee.  
Based on the processes involved with the initial set up for assessing this fee, the fee 
did not go into effect for six months after adoption.  The Washington State Dept. of 
Licensing collects the fee for the UPTBD at the time of license renewal and remits the 
funds to the City. 

Our estimates at that time projected that we would receive $146,000 in 2014 and 
$290,000 in 2015.  In 2014 we received $145,748.  The December payment has not 
yet been received so that figure will increase. 

Each year the amount received in the prior year will be transferred to the Street Fund 
for street maintenance. 

As part of the set up process we established that finance would be the contact number 
provided to residents on their bill.  Additionally we set up a web page with frequently 
asked questions and details about the Transportation Benefit District and its creation.  
Since the Dept. of Licensing began collecting the fee we have had numerous calls 
from residents.  The majority of the calls were just information requests and 
clarification on how the money is being spent. 

State Legislation requires that an Annual Budget and Plan for Services is adopted.  
The UPTBD 2015-2016 Budget and Annual Plan for Services was adopted by Council 
in November, 2014.   

The UPTBD will be audited annually by the State Auditor.  These audit costs have 
been budgeted, as well as our cost for Insurance with Washington Cities Insurance 
Authority. 
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SECTION 1 
 

PUBLIC EDUCATION AND OUTREACH PROGRAM 
 
 
Public Education and Outreach.  An informed and knowledgeable community is crucial to the success 
of a stormwater management program since it helps to ensure greater support for the program and greater 
compliance.  To satisfy this minimum control measure, the permittee needs to:  
 

1. Each permittee shall provide an education and outreach program for the area served by the 
MS4.  The program shall be designed to educate target audiences about the stormwater 
problem and provide specific actions they can follow to minimize the problem. 
 

a. To build general awareness, Permittees shall select from the following target 
audiences and subject areas: 

 
i. General public (including school age children), and businesses (including home-

based and mobile businesses) 
• General impacts of stormwater flows into surface waters. 
• Impacts from impervious surfaces. 
• Impacts of illicit discharges and how to report them. 

• Low Impact Development (LID) principles and LID BMPs. 

• Opportunities to become involved in stewardship activities. 
ii.  Engineers, contractors, developers, and land use planners 

• Technical standards for stormwater site and erosion control plans.  
• LID principles and LIP BMPs 
• Stormwater treatment and flow control BMPs. 

 
b.  To effect behavior change, Permittees shall select from the following target audiences 

and BMPs: 
 

i. General public (which may include school age children), and businesses (including 
home-based and mobile businesses) 
• BMPs for use and storage of automotive chemicals, hazardous cleaning supplies, 

carwash soaps and other hazardous materials.   
• Equipment maintenance 
• Prevention of illicit discharges. 

ii.  Residents, landscapers and property managers/owners 
• Yard care techniques protective of water quality.  
• Use and storage of pesticides and fertilizers and other household chemicals. 
• Carpet cleaning and auto repair and maintenance. 
• Vehicle, equipment and home/building maintenance. 
• Pet waste management and disposal 
• LID principles and LID BMPs. 
• Stormwater facility maintenance. 

S5 
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• Dumpster and trash compactor maintenance. 
 

c. Each Permittee shall create stewardship opportunities and/or partner with existing 
organizations to encourage residents to participate in activities such as stream teams, 
storm drain marking, volunteer monitoring, riparian plantings and education 
activities.  
 

d. Each Permittee shall measure the understanding and adoption of the targeted 
behaviors or at least one target audiences in at least one subject area. No later than 
February 2, 2016, Permittees shall use the resulting measurements to direct education 
and outreach resources most effectively, as well as to evaluate changes in adoption of 
the targeted behavior.  Permittees may meet this requirement individually or as a 
member of a regional group. 

 
 
The City of University Place has developed a Public Education and Outreach Program designed to 
educate the target audiences as noted above.  This program consists of the following elements: 
 

• University Place Newsletter 
The City of University Place regularly sends out a newsletter to all of the residents of the City.  
A minimum of four education oriented articles related to stormwater will be published on a 
yearly basis.   
 

• City Website 
The City will post educational information on its website.  This information will include 
articles, notices of educational opportunities, contact information, photos, maps, and links to 
other stormwater resource websites.   
 

• Public Education Workshops 
The City will participate in at least one public education event featuring storm drainage every 
three years.  Topics at these events may include rain gardens, natural yard care, storm drainage 
operations and maintenance, environmental impacts of stormwater, etc...   
 

• Car Wash Units 
The City has available portable units that are designed for the proper handling of wastewater 
from car washing activities.  These units are available to organizations and individuals upon 
request.  Any person checking out these units will be given instructions on their use as well as 
guidelines for protecting strormwater from car wash run-off.   
 

• Catch Basin Markers 
The City has marked all catch basins adjacent to concrete curbs with a marker that identifies 
where the storm water drains (ie drains to stream) and notifies the public not to dump 
pollutants.  These markings are intended to increase the awareness of the public on where 
storm water ultimately drains.   
 

• Annual Questionnaire 
The City will on an annual basis send out a questionnaire designed to establish a baseline of 
citizen behavior and identify any changes in behaviors that have resulted from the City’s 
educational efforts.   
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• Stormwater Basin Education Map:  The City has developed a storm drainage basin
education map which is attached in Appendix C.   This map is included once a year in the City
Newsletter and is posted on the City’s webpage.

• Pierce Conservation District Stream Team:  The City has partnered with the Pierce
Conservation District Stream Team to encourage and create stewardship opportunities for the
public.

• Other Educational Opportunities
In addition to the above noted elements, the City will continue to seek out new opportunities
for public education and outreach.
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SECTION 2 
 

PUBLIC INVOLVEMENT AND PARTICIPATION PROGRAM 
 
Public Involvement and Participation Program.  Public involvement/participation activities can be 
effective tools used to gain much needed public support for stormwater management program 
implementation.  To satisfy this minimum control measure, the permittee needs to: 
 

1. Permittees shall provide ongoing opportunities for public involvement and participation 
through advisory councils, public hearings, watershed committees, participation in developing 
rate-structures or other similar activities.  Each Permittee shall comply with applicable state 
and local public notice requirements when developing elements of the SWMP. 

 
a. Permittees shall create opportunities for the public to participate in the decision-

making processes involving the development, implementation and update of the 
Permittee’s entire SWMP.   

b. Each Permittee shall post on their website their SWMP and the annual report 
required under S9.A no later than May 31st each year. All other submittals shall be 
available to the public upon request.  To comply with the posting requirement, a 
permittee that does not maintain a website may submit the updated SWMP in 
electronic format to the Department for posting on the Department’s website 

 
The City of University Place employs the following opportunities for the public to participate in the 
decision-making process involving the City’s SWMP.  
 

• All updates to the City’s SWMP will be adopted by the City Council during a Public Meeting.  At 
this meeting, any who wish to comment on the SWMP will be given the opportunity to provide 
comments. In addition, this meeting will be filmed and broadcast on the City’s public information 
television channel: UPTV. 

 
• The SWMP and any subsequent updates will be posted on the City’s website.  Contact information 

for comments will be posted on the same web page as the link to the SWMP. 
 
 
 
 

Page 5 
 



SECTION 3 
 

ILLICIT DISCHARGE DETECTION AND ELIMINATION PROGRAM 
 
 
Illicit Discharge Detection and Elimination.  Discharges from cities often include wastes and 
wastewater from non-stormwater sources.  Illicit discharges enter the system through either direct 
connections, such as wastewater piping mistakenly or deliberately connected to the storm drains, or 
indirect connection, such as infiltration from cracked sanitary sewers, spills collected by drain outlets, or 
materials dumped into storm drains.  To satisfy this minimum control measure, the permittee must 
develop, implement and enforce an illicit discharge detection and elimination program.  Permittees shall 
fully implement an ongoing illicit discharge detection and elimination program no later than three years 
from the effective date of this permit.   
 
The minimum performance measures are: 

a. Mapping of the MS4 shall continue on an ongoing basis.  MS4 maps shall be periodically 
updated.  Update maps if necessary to meet the requirements of this section no later than 
February 2, 2018.  At a minimum, all maps shall include the following information: 
i. Known MS4 outfall and known MS4 discharge points.  
ii.   Receiving waters, other than ground water. 
iii.  Stormwater treatment and flow control BMPs/facilities owned or operated by the 

Permittee. 
iv. Tributary conveyances to all known outfalls and discharge points with a 24-inch 

nominal diameter or larger, or an equivalent cross-sectional area for non-pipe 
systems.  The following attributes must be mapped: 
• Tributary conveyance type, material and size where known. 
• Associated drainage areas. 
• Land use. 

v.   All connections to the MS4 authorized or allowed by the Permittee after February 
16, 2007. 

vi. Connections between the MS4 owned or operated by the Permittee and other 
municipalities or public entities. 

vii. Geographic areas served by the Permittee’s MS4 that do not discharge stormwater 
to surface waters. 

viii. To the extent consistent with national security laws and directives, each Permittee 
shall make available to Ecology upon request, MS4 map(s) depicting the information 
required in S5.C.3.a.i through vi above.  The preferred format for mapping will be 
an electronic format with fully described mapping standards.  An example 
description is available on Ecology website. 

ix.  Upon request, and to the extent appropriate, Permittees shall provide mapping 
information to federally-recognized Indian Tribes, municipalities, and other 
Permittees.  This permit does not preclude Permittees from recovering reasonable 
costs associated with fulfilling mapping information requests by federally-
recognized Indian Tribes, municipalities, and other Permittees. 

   
b. Each Permittee shall implement an ordinance or other regulatory mechanism to 

effectively prohibit non-stormwater, illicit discharges into the Permittee’s MS4 to the 
maximum extent allowable under State and Federal law.   
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i. The regulatory mechanism does not need to prohibit the following categories of non-
stormwater discharges:   
• Diverted stream flows. 
• Rising ground waters. 
• Uncontaminated ground water infiltration (as defined at 40 CFR 35.2005(20)). 
• Uncontaminated pumped ground water.  
• Foundation drains. 
• Air conditioning condensation. 
• Irrigation water from agricultural sources that is commingled with urban 

stormwater. 
• Springs. 
• Uncontaminated water from crawl space pumps. 
• Footing drains. 
• Flows from riparian habitats and wetlands. 
• Non-stormwater discharges covered by another NPDES permit. 
• Discharges from emergency fire fighting activities in accordance with S2 

Authorized Discharges.   
ii. Conditionally Allowable Discharges:  The regulatory mechanism may allow the 

following categories on non-stormwater discharges only if the stated conditions are 
met: 
• Discharges from potable water sources, including but not limited to water line 

flushing, hyperchlorinated water line flushing, fire hydrant system flushing, and 
pipeline hydrostatic test water. Planned Discharges shall be dechlorinated to a 
total residual chlorine concentration of 0.1 ppm or less, pH-adjusted, if necessary, 
and volumetrically and velocity controlled to prevent re-suspension of sediments 
in the MS4. 

• Discharges from lawn watering and other irrigation runoff. These shall be 
minimized through, at a minimum, public education activities (see section S5.C.1) 
and water conservation efforts. 

• Dechlorinated swimming pool discharges.  The discharges shall be 
dechlorinated to a concentration of 0.1 ppm or less, pH-adjusted and 
reoxygenized if necessary, volumetrically and velocity controlled to prevent re-
suspension of sediments in the MS4.   Discharges shall be thermally controlled 
to prevent and increase in temperature of the receiving water.  Swimming pool 
cleaning wastewater and filter backwash shall not be discharged to the MS4. 

• Street and sidewalk wash water, water used to control dust, and routine external 
building wash down that does not use detergents.  The Permittee shall reduce 
these discharges through, at a minimum, public education activities (see section 
S5.C.1.) and/or water conservation efforts.  To avoid washing pollutants into the 
MS4, Permittees must minimize the amount of street wash and dust control water 
used.   

• Other non-stormwater discharges.  The discharges shall be in compliance with 
the requirements of the stormwater pollution prevention plan reviewed by the 
Permittee, which addresses control of construction site de-watering discharges.   

iii. The Permittee shall further address any category of discharges in (i) or (ii) above if 
the discharges are identified as significant sources of pollutants to waters of the 
State. 
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iv. The ordinance or other regulatory mechanism shall include escalating enforcement 
procedures and actions. 

v. The Permittee shall implement a compliance strategy that includes informal 
compliance actions such as public education and technical assistance as well as the 
enforcement provisions of the ordinance or other regulatory mechanism.  To 
implement an effective compliance strategy, the Permittee’s ordinance or other 
regulatory mechanism may need to include the following tools: 

 
• The application of operational and/or structural source control BMPs for pollutant 

generating sources associated with existing land uses and activities where 
necessary to prevent illicit discharges.  The source control BMps referenced in 
this subsection are in Volume IV of the Stormwater Management Manual for 
Western Washington, or an equivalent manual approved by Ecology under the 
2013 Phase I Permit. 

• The maintenance of stormwater facilities which discharge into the Permittee’s MS4 
in accordance with maintenance standards established under S5.C.4 and/or 
S5.C.5 where necessary to prevent illicit discharges.   
 

vi. The Permittee’s ordinance or other regulatory mechanism in effect as of the effective 
date of this permit shall be revised if necessary to meet the requirement of this 
section no later than February 2, 2018. 

 
c. Each Permittee shall implement an ongoing program designed to detect and identify non-

stormwater discharges, spills, illicit connections into the Permittee’s MS4. The program 
shall include: 
i.   Proceedures for conducting investigations of the Permittee’s MS4, including field 

screeining and methods for identifying potential sources. 
 

The Permittee shall implement a filed screening methodology appropriate to the 
characteristics of the MS4 and water quality concerns.  Screening for illicit 
connections may be conducted using:  A Guidance Manual for Program 
Development and Technical Assessments, Center for Watershed Protection, October 
2004, or other methodology of comparable or improved effectiveness.  The Permittee 
shall document the field screening methodology in the relevant Annual Report.   
 
The Permittee shall complete field screening for at least 40% of the MS4 no later 
than December 31, 2017, and on average 12% each year thereafter.   
 

ii. A publicly listed and publicized hotline or other telephone number for public 
reporting of spills and other illicit discharges. 

 
iii. An ongoing training program for all municipal field staff, who, as part of their 
normal job responsibilities, might come into contract with or otherwise observe an illicit 
discharge and/or illicit connection to the MS4, on the identification of an illicit discharge 
and/or connection, and on the proper procedures for reporting and responding to the illicit 
discharge and/or connection.  Follow-up training shall be provided as needed to address 
changes in procedures, techniques, requirements, or staffing.  Permittees shall document 
and maintain records of the trainings provided and the staff trained. 
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d. Each Permittee shall implement an ongoing program designed to address illicit 
discharges, including spills and illicit connections, into the Permittee’s MS4.  The 
program shall include:  

 
i. Procedures for characterizing the nature of, and potential public or environmental threat 

posed by, any illicit discharges found by or reported to the Permittee.  Procedures 
shall address the evaluation of whether the discharge must be immediately contained 
and steps to be taken for containment of the discharge.   

ii. Procedures for tracing the source of an illicit discharge; including visual inspections, 
and when necessary, opening manholes, using mobile cameras, collecting and 
analyzing water samples, and/or other detailed inspection procedures.   

iii. Procedures for eliminating the discharge; including notification of appropriate 
authorities; notification of the property owner; technical assistance; follow-up 
inspections; and use of the compliance strategy developed pursuant to S5.C.3.b.v, 
including escalating enforcement and legal actions if the discharge is not eliminated.   

iv. Compliance with the provisions in (i), (ii), and (iii) above, shall be achieved by meeting 
the following timelines: 

• Immediately respond to all illicit discharges, including spills, which are 
determined to constitute a threat to human health, welfare, or the environment, 
consistent with General Condition G3. 

• Investigate (or refer to the appropriate agency with the authority to act) within 
7 days, on average, any complaints, reports or monitoring information that 
indicates a potential illicit discharge.   

• Initiate an investigation within 21 days of any report or discovery of a 
suspected illicit connection to determine the source of the connection, the 
nature and volume of discharge through the connection, and the party 
responsible for the connection.   

• Upon confirmation of an illicit connection, use the compliance strategy in a 
documented effort to eliminate the illicit connection within 6 months.  All 
known illicit connections to the MS4 shall be eliminated.    

 
e. Permittees shall train staff who are responsible for identification, investigation, 

termination, cleanup, and reporting of illicit discharges, including spills, and illicit 
connections, to conduct these activities. Follow-up training shall be provided as needed 
to address changes in procedures, techniques, requirements or staffing.  Permittees shall 
document and maintain records of the training provided and the staff trained.  

   
f. Permittees shall track and maintain records of the activities conducted to meet the 

requirements of this section.      
 

 
The City of University Place has implemented the following: 
 

• Municipal storm sewer system map:  The City has produced a map of its storm sewer system.  
This map has been posted on the City’s website and is available in the City’s Engineering office 
for viewing by the public.   
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• After hours on-call phone line:  The City has established an after hours phone number that the 
public can call to report any public works concerns including concerns regarding surface water 
management and illicit discharges.  This number is posted on the City’s website.   
 

• Illicit Discharge Detection and Elimination (IDDE) program:  The City has implemented its 
Illicit Discharge Detection and Elimination program which is attached in Appendix D.   

 
 

• Dry Weather Field Screening and Analytical Monitoring Program:  The City has adopted this 
program as an aspect of the overall IDDE program.  This program establishes the procedures for 
locating high risk illicit discharge areas and for testing and inspecting water quality for the 
purposes of tracking, characterizing, and eliminating illicit discharges.  
 

• Illicit discharge detection and elimination training program:  The City has developed a 
training program in order to train field personnel in the detection and elimination of illicit 
discharges to the City’s storm drainage system.  All engineering and operations field personnel are 
required to participate in this program.  The training program consists of: 

 
• Initital training meeting and orientation video 

 
• Periodic field training conducted by senior staff 

 
In addition to these items, the City will continue to seek out new opportunities for training in this 
field.   
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SECTION 4 
 

CONTROL STORMWATER RUNOFF FROM NEW DEVELOPMENT, 
REDEVELOPMENT, AND CONSTRUCTION SITES 

 
 
Site Runoff Control.  Polluted stormwater runoff from construction and developed sites ultimately is 
discharged into local rivers and streams.  The Phase II Final Rule requires an operator of a regulated small 
city to develop, implement, and enforce a program to reduce pollutants in stormwater runoff to their city 
from construction activities that result in a land disturbance of greater than or equal to one acre or contain 
less than one acre and are part of a larger common plan of the development or sale.  The permittee is 
required to have: 
 

a. The program shall include an ordinance or other enforceable mechanism that addresses 
runoff from new development, redevelopment, and construction site projects.  Pursuant to 
S5.A.2, in adopting this ordinance or other regulatory mechanism, existing local 
requirements to apply stormwater controls at smaller sites, or at lower thresholds than 
required pursuant to S5.C.4., shall be retained. The ordinance or other enforceable 
mechanism shall be in place no later than thirty months from the effective date of this Permit.  
The ordinance or other enforceable mechanism shall include, at a minimum: 

i.  The Minimum Requirements, technical thresholds, and definitions in Appendix 1 or 
an equivalent approved by Ecology under the NPDES Phase I Municipal 
Stormwater Permit, for new development, redevelopment, and construction sites.  
Adjustment and variance criteria equivalent to those in Appendix 1 shall be 
included.  More stringent requirements may be used, and/or certain requirements 
may be tailored to local circumstances through the use of basin plans or other 
similar water quality and quantity planning efforts.  Such local requirements shall 
provide equal protection of receiving waters and equal levels of pollutant control to 
those provided in Appendix 1.  

ii. A site planning process and BMP selection and design criteria that, when used to 
implement the minimum requirements in Appendix 1 (or equivalent approved by 
Ecology under the Phase I Permit) will protect water quality, reduce the discharge 
of pollutants to the maximum extent practicable and satisfy the State requirement 
under Chapter 90.48 RCW to apply all known, available and reasonable methods of 
prevention, control and treatment (AKART) prior to discharge.  Permittees shall 
document how the criteria and requirements will protect water quality, reduce the 
discharge of pollutants to the maximum extent practicable, and satisfy State AKART 
requirements.  Permittees who choose to use the site planning process and BMP 
selection and design criteria in the 2005 Stormwater Management Manual for 
Western Washington, or an equivalent manual approved by the Department under 
the Phase I Permit, may cite this choice as their sole documentation to meet this 
requirement. 

iii. The legal authority, through the approval process for new development, to inspect 
private stormwater facilities that discharge to the Permittee’s MS4. 

iv. Provisions to allow non-structural preventive actions and source reduction 
approaches such as Low Impact Development Techniques (LID), measures to 
minimize the creation of impervious surfaces and measures to minimize the 
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disturbance of native soils and vegetation.  Provisions for LID should take into 
account site conditions, access and long-term maintenance.   

v. If the Permittee chooses to allow construction sites to apply the “Erosivity Waiver” 
in Appendix 1, Minimum Requirement #2, the ordinance or regulatory mechanism 
shall include appropriate, escalating enforcement sanctions for construction sites 
that provide notice to the Permittee of their intention to apply the waiver but do not 
meet the requirements (including timeframe restrictions, limits on activities that 
result in non-stormwater discharges, and implementation of appropriate BMPs to 
prevent violations of water quality standards) to qualify for the waiver. 

b. The program shall include a permitting process with plan review, inspection and 
enforcement capability to meet the standards listed in (i) through (iv) below, for both 
private and public projects, using qualified personnel (as defined in Definitions and 
Acronyms). At a minimum, this program shall be applied to all sites that disturb a land 
area 1 acre or greater, including projects less than one acre that are part of a larger 
common plan of the development or sale. The process shall be in place no later than 
thirty months from the effective date of this Permit.   
i. Except as provided in S5.C.4.b.vii. below, review of all stormwater site plans for 

proposed development activities.  
ii.   Except as provided in S5.C.4.b.vii. below, inspect, prior to clearing and 

construction, all known development sites that have a high potential for sediment 
transport as determined through plan review based on definitions and requirements 
in Appendix 7 Identifying Construction Site Sediment Transport Potential.   

iii. Except as provided in S5.C.4.b.vii. below, inspect all known permitted development 
sites during construction to verify proper installation and maintenance of required 
erosion and sediment controls.  Enforce as necessary based on the inspection.   

iv. Inspect all permitted development sites upon completion of construction and prior to 
final approval or occupancy to ensure proper installation of permanent stormwater 
controls such as stormwater facilities and structural BMPs.  Also, verify a 
maintenance plan is completed and responsibility for maintenance is assigned.  
Enforce as necessary based on the inspection.    

v.   Compliance with the inspection requirements in (ii), (iii) and (iv) above shall be 
determined by the presence and records of an established inspection program 
designed to inspect all sites and achieving at least 95% of scheduled inspections.   

vi. An enforcement strategy shall be developed and implemented to respond to issues of 
non-compliance.  

vii. If the Permittee chooses to allow construction sites to apply the “Erosivity Waiver” 
in Appendix 1, Minimum Requirement #2, the Permittee is not required to review the 
construction stormwater pollution prevention plans as part of the site plan review in 
(i) above, and is not required to perform the construction phase inspections 
identified in (ii) and (iii) above related to construction sites which are eligible for 
the erosivity waiver.  

 c. The program shall include provisions to verify adequate long-term operation and 
maintenance (O&M) of post-construction stormwater facilities and BMPs that are 
permitted and constructed pursuant to (b) above.  These provisions shall be in place no 
later than thirty months from the effective date of this Permit and shall include:  
i. Adoption of an ordinance or other enforceable mechanism that clearly identifies the 

party responsible for maintenance, requires inspection of facilities in accordance 
with the requirements in (ii) through (iv) below, and establishes enforcement 
procedures.  
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ii.  Each Permittee shall establish maintenance standards that are as protective or more 
protective of facility function than those specified in Chapter 4 of Volume V of the 
2005 Stormwater Management Manual for Western Washington.  For facilities 
which do not have maintenance standards, the Permittee shall develop a 
maintenance standard.   
(1)  The purpose of the maintenance standard is to determine if maintenance is 

required.  The maintenance standard is not a measure of the facilities required 
condition at all times between inspections.  Exceeding the maintenance 
standard between the period of inspections is not a permit violation.   

(2) Unless there are circumstances beyond the Permittees control, when an 
inspection identifies an exceedence of the maintenance standard, maintenance 
shall be performed:  
• Within 1 year for wet pool facilities and retention/detention ponds.   
• Within 6 months for typical maintenance.  
• Within 9 months for maintenance requiring re-vegetation, and 
• Within 2 years for maintenance that requires capital construction of less 

than $25,000.   
 Circumstances beyond the permittees control include denial or delay of access 

by property owners, denial or delay of necessary permit approvals, and 
unexpected reallocations of maintenance staff to perform emergency work.  For 
each exceedence of the required timeframe, the Permittee must document the 
circumstances and how they were beyond their control.   

iii. Annual inspections of all stormwater treatment and flow control facilities (other 
than catch basins) permitted by the Permittee according to S5.C.4.b. unless there 
are maintenance records to justify a different frequency.   

 Reducing the inspection frequency shall be based on maintenance records of double 
the length of time of the proposed inspection frequency.  In the absence of 
maintenance records, the Permittee may substitute written statements to document a 
specific less frequent inspection schedule.  Written statements shall be based on 
actual inspection and maintenance experience and shall be certified in accordance 
with G19 Certification and Signature. 

iv. Inspections of all new flow control and water quality treatment facilities, including 
catch basins, for new residential developments that are a part of a larger common 
plan of development or sale, every 6 months during the period of heaviest house 
construction (i.e., 1 to 2 years following subdivision approval) to identify 
maintenance needs and enforce compliance with maintenance standards as needed.  

d. The program shall include a procedure for keeping records of inspections and 
enforcement actions by staff, including inspection reports, warning letters, notices of 
violations, and other enforcement records.  Records of maintenance inspections and 
maintenance activities shall be maintained. Permittees shall keep records of all projects 
disturbing more than one acre, and all projects of any size that are part of a common 
plan of development or sale that is greater than one acre that are approved after the 
effective date of this Permit. 

e. The program shall make available copies of the "Notice of Intent for Construction 
Activity" and copies of the "Notice of Intent for Industrial Activity" to representatives of 
proposed new development and redevelopment.   Permittees will continue to enforce local 
ordinances controlling runoff from sites that are also covered by stormwater permits 
issued by Ecology. 
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f. No later than thirty months from the effective date of this Permit, each Permittee shall 
verify that all staff responsible for implementing the program to control stormwater 
runoff from new development, redevelopment, and construction sites, including 
permitting, plan review, construction site inspections, and enforcement, are trained to 
conduct these activities.  Follow-up training shall be provided as needed to address 
changes in procedures, techniques or staffing.  Permittees shall document and maintain 
records of the training provided and the staff trained. 

 
The City of University Place has a program to address site run-off control from new development, 
redevelopment and construction sites.  This program includes the following: 
 

• Adopted surface water mangement regulations:  The City has adopted ordinances that regulate 
water quality, and controlling runoff from new development, redevelopment and construction 
sites.  This portion of the City’s municipal code is attached as Appendix A of the SWMP.  As part 
of these regulations, the City has adopted the King County Surface Water Design Manual (2005). 

 
• Plan Reviews:  The City requires permits and reviews plans for all new development and 

redevelopment projects.  The City also requires permits and reviews plans for any construction 
project that disturbs 20,000 square feet of soil, and for any project that otherwise requires drainage 
review as specified in the King County Surface Water Design Manual. 

 
• Construction Inspections:  The City conducts inspections of all permitted storm drainage and 

erosion/sedimentation control facilities within the City.  
 

• Training:  All personnel in the City conducting construction inspections and/or plan reviews are 
either trained as Certified Erosion and Sedimentation Control Leads or are licensed professional 
engineers registered with the State of Washington. In addition, the City will continue to seek out 
additional training opportunities. 
 

• Post Development Inspections:  The City conducts post development inspections of all permitted 
storm drainage facilities within the City.  

 
• Low Impact Development:  The City’s stormwater regulations contain provisions encouraging 

low impact development. 
 

• Enforcement Provisions:  The City has adopted stringent enforcement provisions for non-
compliance of its stormwater regulations.  These enforcement provisions are attached in Appendix 
A.   
 

• Sensitive Water Bodies:  The City has identified and prioritized the sensitive receiving waters in 
the City.  In addition, the City’s regulations identify specific drainage standards based on the 
drainage basin sensitivity.   
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SECTION 5 
 

POLLUTION PREVENTION AND OPERATIONS AND 
MAINTENANCE FOR MUNICIPAL OPERATIONS PROGRAM 

 
As with the other elements, Ecology developed permit requirements for the pollution prevention (good 
housekeeping) program minimum measure of the federal NPDES Phase II permit program.  The 
following program is based on DOE’s permit requirements. 
 
This measure requires the City to examine and subsequently alter their own actions to help ensure a 
reduction in the amount and type of pollution that: (1) collects on streets, parking lots, open spaces, and 
storage and vehicle maintenance areas and is discharged into local waterways; and (2) results from actions 
such as environmentally damaging land development and flood management practices or maintenance of 
storm sewer systems. 
 
The DOE Phase II permit states that the “Within three years of the effective date of this permit, each 
Permittee shall develop and implement an Operations & Maintenance program that includes a training 
component and has the ultimate goal of preventing or reducing pollutant runoff from municipal 
operations.” 
 
The permit regulations require the permit holder to do the following: 
 

a. Each Permittee shall establish maintenance standards that are as protective, or more 
protective, of facility function than those specified in Chapter 4 of Volume V of the 
Stormwater Management Manual for Western Washington.  For facilities which do not 
have maintenance standards, the Permittee shall develop a maintenance standard.   
 i. The purpose of the maintenance standard is to determine if maintenance is required.  

The maintenance standard is not a measure of the facilities required condition at all 
times between inspections.  Exceeding the maintenance standard between 
inspections and/or maintenance is not a permit violation.   

ii. Unless there are circumstances beyond the Permittees control, when an inspection 
identifies an exceedence of the maintenance standard, maintenance shall be 
performed:  

• Within 1 year for wet pool facilities and retention/detention ponds.   
• Within 6 months for typical maintenance.  
• Within 9 months for maintenance requiring re-vegetation. 
• Within 2 years for maintenance that requires capital construction of less 

than $25,000.   
 Circumstances beyond the permittees control include denial or delay of access by 

property owners, denial or delay of necessary permit approvals, and unexpected 
reallocations of maintenance staff to perform emergency work.  For each exceedence 
of the required timeframe, the Permittee shall document the circumstances and how 
they were beyond their control.   

b. Annual inspection of all municipally owned or operated permanent stormwater treatment 
and flow control facilities, other than catch basins, and taking appropriate maintenance 
actions in accordance with the adopted maintenance standards.  The annual inspection 
requirement may be reduced based on inspection records.   
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 Reducing the inspection frequency shall be based on maintenance records of double the 
length of time of the proposed inspection frequency.  In the absence of maintenance 
records, the Permittee may substitute written statements to document a specific less 
frequent inspection schedule.  Written statements shall be based on actual inspection and 
maintenance experience and shall be certified in accordance with G19 Certification and 
Signature. 

c. Spot checks of potentially damaged permanent treatment and flow control facilities (other 
than catch basins) after major (greater than 24-hour-10-year recurrence interval 
rainfall) storm events.  If spot checks indicate widespread damage/maintenance needs, 
inspect all stormwater treatment and flow control facilities that may be affected.  Conduct 
repairs or take appropriate maintenance action in accordance with maintenance 
standards established above, based on the results of the inspections. 

d. Inspection of all catch basins and inlets owned or operated by the Permittee at least once 
before the end of the Permit term.  Clean catch basins if the inspection indicates cleaning 
is needed to comply with maintenance standards established in the 2005 Stormwater 
Management Manual for Western Washington.   Decant water shall be disposed of in 
accordance with Appendix 6 Street Waste Disposal.  

 Inspections may be conducted on a “circuit basis” whereby a sampling of catch basins 
and inlets within each circuit is inspected to identify maintenance needs.  Include in the 
sampling an inspection of the catch basin immediately upstream of any system outfall.  
Clean all catch basins within a given circuit at one time if the inspection sampling 
indicates cleaning is needed to comply with maintenance standards established under 
S5.C.4.c., above.   

 As an alternative to inspecting catch basins on a “circuit basis,” the Permittee may 
inspect all catch basins, and clean only catch basins where cleaning is needed to comply 
with maintenance standards.  

e.    Compliance with the inspection requirements in a, b, c and d above shall be determined 
by the presence of an established inspection program designed to inspect all sites and 
achieving inspection of  95% of all sites.   

f. Establishment and implementation of practices to reduce stormwater impacts associated 
with runoff from streets, parking lots, roads or highways owned or maintained by the 
Permittee, and road maintenance activities conducted by the Permittee.  The following 
activities shall be addressed: 

• Pipe cleaning 
• Cleaning of culverts that convey stormwater in ditch systems 
• Ditch maintenance 
• Street cleaning 
• Road repair and resurfacing, including pavement grinding 
• Snow and ice control 
• Utility installation  
• Pavement striping maintenance 
• Maintaining roadside areas, including vegetation management 
• Dust control 

g. Establishment and implementation of policies and procedures to reduce pollutants in 
discharges from all lands owned or maintained by the Permittee and subject to this 
Permit, including but not limited to: parks, open space, road right-of-way, maintenance 
yards, and stormwater treatment and flow control facilities.  These policies and 
procedures shall address, but are not limited to: 
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• Application of fertilizer, pesticides, and herbicides including the development of 
nutrient management and integrated pest management plans. 

• Sediment and erosion control. 
• Landscape maintenance and vegetation disposal. 
• Trash management. 
• Building exterior cleaning and maintenance. 

h. Develop and implement an on-going training program for employees of the Permittee 
whose construction, operations or maintenance job functions may impact stormwater 
quality.  The training program shall address the importance of protecting water quality, 
the requirements of this Permit, operation and maintenance standards, inspection 
procedures, selecting appropriate BMPs, ways to perform their job activities to prevent 
or minimize impacts to water quality, and procedures for reporting water quality 
concerns, including potential illicit discharges.  Follow-up training shall be provided as 
needed to address changes in procedures, techniques or requirements.  Permittees shall 
document and maintain records of training provided.     

i. Development and implementation of a Stormwater Pollution Prevention Plan (SWPPP) 
for all heavy equipment maintenance or storage yards, and material storage facilities 
owned or operated by the Permittee in areas subject to this Permit that are not required 
to have coverage under the Industrial Stormwater General Permit.  Implementation of 
non-structural BMPs shall begin immediately after the pollution prevention plan is 
developed.  A schedule for implementation of structural BMPs shall be included in the 
SWPPP.  Generic SWPPPs that can be applied at multiple sites may be used to comply 
with this requirement. The SWPPP shall include periodic visual observation of 
discharges from the facility to evaluate the effectiveness of the BMP.   

j.  Records of inspections and maintenance or repair activities conducted by the Permittee shall be 
maintained in accordance with S9 Reporting Requirements.   

 
 

The City of University Place has developed a operations and maintenance program that  
 

1) Identifies maintenance standards for drainage facilities.(see Appendix B) 
2) Includes a SWPPP for our maintenance facility (see Appendix E) 
3) Established an active IDDE program to protect water quality.  Within the program track illicit 

discharges and insure field staff training in elimination is conducted annually. (see Appendix D) 
4) Established a program that all municipal facilities are inspected annually. 
5) Insures all field staff is trained in ESA track trainings and CESCL certified train our supervisors 

and inspectors. 
6) Implement practices to reduce storm water impacts associated with public streets and public 

property. 
7) Adopted maintenance standards as protective or more than those indicated in the DOE manual. 
8) Developed a watershed and outfall inventory that identifies all primary outfalls of the City’s 

stormwater conveyance system (see Appendix F) 
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SECTION 6 
 

MONITORING PLAN 
 
The City of University Place has elected to pay into Ecology’s collective funds to meet its monitoring 
requirements. 
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SECTION 7 
 

REPORTING REQUIREMENTS 
 
 
 

The following requirements shall be met: 
A. No later than March 31 of each year beginning in 2015, each Permittee shall submit an 

annual report.  The reporting period for the first annual report will be from January 1, 2014 
through December 31, 2014.  The reporting period for all subsequent annual reports will be 
the previous calendar year unless otherwise specified. 
Permittees must submit annual reports electronically using Ecology’s Water Quality 

Permitting Portal (WQWebPortal) available on Ecology’s Website unless otherwise 
directed by Ecology. 

 
B. Each Permittee is required to keep all records related to this permit and the SWMP for at least 

five years.   
C.  Each Permittee shall make all records related to this permit and the Permittee’s SWMP 

available to the public at reasonable times during business hours.  The Permittee will provide 
a copy of the most recent annual report to any individual or entity, upon request. 

1. A reasonable charge may be assessed by the Permittee for making photocopies of 
records. 

2. The Permittee may require reasonable advance notice of intent to review records 
related to this Permit. 

E.  The annual report for cities, towns, and counties  
 Each annual report shall include the following: 

1. A copy of the Permittee’s current Stormwater Management Program as required by 
S5.A.2. 

2. Submittal of the annual report form as provided by Ecology pursuant to S9.A, describing 
the status of implementation of the requirements of this permit during the reporting 
period.   

3. Attachments to the annual report form including summaries, descriptions, reports, and 
other information as required, or as applicable, to meet the requirements of this permit 
during the reporting period.   

4.   If applicable, notice that the MS4 is relying on another governmental entity to satisfy any 
of the obligations under this permit.   

5.  Certification and signature pursuant to G19.D, and notification of any changes to 
authorization pursuant to G19.C 

6. A notification of any annexations, incorporations or jurisdictional boundary changes 
resulting in an increase or decrease in the Permittee’s geographic area of permit 
coverage during the reporting period.  

 
The City of University Place will produce an annual report that meets these guidelines. 
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UNIVERSITY PLACE  
PERMITTING & STORMWATER REGULATIONS 

UPMC 12.10, 13.05 and UPMC 13.25 
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Chapter 12.10 
WATER QUALITY STANDARDS  

Sections: 

12.10.010    Purpose. 

12.10.020    Definitions. 

12.10.030    Discharges into city of University Place waters. 

12.10.040 Stormwater Manual Adopted. 

12.10.050    Best management practices. 

12.10.060    Administration. 

12.10.070 Inspections. 

12.10.080    Hazards. 

12.10.090    Enforcement. 

12.10.100    Civil penalties. 

12.10.110    Criminal penalty. 

12.10.120 Discharges of pollutants into municipal separate storm sewer system – Liability for Expenses 

12.10.130    Private wells prohibited. 

12.10.140    Construction – Intent. 
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12.10.010 Purpose. 

The purpose of this chapter is to protect the city’s surface and ground water quality by providing minimum 
requirements for reducing and controlling the discharge of contaminants. The city council recognizes that water 
quality degradation can result either directly from one discharge or through the collective impact of many small 
discharges. Therefore, this chapter prohibits the discharge of contaminants into surface and storm water and 
ground water, and outlines preventive measures to restrict contaminants from entering such waters. These 
measures include the implementation of best management practices (BMPs) by the residents of the city of 
University Place. 

The city council finds this chapter is necessary to protect the health, safety and welfare of the residents of the city 
of University Place and the integrity of the city’s resources for the benefit of all by: minimizing or eliminating water 
quality degradation; preserving and enhancing the suitability of waters for recreation, fishing, and other beneficial 
uses; and preserving and enhancing the aesthetic quality and biotic integrity of the water. The city council 
recognizes that implementation of this chapter is required under the federal Clean Water Act, 33 U.S.C. 1251 et 
seq. In meeting the intent of the Clean Water Act, the city council also recognizes the importance of maintaining 
economic viability while providing necessary environmental protection and believes this chapter helps achieve both 
goals.  

 

12.10.020 Definitions. 

The following definitions shall apply in the interpretation and enforcement of this chapter: 

A. “AKART” means an acronym for “all known, available, and reasonable methods of prevention, control, and 
treatment.” AKART shall represent the most current methodology that can be reasonably required for preventing, 
controlling, or abating the pollutants associated with a discharge. 

B. “Best management practices” or “BMPs” mean the schedules of activities, prohibitions of practices, maintenance 
procedures, and reasonable physical, structural, managerial, or behavioral activities that, when used singly or in 
combination, prevent or reduce the release of pollutants or other adverse impacts to surface and/or ground waters 
of the State. 

C. “Chapter” means this chapter and any administrative rules and regulations adopted to implement this chapter. 

D. “City” means the city of University Place. 

E. “Clean Water Act” means 33 U.S.C. 1251 et seq., as amended. 

F. “Department” means the city of University Place public works department, or other department designated by the 
City Manager. 

G. “Director” means the city of University Place public works department director, or other person designated by the 
City Manager, or any duly authorized representatives of the directors. 

H. “Discharge” means to throw, drain, release, dump, spill, empty, emit, or pour forth any matter to flow, run, or 
seep from land or be thrown, drained, released, dumped, spilled, emptied, emitted, or poured into  the City’s 
municipal separate storm seweries or waters of the State. 

I. “Ground water” means all waters that exist beneath the land surface or beneath the bed of any stream, lake, or 
reservoir, or other body of surface water, whatever may be the geological formation or structure in which such 
water stands or flows, percolates or otherwise moves. 
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J. “Hypercholorinated” means water that contains more than 10 mg/Liter chlorine.  Disinfection of water mains and 
appurtenances requires a chlorine residual of 10 mg/L at the end of the disinfection period. This level is well above 
the Maximum Residual disinfectant Level of an annual average of 4 mg/Liter chlorine for potable water. 

K. “Illicit connection” means any man-made conveyance that is connected to the City’s municipal separate storm 
sewer without a permit, excluding roof drains and other similar type connections.  Examples include sanitary sewer 
connections, floor drains, channels, pipelines, conduits, inlets, or outlets that are connected directly to the municipal 
separate storm sewer system. 

L. “Illicit discharge” means any direct or indirect discharge to a municipal separate storm sewer that is not 
composed entirely of storm water except discharges expressly allowed by this Chapter 

M.  “King County Surface Water Design Manual” (“KCSWDM”) means the City’s adopted Storm Water Manual that 
sets forth the drainage and erosion control requirements, BMPs, design, and maintenance procedures and 
guidance for stormwater management. 

N. “Low Impact Development (LID)” means a stormwater management and land development strategy applied at 
the parcel and subdivision scale that emphasizes conservation and use of on-site natural features integrated with 
engineered, small-scale hydrologic controls to more closely mimic pre-development hydrologic functions. 

O.  Municipal Separate Storm Sewer System (MS4) means a conveyance, or a system of conveyances, (including 
roads with stormwater drainage systems, municipal streets, catch basins, curbs, gutters, ditches, manmade 
channels, or storm drains): 

(i) owned or operated by the City; 
(ii) designed or used for collecting or conveying stormwater; 
(iii) which is not a combined sewer; and 
(iv) which is not part of a publicly owned treatment works as defined at 40CFR 122.2. 

P. “National Pollutant Discharge Elimination System” or “NPDES” means the national program for issuing, 
modifying, revoking, and reissuing, terminating, monitoring and enforcing permits, and imposing and enforcing 
pretreatment requirements, under sections 307, 402, 318, and 405 of the Federal Clean Water Act, for the 
discharge of pollutants to surface waters of the state from point sources.  These permits are referred to as NPDES 
permits and, in Washington State, are administered by the Washington Department of Ecology.  The City’s NPDES 
permit means the Western Washington Phase II Municipal Stormwater Permit issued by the Department of 
Ecology. 

Q.  “Non-Stormwater Discharge” means any discharge to the storm drainage system that is not composed entirely 
of storm water.  Examples include but are not limited to sanitary wastewater, laundry wastewater, noncontact 
cooling water, vehicle wash wastewater, radiator flushing wastewater, spills from roadway accidents, improperly 
disposed motor oil, solvents, lubricants, and paints. 

R.  “Notice of Intent” means the application forms for coverage under the Baseline General Permit for stormwater 
discharges associated with industrial activities. 

S. “Person” means an individual, their agents or assigns, municipality; political subdivision; government  agency; 
partnership; corporation; business; or any other entity. 

T. “Pollution” means such contamination, or other alteration of the physical, chemical, or biological properties of 
surface waters including change in temperature, taste, color, turbidity, or odor of the waters, or such discharge of 
any liquid, gas, solid, radioactive, or other substance into any surface waters as will or is likely to create a nuisance 
or render such waters harmful, detrimental or injurious to the public health, safety, or welfare or to domestic, 
commercial, industrial, agricultural, recreational, or other legitimate beneficial uses of the water or to livestock, wild 
animals, birds, fish, or other aquatic life.  

U. “Source control BMP” means a BMP to prevent contaminants from entering surface and storm water and/or 
ground water including the modification of processes to eliminate the production or use of contaminants. Source 
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control BMPs can be either structural or nonstructural. Structural source control BMPs involve the construction of a 
physical structure on-site, or other type of physical modification to a site; for example, building a covered storage 
area. A nonstructural source control BMP involves the modification or addition of managerial or behavioral 
practices; for example, using less toxic alternatives to current products or sweeping parking lots. 

V. “State waste discharge permit” means an authorization, license, or equivalent control document issued by the 
Washington State Department of Ecology in accordance with Chapter 173-216 WAC. 

W. “Storm water manual” or “manual” means the manual and supporting documents as appropriate describing best 
management practices, design, maintenance, procedures, and guidance for stormwater management which has 
been adopted by the City. 

X. “Stormwater Drainage Facility” means the facilities, including the City’s municipal separate storm sewer system, 
by which storm water is collected and /or conveyed, including but not limited to any roads with drainage , municipal 
streets, gutters, curbs, inlets, piped storm drains, pumping facilities, retention and detention basins, natural and 
human-made or altered drainage channels, reservoirs, and other drainage structures. Storm drainage systems may 
be both public and private. 

Y. ““Storm water” means water runoff during and following precipitation and snowmelt events, including surface 
runoff and drainage.  

Z. “Treatment BMP” means a BMP intended to remove contaminants once they are already contained in storm 
water. Examples of treatment BMPs include oil/water separators, biofiltration swales, and wet-settling basins.  

12.10.030 Discharges into City of University Place waters. 

A. Illicit Discharges Prohibited. 

1. It is unlawful for any person to make any illicit discharge or to discharge anypollution or contaminants into the 
City’s MS4 or waters of the State except as provided by this Chapter. Contaminants include, but are not limited to, 
the following: 

a. Trash or debris; 

b. Construction materials; 

c. Petroleum products including but not limited to oil, gasoline, grease, fuel oil, heating oil; 

d. Antifreeze and other automotive products; 

e. Metals in either particulate or dissolved form; 

f. Flammable or explosive materials; 

g. Radioactive material; 

h. Batteries; 

i. Acids, alkalis, or bases; 

j. Paints, stains, resins, lacquers, or varnishes; 

k. Degreasers and/or solvents; 

l. Drain cleaners; 
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m. Pesticides, herbicides, or fertilizers; 

n. Steam cleaning wastes; 

o. Soaps, detergents, or ammonia; 

p. Swimming pool or spa filter backwash (diatomaceous earth); 

q. Chlorine, bromine, and other disinfectants; 

r. Heated water; 

s. Domestic animal wastes; 

t. Sewage; 

u. Recreational vehicle waste; 

v. Animal carcasses; 

w. Food wastes; 

x. Bark and other fibrous materials; 

y. Collected lawn clippings, leaves, or branches; 

z. Silt, sediment, concrete, cement, or gravel;  

aa. Dyes (except as stated in subsection (C)(1) of this section); 

bb. Chemicals, not normally found in uncontaminated water;  

cc.  any other process associated discharge except as otherwise allowed under this Chapter. 

dd. Any hazardous material or waste, not listed above. 

2. Illicit Connections. The construction, use, maintenance, or continued existence of an illicit connection to convey 
storm water or illicit dischargesto the City’s MS4 or waters of the State is prohibited.   This prohibition expressly 
includes, without limitation, illicit connections made in the past, regardless of whether the connection was 
permissible under law or practices applicable or prevailing at the time of connection. 

B. Allowable Discharges. The following types of discharges shall not be considered illicit discharges for the purpose 
of this chapter unless the director determines that the type of discharge, whether singly or in combination with 
others, is causing or likely to cause significant contamination of surface water or ground water: 

1. Diverted stream flows, 
2. Rising ground waters, 
3. Uncontaminated ground water infiltration as defined in 40 CFR 35.2005(20), 
4. Uncontaminated pumped ground water, 
5. Foundation drains, 
6. Air conditioning condensation, 
7. Irrigation water from agricultural sources that is comingled with urban stormwater, 
8. Springs, 
9. Water from crawl space pumps, 
10. Footing drains, 
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11. Flows from riparian habitats and wetlands, 
12. Discharges from emergency fire fighting activities. 

C. Conditional Discharges.  The following types of discharges shall not be considered an illicit discharge for the 
purposes of this chapter so long as the conditions stated in this section are met, and unless the director determines 
that the type of discharge, whether singly or in combination with others, is causing or is likely to cause significant 
contamination of surface water or ground water: 

1. Potable water, including water from water line flushing, hyperchlorinated water line flushing, fire hydrant 
system flushing, and pipeline hydrostatic test water.  Planned discharges shall be dechlorinated to a 
concentration of 0.1 ppm or less, pH-adjusted if necessary and in volumes and velocities controlled to 
prevent re-suspension of sediments in the stormwater system. 

2. Lawn watering and other irrigation runoff, if minimized to the extent possible. 
3. Dye testing, upon notification to the Department at least one day in advance. 
4. Dechlorinated swimming pool discharges.  Planned discharges shall be dechlorinated to a concentration of 

0.1 ppm or less, pH-adjusted if necessary and in volumes and velocities controlled to prevent re-
suspension of sediments in the stormwater system. 

5. Street and sidewalk wash water, water used to control dust, and routine external building wash so long as 
there is no use of detergents and runoff is minimized to the extent possible.  At active construction sites, 
street sweeping must be performed prior to washing the street. 

6. Non-stormwater discharges covered by another NPDES permit so long as the permittee is in full 
compliance with all requirements of the permit, waiver, order, or other applicable laws. 

7. Other non-stormwater discharges so long as the discharges are in compliance with a City approved 
stormwater pollution prevention plan. 

8. Emergency response activities or other actions that must be undertaken immediately to avoid an imminent 
threat to public health or safety, so long as the person responsible for the emergency response activities 
can demonstrate that all steps were taken to ensure that the discharges resulting from such activities are 
minimized to the greatest extent possible. In addition, this person shall evaluate BMPs and the site plan, 
where applicable, to minimize recurrence. 

 

 

12.10.040  Stormwater Manual Adopted. 

The King County Surface Water Design Manual, the King County Stormwater Pollution Prevention Manual, and all 
associated documents referenced in UPMC 13.25.120(A) herein are hereby adopted as the City’s Stormwater 
Manual and are hereby incorporated fully into this Chapter by this reference.  

12.10.050 Best management practices. 

A. Best Management Practices. 

1. The KCSWDM presents the BMPs and the standards and procedures for existing facilities and activities and for 
new development activities not covered by the city’sPublic Works Code. The manual describes the types of 
regulated activities; the types of contaminants generated by each activity, and the contaminant’s effect on water 
quality; the required source control BMPs and available treatment BMPs; and a schedule for BMP implementation. 

2.  Property owners are responsible for the maintenance, operation and repair of stormwater facilities and the 
BMPs within their property.  Property owners shall maintain, operate and repair these facilities in compliance with 
the requirements of this Chapter and the City’s stormwater manual.  

3. The Director shall apply and implement the BMPs within the KCSWDM as follows.  The director shall first require 
the implementation of non-structural source control BMPs. If these are not sufficient to prevent contaminants from 
entering surface and storm water or ground water, the director may require implementation of structural source 
control BMPs or of treatment BMPs, utilizing AKART.  
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B. Exemptions. 

1. Persons implementing BMPs through another federal, state or local program will not be required to implement 
the BMPs prescribed in the city’s stormwater manual, unless the director determines the alternative BMPs to be 
ineffective at reducing the discharge or contaminants. If the other program requires the development of a plan, the 
person shall make their plan available to the city upon request. Persons who qualify for exemptions include, but are 
not limited to, persons who are: 

a. Required to obtain a general or individual NPDES permit for storm water discharges from the Washington State 
Department of Ecology; 

b. Implementing and maintaining, as scheduled, a Pierce County conservation district- approved farm management 
plan; 

c. Permitted under a Washington State Department of Ecology NPDES general or individual permit for commercial 
dairy operations; 

d. Implementing BMPs in compliance with the city’s zoning ordinance – development standards: animals, home 
occupation, home industry; 

e. Implementing BMPs in compliance with the management program of the county’s municipal NPDES permit; 

f. Engaged in forest practices, with the exception of Class IV, and Class IV-A special general forest practices. This 
section will apply to Class IV general forest practices occurring on lands platted after January 1, 1960, or on lands 
being converted to another use, or where the activity is taking place in areas designated by the Washington State 
Department of Natural Resources as “lands with a likelihood of future conversion”; or regulatory authority is 
otherwise provided to local government by RCW 76.09.240; or  

g. Identified by the director as being exempt from this section. 

2. Persons conducting normal single-family residential activities will not be required to implement the BMPs 
prescribed in the city’s manual, unless the director determines that these activities pose a hazard to public health, 
safety, or welfare, endanger any property, or adversely affect the safety and operation of city right-of-way, utilities, 
and/or other property owned or maintained by the city.  

12.10.060 Administration. 

The director is authorized to promulgate and adopt administrative rules and regulations for the purpose of 
implementing and enforcing the provisions of this chapter. The director will coordinate the implementation and 
enforcement of this chapter with other public entities as applicable. 

 

12.10.070  Inspections. 

A The director is authorized to develop inspection procedures and requirements for all stormwater facilities and to 
make such inspections and take such actions as may be required to enforce the provisions of this chapter. 

B The director is authorized enter at all reasonable times in or upon any property to inspect the property and the 
storm water facility, observe best management practices, review maintenance records, or examine or sample 
surface and storm water or ground water as often as may be necessary to determine compliance with this chapter. 
Prior to such entry, the director shall obtain permission to enter the premises unless a hazard exists as set forth in 
12.10.060. If entry is refused the City shall have recourse via every remedy provided by law to secure entry. 

C When the director has reason to believe that any person is violating this chapter, the director may require the 
violator to sample and analyze any discharge, surface and storm water, ground water, and/or sediment, in 
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accordance with sampling and analytical procedures or requirements determined by the director. If the violator is 
required to complete this sampling and analysis, a copy of the analysis shall be provided to the department. 

12.10.080 Hazards. 

Whenever the director determines that any violation of this chapter poses a hazard to public health, safety, or 
welfare, endangers any property, or adversely affects the safety and operation of city right-of-way, utilities, and/or 
other property owned or maintained by  the city, the person holding title to the subject property, and/or other person 
or agent in control of said property, upon receipt of notice in writing from the director shall within the period 
specified therein address the cause of the hazardous situation in conformance with the requirements of this 
chapter. 

Notwithstanding any other provisions of this chapter, whenever it appears to the director that conditions covered by 
this chapter exist requiring immediate action to protect the public health and/or safety, the director is authorized to 
enter at all times in or upon any such property, public or private, for the purpose of inspecting, investigating, and 
correcting such emergency conditions. The director may without prior notice issue an emergency order for the 
immediate discontinuance of any activity leading to the emergency condition, including but not limited to, 
suspending and discontinuing the access to the City’s MS4.  

12.10.090 Enforcement. 

A. The Director is authorized to carry out enforcement actions pursuant to the enforcement and penalty provisions 
of this chapter and Chapter 1.20 UPMC. The director is authorized to enforce against prohibited illicit discharges, 
prohibited illicit connections, and other violations of this chapter.  

B. The Director shall gain compliance with this chapter by requiring the implementation of operational BMPs and, 
when necessary, AKART. The director shall initially rely on education and informational assistance as much as 
possible to gain compliance with this chapter, unless the director determines a violation is a result of an intentional 
act or poses a hazard as defined in UPMC 12.10.060. 

C.  The Director may order the correction or discontinuance of any unsafe condition or operation or correction of 
any violation of this Chapter.  Any order issued by the Director may be appealed to the City’s Hearings Examiner 
within 14 days of the order in accordance with the provisions of UPMC 1.20.  Such an appeal does not stay the 
requirement to comply with the order, and in particular any emergency order issued under UPMC 12.10.080. 

D.  In addition to or in the alternative to a correction order or civil infraction, the Director may issue a Notice of Civil 
Violation for a violation of this Chapter with a penalty of up to $10,000, based upon the factors set forth in 
UPMC 12.10.100.   

E.  In addition to or in the alternative to a correction order or Notice of Civil Violation, the Director may issue a civil 
infraction for a violation of this Chapter, with a penalty in an amount of $100 per violation for minor violations, and 
$1,000 per violation for significant violations.  Each day the violation shall continue shall constitute a separate 
violation.  A minor violation shall be one in which the damage or risk to the public or water quality is low and the 
violator acted unknowingly or in good faith.  A significant violation is one in which the damage or risk to the public or 
water quality is great or is a repeat violation or the violator acted in bad faith. 

.F. In addition to any other penalty or method of enforcement, the prosecuting attorney may bring actions for 
injunctive or other relief to enforce this Chapter.  

12.10.100 Civil penalties. 

The enforcement provisions for water quality are intended to encourage compliance with this chapter. To achieve 
this, violators will be required to take corrective action and comply with the requirements of this chapter, and may 
be required to pay a civil penalty for the redress of ecological, recreational, and economic values lost or damaged 
due to the unlawful action. 
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A. The provisions in this section are in addition to and not in lieu of any other penalty, sanction or right of action 
provided by law. 

B. Any person in violation of this chapter may be subject to civil penalties assessed as follows: 

An amount, not to exceed $10,000, that is reasonable based upon the nature and gravity of the violation, the cost to 
the City of enforcing this Chapter against the violator, and the economic benefit derived from the violation by the 
violator. 

C. Any person who, through an act of commission or omission, aids or abets in a violation shall be considered to 
have committed the violation for the purposes of the civil penalty. 

D. Each violator is jointly and severally liable for a violation of this chapter. The director may take enforcement 
action, in whole or in part, against any violator or against each violator. The decisions whether to take enforcement 
action, what type of action to take, and which person to take action against, are all entirely within the director’s 
discretion. Factors to be used in taking such enforcement actions and determining equitable allocation of damages, 
costs, and expenses shall be: 

1. Awareness of the violation; 

2. Ability to correct the violation; 

3. Cooperation with government agencies; 

4. Degree of impact or potential threat to water or sediment quality, human health or safety, or the environment. 

E. Penalties may be reduced based upon one or more of the other following mitigating factors: 

1. The person responded to city attempts to contact the person and cooperated with efforts to correct the violation; 

2. The person showed due diligence and/or substantial progress in correcting the violation; or 

3. An unknown person was the primary cause of the violation. 

Payment of a monetary penalty pursuant to this chapter does not relieve the person of the duty to correct the 
violation. 

F. All civil penalties recovered during the enforcement of this chapter shall be deposited into the surface water 
management fund and shall be used for the protection of surface and storm water or ground water as set forth in 
this chapter, through education or enhanced implementation.  

12.10.110 Criminal penalty. 

Any willful violation of an order issued pursuant to UPMC 12.10.080 or 12.10.090 for which a criminal penalty is not 
prescribed by state law is a misdemeanor.  

12.10.120  Discharges of pollutants into municipal separate storm sewer system—Liability for expenses. 

Any person responsible for any pollutant discharge into the City’s municipal separate storm sewer system who fails 
to immediately collect, remove, contain, treat, or disperse such pollutant materials at the director’s request is 
responsible for the necessary expenses incurred by the City in carrying out the abatement of the pollution, including 
the collection, removal, containment, treatment, or disposal of such materials.  
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12.10.130 Private wells prohibited. 

Except for the replacement of an existing non-contaminated water well, no person shall hereafter drill or install, or 
cause to be drilled, a nonpublic domestic water supply well, as defined in Chapter 173.160 WAC (Minimum 
Standards for Construction and Maintenance of Wells), within the following area located within the city of University 
Place: the area bounded by Orchard Street to the east; by 44th Street West, if extended, (and also the city limits at 
this location) to the north; by Cirque Drive to the south; and by Leach Creek on the west. Any replacement well 
must comply with all state and local laws and regulations and must be tested for the presence of landfill 
contaminants as noted in Table 3 of the Tacoma Landfill Consent Decree Scope of Work. 

12.10.140 Construction – Intent. 

This chapter is enacted as an exercise of the City’s power to protect and preserve the public health, safety and 
welfare. Its provision shall be exempted from the rule of strict construction and shall be liberally construed to give 
full effect to the objectives and purposes for which it was enacted. This chapter is not enacted to create or 
otherwise establish or designate any particular class or group of persons who will or should be especially protected 
or benefited by the terms of this chapter. 

The primary obligation of compliance with this chapter is placed upon the person holding title to the property. 
Nothing contained in this chapter is intended to be or shall be construed to create or form a basis for liability for the 
city, the department, its officers, employees or agents for any injury or damage resulting from the failure of the 
person holding title to the property to comply with the provisions of this chapter, or by reason or in consequence of 
any act or omission in connection with the implementation or enforcement of this chapter by the city, department, its 
officers, employees or agents.  
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Article 1.  Title, Purpose & Scope 
 
13.05.110  Title.  Title 13 of the University Place Municipal Code (UPMC) shall be known as the 
University Place Public Works Code, may be cited as such and will be referred to herein as “this Code”.  
“This Code” shall also include other provisions of the UPMC that are referenced herein. 
 
13.05.120  Purpose.  The purposes of this Code are (1) to establish standards for public and private 
improvements to real property; (2) to ensure reasonable and safe development of property; (3) to protect 
the health, safety, welfare and property of the public; (4) to establish street vacation procedures and to 
implement the City’s Comprehensive Plan. 
 
13.05.130  Scope.  This Code establishes the standards for the construction, improvement and 
maintenance of transportation and storm drainage facilities, utilities, grading and clearing, emergency 
vehicle access, and related amenities, whether such activities occur in public rights of way or on private 
lands.  Further, this Code establishes procedures to administer these standards. 
 
13.05.140  Provisions of this Title Not  Exclusive.  Other provisions of the UPMC apply to the 
development or improvement to real property.  The provisions of Title 13 are not exclusive.   
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Article 2.  Definitions  
 
13.05.210  General.  For the purpose of this Code, certain terms, phrases, words and their derivatives 
shall be construed as specified in this chapter and elsewhere in this Code where specific definitions are 
provided.  The definition of any words not listed in this Article shall have the meaning given in any other 
Titles of the University Place Municipal Code (UPMC).  Where terms, phrases and words are not defined, 
they shall have their ordinary accepted meanings within the context in which they are used.  Webster’s 
Third New International Dictionary of the English Language, Unabridged, copyright 1986, shall be 
considered as providing ordinary accepted meanings.  Terms, phrases, and words used in the singular 
include the plural and the plural the singular.  Terms, phrases and words used in the masculine gender 
include the feminine and the feminine the masculine. 

13.05.220  Definitions and Terms. 
• Applicant:  The person or entity that applies for a permit or his duly authorized representative.   
• Average Daily Traffic (ADT):  The average number of vehicles passing a specified point during a 

24-hour period. "Annual average daily traffic (AADT)" denotes that daily traffic that is averaged 
over one calendar year. 

• Building:  Any structure used or intended for supporting or sheltering any use or occupancy. 
• Building Code:  The building construction codes as adopted and amended by UPMC Title 14. 
• City:  The City of University Place or its duly authorized representative. 
• Clearing:  The cutting, moving on site, or removal of standing or fallen timber, the removal or 

moving of  stumps on-site; or the cutting or removal of brush, grass, ground cover, or other vegetative 
matter from a site in a way which exposes the earth’s surface of the site.  

• Commercial driveway:  A driveway that is used to provide access to business, multifamily 
complexes, or nonresidential enterprises, including but not limited to sales, service, industry, churches 
or other quasi-public buildings. 

• Critical area: Wetlands, flood hazard areas, fish and wildlife habitat areas, aquifer recharge areas, 
geologically hazardous areas and associated buffer areas. 

• Development:  Any manmade change to improved or unimproved real estate including but not 
limited to buildings or the structures, placement of manufactured home/mobile home, mining, 
dredging, clearing, filling, grading, stockpiling, paving, excavation, drilling or the subdivision of 
property. 

• Director:  The City of University Place Development Services Director or duly authorized 
representative.   

• Drainage Course:  The natural or constructed path of surface water. 
• Driveway:  A vehicular access connecting a development to a street.    
• Driveway approach:  That portion of  a driveway located in the right-of-way.   
• Easement:  A grant of an interest in land by the property owner for a specific use by another person, 

entity, or for the public in general.   
• Emergency vehicle access:  An access way to real property for emergency vehicles.   
• Engineer:  Any Washington State licensed professional engineer 
• Engineer of Record:  The licensed professional engineer designated by the applicant as the 

responsible engineer for the project. 
• Facility:  A building or use in a fixed location.  
• Grading:  Any excavating or filling or combination thereof. 
• Grubbing:  The digging up of unwanted vegetative matter from a site including but not limited to 

sod, stumps, roots, buried logs, or other debris.  The action of grubbing exposes the surface of the 
earth such that it is susceptible to erosion. 
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• Horizon year:  The year in which future conditions are to be evaluated. 
• Landslide and erosion hazard area:  Areas that are potentially subject to risk of mass movement or 

severe erosion due to combination of geologic, topographic, and hydrologic factors. 
• Level of service (LOS):  A qualitative measure describing operational conditions within a traffic 

stream, based on service measures such as speed and travel time, freedom to maneuver, traffic 
interruptions, comfort, and convenience. 

• Major improvement:  All improvements to a structure (excluding normal maintenance and repair 
and life/safety improvements) which within a twelve-month period exceeds a cumulative value of 
twenty-five percent of the assessed value of the structure.  The value of the structure shall be 
conclusively determined from the current records of the Pierce County's Assessor's Office. 

• Parcel:   Any portion, piece, or division of land, fractional part or subdivision of block, according to 
plat or survey.   

• Project:  A general term encompassing all phases of the work to be performed.  A “project” is 
synonymous with "improvement" or "work".  A project may entail work on one or more parcels of 
land. 

• Residential driveway:  A driveway that is used to provide access to a single-family residence. 
• Right-of-way:  All public streets and property granted or reserved for, or dedicated to, public use for 

street and storm drainage purposes, walkways, sidewalks, bikeways and horse trails, whether 
improved or unimproved, including the air rights, subsurface rights and easements related thereto.   

• Sensitive area:  Critical areas or Shorelines of the State. 
• Shared driveway:  A driveway used to provide access to two dwelling units. 
• Street:  A facility providing public or private access. Streets include the traveled way and all other 

improvements within the right-of-way or easement.  The term “street” is used interchangeably with 
the term “road”. 

• Street frontage:  The distance between the two points where the lot lines of a parcel intersect the 
boundary of a street right-of-way or easement. 

• Structure:  Anything that is built or constructed, an edifice or building of any kind, or any piece of 
work artificially built up or composed of parts joined together in some definite manner. 

• Substandard Street:  A street that is not constructed in conformance with the City’s design 
standards. 

• Tract:  Any parcel of land, lot, building site, or contiguous combination thereof under common 
ownership.   

• Traffic signal warrants:  A list of criteria that establish the need to install a traffic signal as outlined 
in the Manual on Uniform Traffic Control Devices, U.S. Department of Transportation, Federal 
Highway Administration.  

• Utility Provider:  Any public or private entity providing  public services including, but not limited to: 
natural gas, oil, electric power, street lighting, telephone, telegraph, telecommunications, water, sewer, 
storm drainage, or cable television. 

• Wetlands:  Those areas that are inundated or saturated by surface or ground water at a frequency and 
duration sufficient to support, and that under normal circumstances do support, a prevalence of 
vegetation typically adapted for life in saturated soil conditions.  Wetlands generally include swamps, 
marshes, bogs, and similar areas.  Wetlands generally do not include those artificial wetlands 
intentionally created from non-wetland sites, including, but not limited to, irrigation and drainage 
ditches, grass-lined swales, canals, detention facilities, wastewater treatment facilities, farm ponds, 
and landscape amenities.  However, wetlands may include those artificial wetlands intentionally 
created from non-wetland areas created to mitigate conversion of wetlands, if permitted by the City. 
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Article 3.  Standard Specifications, Guidelines and Regulations 
 
13.05.310  Standard Specifications.  Except as otherwise provided in this Code, design, detail, 
workmanship, and materials shall be in accordance with the current edition of the Washington State 
Department of Transportation "Standard Specifications for Road, Bridge and Municipal Construction" 
(referred to hereafter as the Standard Specifications), and the "Standard Plans for Road, Bridge and 
Municipal Construction".  These documents are hereby adopted as part of this Code. 

 
13.05.320  Adopted Guidelines and Regulations.   
 
A. The most current version of the following guidelines and standards are hereby adopted as part of this 

Code.  The design detail, workmanship and materials for all projects constructed under this Code shall 
meet the following guidelines and standards.   In case of a conflict among standards, the Director shall 
determine which standard shall govern.   

 
B. Standards adopted: 
 
1. City of University Place Comprehensive Storm Drainage Plan. 
2. Conditions and standards as set forth in the Pierce County Health Department regulations. 
3. Conditions and standards as set forth in the Pierce Transit regulations. 
4. Conditions and standards as set forth in the University Place Comprehensive Land Use Plan. 
5. King County Surface Water Design Manual. 
6. U.S. Department Transportation Manual on Uniform Traffic Control Devices (MUTCD), as amended 

and approved by Washington State Department of Transportation. 
7. WSDOT Construction Manual as amended and approved by Washington State Department of 

Transportation. 
8. Conditions and Standards adopted by the State of Washington, Department of Labor and Industries. 
9. Traffic Engineering Handbook, Institute of Traffic Engineers. 
10. Highway Capacity Manual, Transportation Research Board.  
11. I.T.E. Trip Generation Manual. 
12. A.A.S.H.T.O., A Policy on Geometric Design of Highways and Streets.  
13. King County Road Standards, (for drainage structures, and appurtenances only). 
14. Tacoma Electrical Code. 
15. Roundabouts:  An Informational Guide, Federal Highway Administration. 
16. City of University Place Town Center Overlay Design Standards. 
17. University Place Municipal Code 
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Article 4.  Organization and Enforcement 
 

13.05.405  Authority.   The Director is hereby authorized to interpret and enforce the provisions of this Code 
and all technical codes referenced herein or incorporated by this Code, and to adopt and amend policies 
and rules in order to apply the provisions of this Code, including the “University Place Standard Notes 
and Details” and the “University Place Submittal Requirements” referenced herein. 
 
13.05.410  Conflicting Provisions.  In the case of a conflict between a general requirement and a specific 
requirement under this Code, the specific requirement of this Code shall govern.  In the event of a conflict 
between a general requirement of another Title of the UPMC and a specific requirement of this Code, the 
specific requirement shall govern.   
 
13.05.415  Alternate Materials and Methods.   The provisions of this Code are not intended to prevent 
the use of any material, alternate design or method of construction not specifically prescribed by this 
Code.  The Director may approve alternative materials and methods if, based upon evidence submitted in 
writing by the applicant, the Director determines that the proposed design is satisfactory and complies 
with the provisions of this Code; is based on sound engineering principles; and that the material, method 
or work offered is, for the purpose intended, at least the equivalent of that prescribed in this Code in 
suitability, strength, effectiveness, durability, safety and sanitation.  Any alternative must be reviewed and 
approved in writing by the Director prior to construction.   
 
13.05.420  Modifications.   
 
A. Criteria.  The Director may modify the requirements of this Code after submittal of an application 

and approval of associated information, plans, and/or design data provided by the applicant.  The 
application and associated information shall demonstrate to the satisfaction of the Director and City 
Engineer that: (1) the requested modification is based upon sound engineering principles, (2) strict 
application of the requirements of this Code would impose an undue hardship on the applicant; (3) 
that the requirements for safety, environmental considerations, function, appearance, and 
maintainability are fully met; (4) granting the modification adequately protects the public health, 
safety, and welfare; and  (5) granting the modification is in the best interest of the public.  

 
B. Application.  All applications for modifications shall be on a form provided by the City.  All 

modifications must be approved by the Director in writing prior to the start of construction. 
 
C. Notification.   
 
1. Whenever the Director determines that a proposed modification has the potential to negatively impact 

surrounding properties, all adjacent property owners will be notified in writing of the application.        
The Director shall notify abutting property owners of the due date for any written comments about the 
application.  The applicant shall be furnished a copy of all written comments from abutting property 
owners that will be considered by the Director in making a decision.  Abutting property owners shall 
be mailed a copy of the decision.   

 
2. The Director may require the notification of additional property owners if he determines they have a 

potential to be negatively impacted.   
 
3. All costs associated with public notification shall be borne by the applicant.  
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D. Fees.  All fees associated with a modification application shall be in accordance with the 
Development Services Fee Resolution.  

 
13.05.425  Right of Entry.  Upon proper presentation of credentials, the Director or any duly authorized 

representative may, with the consent of the owner or occupant of a building, development, or premises, or 
pursuant to a lawfully issued inspection warrant, enter any building, development, or premises to perform 
the duties imposed by this Code.  Any applicant for a permit shall, as a condition of the permit, consent to 
entry of the Director or any duly authorized representative to inspect the building, development, or 
premises for compliance with the terms and conditions of the permit.   In addition, the Director may enter 
any premises in the event of an imminent threat to the public health, safety, or welfare or to protect any 
persons or property.   

 
13.05.430  Stop Work.    
 
A. Issuance.  Whenever any work occurs contrary to the provisions of this Code or there is a threat to the 

public health, safety, welfare, or property, the Director may issue a stop work order.  The stop work 
order shall specify the violation and prohibit any work or other activity at the site until the Director 
authorizes the resumption of work in writing.  The stop work order shall be served in writing to any 
person at the project site or posted prominently on the site in a conspicuous location to be determined 
by the Director.   

 
B. Effect of Stop Work Order.  It shall be unlawful to move, remove or deface any stop work order 

posted by the Director until the Director has authorized removal of the order.  In shall be unlawful for 
any person to fail to comply with a stop work issued by the Director.   

 
13.05.435  Emergency Order.   
 

A. Issuance.  Whenever any work, use, or activity in violation of this Code threatens the public health, 
safety, welfare, or property, the Director may issue an emergency order directing the work, use, or 
activity be discontinued and that the condition causing the threat be corrected.  The emergency order 
shall specify the actions to be taken and the time for compliance.  The emergency order shall be 
served in writing to any person at the project site and posted prominently on the site in a conspicuous 
location to be determined by the Director.   

 
B. Compliance.  It shall be unlawful to move, remove or deface any emergency order posted by the 

Director until the Director has approved, in writing, the corrective action and authorized removal of 
the order.  It shall be unlawful for any person to fail to comply with an emergency order issued by the 
Director.   

 
C. Agreement to Abatement by City.  Any person who obtains a permit issued under this Code agrees 

that the City may abate any condition for which an emergency order has been issued.  The applicant 
shall be financially responsible for all costs incurred by the City in abating the conditions which 
caused the issuance of an emergency order.  

 
13.05.440  Violations.  It is unlawful for any person to do any of the following: 
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A. Perform or cause to be performed any work specified in this Code upon any structure, land, or 
property within the City of University Place without first obtaining a permit or authorization as 
required by this Code;  

 
B. Perform or cause to be performed any work upon any structure, land, or property within the City of 

University Place in a manner not permitted by the terms or conditions of any permit or authorization 
issued pursuant to this Code; 

 
C. Misrepresent any material fact in any application, plans, or other information submitted to the City in 

conjunction with any permit or authorization issued under this Code; 
 

D. Fail to comply with any stop work order, emergency order, or other lawful order issued under this 
Code; 

 
E. Move, remove or deface any sign, notice, or order required by or posted in accordance with this Code; 

 
F. Fail to comply with any provisions of this Code. 

 
13.05.445  Penalties. 
 

A. Any violation of this Code shall be a civil violation subject to the penalties and abatement process set 
forth in UPMC 1.20 as enacted or hereinafter amended. 

   
B. In addition to or as an alternative to any other remedy provided in this section, any person or entity 

violating this Code shall be guilty of a misdemeanor punishable as provided for in RCW 9A.20.021. 
 

C. Any work carried out contrary to the provisions of this Code shall constitute a public nuisance and 
may be enjoined as provided by state law. 

 
D. In addition to any other remedies provided for herein, the City may commence legal or equitable 

action to prevent, enjoin, abate, or terminate any condition that constitutes or threatens to constitute a 
violation of this Code. 

 
E. Any violation of this Code may be cause for withholding or withdrawing approval of project plans, 

revocation of a permit, suspension of building (or other) inspections, forfeiture of financial guarantees 
submitted to the City, and refusal of the City to accept the work. 

 
13.05.450 Appeals.   

 
A. Right to Appeal.  Any person or entity aggrieved by any decision or order of the Director under this 

Code, except a decision by the Director to seek redress in the courts through either civil or criminal 
remedies, may appeal the decision to the City of University Place Hearing Examiner pursuant to the 
provisions of Title 22 UPMC as enacted or hereafter amended.  Appeals shall be filed in writing with 
the City within 14 days of issuance of the decision.  
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B. Effect of an Appeal.  The filing of an appeal shall not act as a stay of the decision or order.   

 
13.05.455  Severability.  If any part of these regulations shall be found invalid, all other parts shall remain in 

effect. 
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Article 5.  Permits.  
 

13.05.510 General.   
  
A. Permit Required.  It is unlawful for any person to clear land; cut and/or remove trees; grade, and 

stockpile material; or to alter, construct, repair, remove, excavate, place, obstruct, damage or disturb 
any structure, utility, facility or improvement located over, under or upon any property or public 
right-of-way in the City without first having obtained a permit.  It is unlawful for any person to 
interfere with the free use of any public right-of-way in the City without first having obtained a 
permit.  A separate permit shall be obtained for each separate project.  The permits administered 
under this Code are identified in this Article. 

 
B. Licensed Contractor.  All work performed under a permit must be performed by a licensed, 

bonded contractor.  Work on a single family or duplex lot may be performed by the property owner 
if approved by the Director.   

 
C. Permit Fees.  The Development Services Fee Resolution establishes the fees required by this Code.   
 

13.05.520  Site Development Permit. 
 

A. Permit Required.  A site development permit is required for any of the following activities: 
 

1. Clearing 
2. Grading or stockpiling 
3. Constructing or modifying storm drainage facilities or drainage courses  
4. Constructing or modifying roadways (including but not limited to sidewalks, curbs, gutters, bike 

lanes, planter strips, and street lighting) 
5. Creating or modifying impervious surfaces. 
6. Any other activity that the Director determines may impact the right-of-way, adjacent properties, 

and sensitive areas. 
 
B. Permit Exemptions:  A site development permit shall not be required for the activities listed below.  

Properties which are contiguous and in common ownership at any time during the year preceding 
will be considered one tract for the purpose of applying these exemptions.  Any work that is exempt 
from the permitting requirements of this Code still must comply with all other applicable provisions 
of this Code and the UPMC.   

1. Construction, maintenance or repair of public roads or public storm drainage facilities when 
performed by the City. 

2. Any grading activity for which a building permit has been issued.  Only grading activity that is 
reasonably connected to, or required to accomplish the work permitted by, the building permit is 
exempt from a separate permit. 

3. Any grading activity qualifying for a permit exemption in accordance with UPMC Title 14. 
4. Emergency sandbagging, diking, ditching, filling or similar work when done to protect life or 

property. 
5. The clearing of any area less than 20,000 square feet.  This general exemption is not applicable for 

clearing within a sensitive areas. 
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6. Any activity that the Director determines will have negligible impact on the right-of-way, sensitive 
areas, or other properties or persons. 

 
C. Permit Application.  To obtain a site development permit, the applicant must file a written 

application on the form furnished by the City for that purpose.  Any permit application that does not 
comply with this section may be ineligible for review.  The application shall: 

 
1. Identify and describe all work proposed to be covered by the permit. 

 
2. Provide the legal description, street address or other description of the site on which the proposed 

work will be done and specify the location on the site where the proposed work will occur. 
 

3. Identify the use for which the work is intended. 
 

4. Be accompanied by plans, diagrams, computations and specifications and any other data required by 
section D below. 

 
5. Be signed by the applicant, or the applicant’s authorized agent. 

 
6. Provide such other data and information as may reasonably be required by the Director to process 

the application pursuant to the UPMC. 
 

7. Pay the appropriate fees. 
 

8. Identify the Property Owner and the Engineer of Record. 
 

D. Submittal Documents.  Plans, specifications, engineering calculations, diagrams, geotechnical 
reports, storm drainage reports, easements, dedications, special inspection and observation 
programs, and other data required by the Director shall constitute the submittal documents and shall 
be submitted with each application for a permit.  The submittal documents shall be prepared by an 
engineer licensed in the State of Washington unless the Director determines that the nature of the 
work applied for is such that an engineered design is not necessary to obtain compliance with this 
Code.  All submittal documents shall conform to the University Place Submittal Requirements.   

 
1. Plans and Specifications.  Plans and specifications shall be of sufficient clarity to indicate the 

location, nature and extent of the work proposed and show in detail that the work proposed will 
conform to this Code and other applicable laws, ordinances, rules and regulations. The plans shall 
include all applicable construction notes and details as provided in the University Place Standard 
Notes and Details.   

 
2. Engineering Reports.  Engineering reports include, but are not limited to, storm drainage reports, 

traffic impact analyses, geotechnical reports, and any other engineering calculations or analyses.   
 
3. Easements and Dedications.  Easements and dedications shall be prepared by a professional land 

surveyor licensed in the State of Washington.  All easements and dedications shall include a legal 
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description and drawing depicting the easement or dedication area.  Easements and dedications shall 
conform to UPMC 13.10. All easements and dedications to the public must be in a form acceptable 
to the City Attorney.  

 
4. Special Inspection and Observation Program.  The special inspection and observation program 

shall be submitted with the permit application in accordance with UPMC 13.05, Article 7.   
 
5. Financial Guarantees.  Financial guarantees shall be submitted as required in UPMC 13.06 Article 

6 prior to permit issuance. 
 

E. Permit Issuance.  The application and submittal documents shall be reviewed by the Director.  
Such documents may also be reviewed by other departments of the City or independent consultants 
if determined necessary by the Director.  If the Director finds that the work described in an 
application for a permit and the submittal documents conform to the requirements of this Code, 
other provisions of the UPMC and any other pertinent ordinances, and that the appropriate fees have 
been paid and financial guarantees presented, the Director shall issue a permit to the applicant. The 
Director may attach conditions as may be necessary to ensure compliance with this Code, other 
provisions of the UPMC and City ordinances. 

 
F. Approval Limited to Approved Plan. When the Director issues a permit where plans are required, 

the Director shall sign the plans in an approval block.  Such approved plans shall not be changed, 
modified or altered without authorization from the Director.  All work regulated by this Code shall 
be done in accordance with the approved plans.  

 
G. Violations.  Failure to obtain a permit is a violation of this Code and may be cause for withholding 

or withdrawing approval of project plans, revocation of a permit, suspension of building (or other) 
inspections, forfeiture of financial guarantees submitted to the City, refusal of the City to accept the 
work or other enforcement action under this Code or other provisions of the UPMC.  It shall be 
unlawful for any work that requires a permit to be undertaken without a permit.  Any permit 
application submitted for work commenced prior to the application submittal shall be subject to a 
charge equal to double the applicable fees plus the actual cost for any investigation undertaken in 
conjunction with the consideration of the permit. 

 
H. Timely Completion of Work.  The applicant shall complete the work, obtain an engineer’s 

certification of the work, submit any associated maintenance and defect guarantees, and secure the 
City’s acceptance of the work prior to permit expiration.    
 

I. Validity of Permit.  
 

1. Issuing or granting a permit or  approving plans or other submittal documents shall not be construed 
to be a permit for, or approval of, any violation of this Code or other City ordinance.  

 
2. Permit issuance shall not prevent the Director from: (1) requiring the correction of errors in the 

plans, specifications and other data; or (2) preventing construction activities from being carried out 
in violation of this Code, other provisions of the UPMC, or City ordinances. 
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3. Permit issuance shall not be construed as approval for any additional work beyond the scope of the 
permit. 
 

J. Expiration.  Site development permits expire upon any of the following: 
 

1. Two years after permit issuance.   
  

2. 180 days after permit issuance if construction has not commenced.  
 

3. The work authorized by such permit is either abandoned or suspended for a period of 180 days 
following commencement of the work.   

 
K. Extension of Permit.  A site development permit may be extended for a period not exceeding 180 

days.  The applicant shall submit a request in writing and demonstrate that circumstances beyond 
the control of the applicant have prevented completion of the work under the permit.  No permit 
shall be extended more than once.     

  
L. Suspension or Revocation.  The Director may suspend or revoke any permit issued in error or on 

the basis of incorrect information supplied by the applicant.  The Director may also suspend or 
revoke any permit when the applicant fails to comply with the provisions of the permit. Any permit 
applicant aggrieved by the Director’s decision to suspend or revoke a permit may appeal this action 
as provided in this Chapter.  
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13.05.530  Right-of-Way Permits. 
 
A. Permit Required.  A right-of-way permit is required before any person  may cut or remove trees or 

other vegetation; grade or stockpile material; alter, construct, repair, remove, excavate, place, 
obstruct, damage or disturb any structure, utility, facility or improvement located in the public right-
of-way; or commence any other activity that interferes with the free use of the public right-of-way.  
A blanket annual right-of-way permit for certain activities may be obtained by utilities operating 
with a franchise granted by the City.  The provisions for annual right-of-way permits are included in 
the Annual Right-of-Way Permit Procedures.  
 

B. Permit Exemptions:  A right-of-way permit shall not be required for the activities listed below.  
Exemption from the permitting requirements of this section shall not constitute approval for any 
work done in violation of this Code or any other City Code. 

1. Construction, improvement, maintenance, or repair of public roads or public storm drainage 
facilities when performed by the City. 

 
2. Emergency sandbagging, diking, ditching, filling or similar work when done to protect life or 

property. 
 
3. Any activity that the Director determines does not have the potential to significantly impact the 

right-of-way or the free use thereof.  Any exemption granted under this section shall be issued in 
writing. 

 
C. Permit Application.  To obtain a right-of-way permit, an applicant shall file a written application 

on a form provided by the City.  A permit application that does not comply with this section shall be 
ineligible for review.  An application shall: 

 
1. Identify and describe the work proposed to be covered by the permit. 

 
2. Describe and locate the area where the proposed work is to be performed. 

  
3. Indicate the use for which the work is intended. 

 
4. Be accompanied by plans, diagrams, computations, specifications and other data  required in section 

D below. 
 

5. Be signed by the applicant, or the applicant’s authorized agent. 
 

6. Give such other data and information as may reasonably be required by the Director to carry out the 
objectives of this Code and other provisions of the UPMC. 

 
7.  Pay the application fee. 

 
D. Submittal Documents.  Plans, financial guarantees and other data required by the Director shall 

constitute the submittal documents and must be submitted with  the application.  Plans shall be of 
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sufficient clarity to indicate the location, nature and extent of the work proposed.  The plans shall 
show in detail that the work will conform to the provisions of this Code and all relevant laws, 
ordinances, rules and regulations.  If the Director determines that the nature of the work applied for 
is such that an engineered design is necessary to obtain compliance with this Code, the submittal 
documents shall be prepared by an engineer licensed in the State of Washington.  Financial 
guarantees shall be submitted as required by this chapter prior to permit issuance.  All submittal 
documents shall conform to the University Place Submittal Requirements.  

 
E. Permit Issuance.  The application and submittal documents shall be reviewed by the Director.  

Such documents may also be reviewed by other departments of this City, or independent consultants 
if determined necessary by the Director.  If the Director finds that the work described in an 
application for a permit and the submittal documents conform to this Code, other provisions of the 
UPMC and other pertinent laws and ordinances, and that the appropriate fees have been paid, the 
Director shall issue a permit to the applicant.  The Director may attach conditions necessary to 
ensure compliance with this Code, other provisions of the UPMC and City ordinances. 

 
F. Violations.  Failure to obtain a permit is a violation of this Code and may be cause for withholding 

or withdrawing approval of project plans, revocation of a permit, suspension of building (or other) 
inspections, forfeiture of financial guarantees submitted to the City, refusal of the City to accept the 
work or other enforcement action under this Code or other provisions of the UPMC.  It shall be 
unlawful for any work that requires a permit to be undertaken without a permit. Any permit 
application submitted for work commenced prior to the application submittal shall be subject to a 
charge equal to double the applicable fees plus the actual cost for any City investigation undertaken 
in conjunction with the consideration of the permit.   

 
G. Timely Completion of Work.  The applicant shall complete the work, submit any associated 

maintenance and defect guarantees, and secure the City’s acceptance of the work prior to permit 
expiration.   

 
H. Validity of Permit.   

 
1. Issuing or granting a permit or approving plans or other submittal documents shall not be construed 

to be a permit for, or approval of, any violation of this Code or other City ordinance.  
 

2. Permit issuance shall not prevent the Director from: (1) requiring the correction of errors in the 
plans, specifications and other data; or (2) preventing construction activities from being carried out 
in violation of this Code, other provisions of the UPMC, or City ordinances. 

 
3. Permit issuance shall not be construed as approval for any additional work beyond the scope of the 

permit. 
 

I.   Expiration.  All right-of-way permits expire 180 days after permit issuance.  The Director may 
extend the time for action by the applicant for a period not exceeding 180 days on written request by 
the applicant showing that circumstances beyond the control of the applicant have prevented work 
under the permit.  No permit shall be extended more than once.  
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13.05.540  Temporary Right-of-Way Sign Permit. 
 

A. Permit Required.  A temporary right-of-way sign permit is required to place any sign, street 
banner, or other decoration in, along, over, or across any public right-of-way.  A temporary right-of-
way sign permit may be issued only for placement of signs, street banners, or decorations to 
promote bona fide community events.  A bona fide community event is a carnival, circus, 
exhibition, fair, farmers’ market, festival, parade, holiday celebration, or other community or 
regional celebration or event that may be of interest to the entire City or a substantial portion 
thereof.    

 
B. Permit Exemptions.  A temporary right-of-way sign permit shall not be required for the following 

signs, street banners, or decorations. Exemption from the permitting requirements of this section 
does not constitute authorization to place any signs, street banners, or decorations in violation of the 
provisions of this Code, the UPMC or other City ordinance. 

 
1. Political signs regulated under UPMC 19.75.  
  
2. Advisory or regulatory signs installed under a right-of-way or site development permit.  
 
3. Signs, street banners, or decorations of the City. 
 
4. Public notice signs required by local and state law. 
  
C. Permit Application.  To obtain a temporary right-of-way sign permit, an applicant shall file an 

application along with the permit fee.  The application shall:  
 
1. Describe the size, height, width, number and location of the signs, street banners, or decorations. 
  
2. Describe the materials of construction of the signs, street banners, or decorations.   
 
3. Describe the proposed wording and display of the signs, street banners, or decorations. 
 
4. Identify the duration for which the signs, street banners, or decorations will be displayed. 
 
5. Indicate the community event or celebration that the signs, street banners, or decorations will be 

promoting. 
 
6. Be signed by the applicant or the applicant’s authorized agent. 
 
7. Give such other data and information as may be required by the Director. 
  
D. Permit Issuance.  The application and submittal documents shall be reviewed by the Director.  

Such documents may also be reviewed by other departments of this City.  If the Director finds that 
the work described in an application for a permit and the submittal documents conform to this Code, 
other provisions of the UPMC and other pertinent laws and ordinances, and that the appropriate fees 
have been paid, the Director shall issue a permit to the applicant.  The Director may attach 
conditions necessary to ensure compliance with this Code, other provisions of the UPMC and City 
ordinances. The Director may deny an application if the installation of signs, street banners or 
decorations would interfere with any planned installation of City sign, street banner or decoration.  
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No permit will be granted for a proposed sign, street banner, or decoration display more than one 
year after the date of permit application. 

 
E. Validity.  The issuance of a temporary right-of-way sign permit shall not be construed to be a 

permit for, or an approval of, any violation of any provisions of this Code, other provisions of the 
UPMC, or other City ordinances. 

 
F. Time Limits on Displays.  Temporary right of way sign permits shall be issued for a two-week 

display prior to the specified community event.  An additional extension for up to two weeks may 
be granted if no other application has been received forty-five (45) days prior to the event.   No 
event shall be advertised or promoted for more than four weeks in a twelve-month consecutive 
period. All displays advertising or promoting an event shall be removed within three days following 
the event. 

 
13.05.550  Suspension or Revocation.  The Director may suspend or revoke any permit issued in error or 

on the basis of incorrect information supplied by the applicant.  The Director may also suspend or 
revoke any permit if the applicant fails to comply with the provisions of the permit. Any permit 
applicant aggrieved by the Director’s decision to suspend or revoke a permit may appeal as provided in 
this Chapter.  
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Article 6.  Financial guarantees   
 
13.05.610  General.  

 
A. A financial guarantee is financial security posted with the City to ensure timely and proper 

completion of improvements, to ensure compliance with this Code, and/or to warranty the design, 
materials, and workmanship associated with improvements.  Financial guarantees include 
assignments of funds, surety bonds, and other forms of financial security acceptable to the City. 
Other types of financial guarantees may be accepted if approved by the Director For the purposes of 
this title, the terms performance guarantee, street use guarantee, erosion and sediment control/street 
cleaning guarantee, and maintenance and defect guarantee are considered sub-categories of financial 
guarantees. 

 
B. Financial guarantees shall be in a form acceptable to the City.  Financial guarantees under $5,000 

must be an assignment of funds.  
 
C. All financial guarantees shall: (1)  run continuously until released by the City; (2) not be subject to 

expiration or cancellation without written authorization from the City; (3) be project and site 
specific; and (4) be non-transferable. 
 

D. The Director shall determine the amount of the financial guarantee. The Director shall consider an 
engineer’s estimate or an executed construction contract between the applicant and a licensed, 
bonded contractor in determining the amount of the financial guarantee.  An engineer’s estimate 
prepared by applicant’s engineer shall detail the quantity of work to be done and shall be presented 
in a format approved by the City. The estimate shall be based on current construction costs and shall 
be stamped and signed by the engineer. The Director may consider any other reliable evidence in the 
Director’s sole discretion in determining the amount of the financial guarantee.  
 

E. If a property for which a financial guarantee has been posted with the City is sold or otherwise 
transferred, the applicant is responsible for transferring the financial guarantee liability by having 
the new owner(s) replace any existing financial guarantees that the City is holding.  The City will 
not release a preexisting financial guarantee until such time as the City accepts a replacement 
guarantee. 
 

F. The property owner may be required to complete and record a right of entry form prior to 
acceptance of any financial guarantee covering improvements on private property.  The right of 
entry shall run with the land and shall be recorded with the Pierce County Auditor.   
 

G.  All financial guarantees must be reviewed and approved as to form by the City Attorney. 
 

13.05.620  Performance Guarantee.   

A. A performance guarantee ensures completion of the improvements according to the permit 
conditions, the University Place Municipal Code and other applicable laws and regulations. If a 
project requires more than one performance guarantee, the applicant may combine performance 
guarantees.  The combined guarantee shall be for not less than the amount of separate financial 
guarantees.  The combined guarantee shall clearly delineate on its face the separate financial 
guarantees that it replaces.  
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B. Prior to issuance of a site development permit, the applicant shall submit a performance guarantee 
that ensures the timely and proper construction of all public improvements, storm drainage facilities 
(both public and private), and any other required improvement that is deemed by the Director to be 
important to protect the  public health, safety, or welfare.  The guarantee will include the costs for 
the installation of landscaping and irrigation systems for both streets and storm drainage facilities. 

C. Prior to final plat, short plat, or final development plan approval, the applicant shall submit a 
performance guarantee that ensures the timely and proper construction and acceptance by the City 
of all required improvements.  
 

D. Performance guarantees shall be in the amount of 125 percent of the engineer’s estimate, the 
executed contract or the decision of the Director to allow for inflation and engineering 
administration expenses should the City have to complete the project. 

 
E. The applicant shall complete the work, obtain an engineer’s certification of the work, submit any 

associated maintenance and defect guarantees, and secure the City’s acceptance of the work prior to 
permit expiration.   

F. Release Procedures.  Any release of the performance guarantee must be in writing to be effective.  
The City will release the performance guarantee only after each of the following have been met: 

 
1. The applicant’s engineer has submitted a certification that the improvements for which a financial 

guarantee was submitted were completed in conformance with the approved plans and design.  The 
certification shall comply with UPMC 13.05 Article 8. 

  
2. The applicant has obtained a final inspection of all guaranteed improvements.   
 
3. Any deficiencies identified by the City in the final inspection have been corrected. 

  
4. The City has accepted a maintenance and defect financial guarantee from the applicant as provided 

in UPMC 13.05 Article 6. 
  

5. The City has issued a written, final approval of the guaranteed improvements to the applicant. 
 
6. The applicant or surety has requested in writing the release of the guarantee. 
 
7. The applicant has paid all outstanding fees. 
 
13.05.630  Street Use Guarantee.   
 
A.  A street use guarantee ensures compliance with right-of-way permit conditions and warranties the 

design, materials, and workmanship associated with the work performed in a right-of-way.  All 
applicants performing work that will, or has the potential to, disturb, modify, or damage anything 
within the City right-of-way will be required to post a street use guarantee with the City. 

 
B. Prior to issuance of a right-of -way permit the applicant shall submit a street use guarantee. 

 
C. Street use guarantees shall be in the amount of $5,000.00 unless the Director determines after a 

review of a permit that a higher amount is appropriate.  
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D. The applicant shall be responsible to repair all defects resulting from the applicant’s activity in the 

right-of-way.  The applicant will not be relieved of this obligation until the right-of-way impacted 
by the applicant has remained free from defects for a consecutive period of two years.  The 
applicant will be liable for any third party damages that result from a breach of these duties for the 
duration of the street use guarantee. 

 
E. During the period of the street use guarantee, City staff will periodically inspect the right-of-way 

impacted by the applicant.  The City shall provide notice to the applicant when maintenance and/or 
repairs are necessary, specifying a reasonable timeframe within which such work is to be completed.  
In the event that the applicant does not complete such maintenance and/or repairs, the applicant will 
be in default subject to the provisions of this Article, and the City may perform such work.    

 
F. If, on the basis of its inspections, the City determines that repairs must be performed immediately to 

prevent risk to person(s) or property, the City may make necessary repairs and the cost of those 
repairs shall be paid by the applicant upon demand.  If the applicant fails to pay for the repairs by 
the time specified by the City, the applicant will be in default subject to the provisions of this 
Article. 

 
G. The applicant shall pay for the inspections performed by the City during the duration of the street 

use guarantee.  Inspection fees will be as specified in the Development Services Fee Resolution.   

H. Release Procedures.  Any release of the street use guarantee must be in writing to be effective.  
The City of University Place will release a street use guarantee only after each of the following have 
been met: 

 
1. The right-of-way construction work completed by the applicant has remained free of defects for two 

consecutive years. 
  
2. The applicant or surety has requested in writing the release of the guarantee. 
 
3. The applicant has paid all outstanding fees.   
  
13.05.640  Erosion and Sediment Control/Street Cleaning Guarantee.   
 
A. An erosion and sediment control/street cleaning guarantee ensures that required erosion and 

sedimentation control/street cleaning measures are constructed and maintained in accordance with 
the UPMC.  Prior to permit issuance, the applicant must submit to the City a financial guarantee that 
guarantees the performance and maintenance of the erosion and sedimentation control facilities and 
street cleaning.  Because of the harm to the public health and safety and the environment arising out 
of poor erosion and sediment control or failure to clean street properly, all erosion and sediment 
control/street cleaning guarantees shall require that the guarantor must pay the face amount of the 
financial guarantee to the City within 14 days of the City’s written demand for funds.      

 
B. If the applicant fails to maintain the erosion and sedimentation control facilities in conformance 

with this Code, the City may issue a written notice specifying required remedial actions.  If the 
remedial actions are not performed in a timely manner, the City may take action including, but not 
limited to, issuing a stop work order, entering the property to perform the actions needed; and using 
the financial guarantee to pay for remedial actions.  In the event a hazard exists, the City is not 
required to provide written notice to the applicant.  If the City is forced to utilize the guarantee, any 
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stop work order issued shall remain in effect until the applicant has restored the guarantee up to 
either the original amount or such other amount as the Director may reasonably decide is necessary 
to ensure future compliance with the permit.   

 
C. The amount of the guarantee will be as follows: 
 
 
1. For any development larger than one single family or duplex building:  125% of the cost of the 

approved erosion and sedimentation control measures, plus $5,000 per acre of the disturbed area.  
 
2. For sites impacting a sensitive area, the City may require an additional guarantee amount to 

compensate for difficulties associated with work in sensitive areas.  Any additional amount will be 
determined by the Director based upon the nature of the sensitive area. 

 
D. Release Procedures.  Any release of the erosion and sediment control/street cleaning guarantee 

must be in writing to be effective.  The Director will release the erosion and sediment control/street 
cleaning guarantee only after each of the following have been met: 

 
1. The applicant’s engineer has submitted a certification that all disturbed areas within the site have 

been stabilized in conformance with the permit conditions and the UPMC.  The certification shall be 
as prescribed in UPMC 13.05 Article 8.  For single family and duplex building sites, the City may 
waive the requirement for certification unless the site is located within a landslide and erosion 
hazard area. 

  
2. The applicant has requested a final inspection of the site.   
 
3. Any deficiencies identified by the City in the final inspection have been corrected. 
 
4. The applicant or surety has requested in writing the release of the guarantee. 
 
5. The applicant has paid all outstanding fees. 
 
13.05.650  Maintenance and Defect Guarantee.   
 
A. A maintenance and defect guarantee ensures the design, workmanship, maintenance, and operation 

of improvements to streets, landscaping, and drainage facilities.  The City requires three types of 
maintenance and defect guarantees: storm drainage, street improvement, and landscaping. 

 
B. An applicant shall submit maintenance and defect guarantees for improvements prior to: (1) release 

of the performance guarantees associated with a project’s storm drainage facilities, street 
improvements, and public landscaping; and (2) City approval of the constructed improvements. 

 
C. The applicant shall be responsible for the operation and maintenance of the improvements for the 

duration of the defect and maintenance guarantee. 
 
D. During the term of the maintenance and defect guarantee, City staff may periodically inspect the 

guaranteed improvements.  If the Director determines that the improvements are not adequately 
maintained, do not operate satisfactorily or contain defects in design, materials or workmanship, the 
City shall notify the applicant, specifying remedial action.  If the applicant does not complete the 
remedial action in a timely manner and to the City’s satisfaction, the applicant will be in default.  
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E. If, on the basis of its inspections, the City determines that repairs must be performed immediately to 

prevent risk to person(s) or property, the City may make necessary repairs. The cost of necessary 
repairs shall be paid by the applicant upon the City’s written demand.  If the applicant fails to pay 
for the necessary repairs by the time specified by the City, the applicant will be in default. 

 
F. The applicant shall pay for inspections performed by the City during the duration of the 

maintenance and defect guarantee.  Inspection fees will be as specified in the Development Services 
Fee Resolution.  

 
G. Storm Drainage Maintenance and Defect Guarantee (public and private).  The storm drainage 

maintenance and defect guarantee shall be set by the Director in the amount of ten (10) percent of 
the construction cost of the storm drainage facility.     

 
H. Street Improvement Maintenance and Defect Guarantee (public and private).  The street 

improvement maintenance and defect guarantee shall be set by the Director in the amount of 25 
percent of the construction cost of the street improvements.   

 
I. Landscaping Maintenance and Defect Guarantee.  The landscaping maintenance and defect 

guarantee shall be set by the Director in the amount equal to the cost of the landscaping as indicated 
in the approved engineer’s estimate.  Any plant material needing replacement shall be replaced in 
accordance with UPMC 13.20 Article 8 and inspected prior to the release of the maintenance 
guarantee.  

 
J. Release Procedures.  Any release of the maintenance and defect guarantee must be in writing to be 

effective.  The City of University Place will release the maintenance and defect guarantee only after 
each of the following have been met: 

 
1. The guaranteed improvements have remained free of defects for two consecutive years. 
  
2. The applicant has submitted to the City a letter that requests final inspection of the guaranteed 

improvements and certifies the guaranteed improvements have been cleaned of all debris, dirt, and 
sediment.  

 
3. Any deficiencies identified by the City in the final inspection have been corrected. 
 
4. The applicant or surety has requested in writing the release of the guarantee. 
 
5. The applicant has paid all outstanding fees.   

 
13.05.660  Default Procedures.   
 

A. The City may make a determination of default after an inspection has indicated that improvements 
need to be completed, maintained, or corrected.  A default means the failure of the applicant to do 
any of the following: 

 
1. Comply with financial guarantee conditions; 
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2. Complete the improvements in accordance with this Code and the approved plans and conditions 
within the specified time; or 

3. Maintain the improvements in accordance with this Code and the approved plans and conditions for 
the specified period of time; or 

4. Correct any deficiencies identified by the City. 
 

B. In the event of a default, the City shall notify the applicant and the guarantor in writing of the 
default, the necessary work to remedy the default, and the specified time to complete the remedial 
work.  If the applicant does not perform the remedial work within the specified time, the City may 
demand payment by the guarantor and perform the remedial work.  The guarantor shall be 
responsible, up to the limits of the financial guarantee, for the payment of any and all costs and 
expenses that have been or will be incurred by the City in causing the remedial work to be done.  
Any funds demanded in excess of the costs incurred the City shall be returned to the guarantor upon 
completion of the remedial work.  The applicant shall be responsible for any and all costs incurred 
by the City in conjunction with the remedial work.  This includes any costs that exceed the amount 
of the financial guarantee.  Nothing in this section shall limit the ability of the City to enforce or 
otherwise compel compliance with conditions of any City permit or approval in accordance with the 
enforcement provision set forth in UPMC 13.05 Article 4. 

 
C. Bonds are subject to default upon permit expiration or revocation. 
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Article 7.  Inspections 
 
13.05.705  General.   
 
A. All activity regulated under this Title shall be subject to inspection by the Director and shall remain 

accessible and exposed for inspection purposes until approved by the Director.  The engineer of 
record will be responsible to perform professional inspections of the permitted activity.  In addition, 
certain types of construction shall have special inspections, as specified in UPMC 13.05 Article 7. 

 
B. Approval of inspected work shall not be construed to be an approval of a violation of the provisions 

of this Code, other provisions of the UPMC or City ordinances.  Inspections presuming to give 
authority to violate or cancel the provisions of this Code or of other ordinances of the City shall not 
be valid. 

  
C. It shall be the duty of the applicant to cause the work to remain accessible and exposed for 

inspection purposes.  The applicant shall be liable for any expense entailed in the removal or 
replacement of any material required to allow inspection.  Failure to receive the City’s approval can 
result in removal or modification of construction at the applicant’s expense to bring the work into 
conformance with approved plans. 

 
13.05.710  Preconstruction Conference.  A preconstruction conference is required prior to the 
commencement of work.  It is the responsibility of the applicant to arrange for this meeting and to 
notify the City in advance of the commencement of any authorized work.  
 
13.05.715  Hours of Construction.  The hours of construction for any activity permitted under this 
Code are Monday through Friday, 8:00 a.m. to 5:00 p.m.  The Director may authorize work outside of 
these hours upon request based upon the type of work to be performed or the proximity to residential 
areas.  Requests for extended working hours must be submitted in writing to the Director 24 hours in 
advance. 
 
13.05.720  Inspection Card.  The City will provide the permit holder with the inspection card upon 
permit issuance.  This card shall be on the project site at all times until final approval has been granted 
by the Director.  Any work under the permit shall not be commenced until the permit holder has posted 
or otherwise made the inspection card available such as to allow the Director to conveniently make the 
required entries thereon regarding inspection of the work.     
 
13.05.725  Inspections.  All permitted work is subject to inspection by the Director at any time.  The 
permit holder, as a condition of obtaining a permit, shall authorize the Director to enter the site for 
inspection throughout the duration of the project.   
 
13.05.730 Inspection Requests.   
 
A. It shall be the duty of the applicant to notify the Director that such work is ready for inspection. The 

Director may require that every request for inspection be filed at least one working day before the 
desired inspection date. Such request may be in writing or by telephone at the option of the Director.  
It shall be the duty of the applicant to provide access to and the means to inspect the work. 
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B. If all required inspections are not requested before completion of the work, the City may require the 
applicant to pay for additional testing and analysis to be performed to ensure conformance with the 
approved plans and as a condition of final inspection and approval of the City.   

 
13.05.735  Approval Required.  Work shall not progress beyond the point indicated in each successive 
inspection without the prior approval of the Director.  The Director shall make the requested inspections 
and shall indicate to the applicant whether the construction is satisfactory as completed, or fails to 
comply with this Code, other provisions of the UPMC, or other City ordinances.  Any portions of the 
work that do not comply shall be corrected by the applicant.  Any such portions of the work shall 
neither be covered nor concealed until authorized by the Director. 
  
13.05.740  Reinspections.   
 
A. A reinspection fee may be assessed for each inspection or reinspection when such portion of work 

for which inspection is called is not complete or when corrections called for previously have not 
been made.  This section shall not be  construed to require imposition of  reinspection fees the first 
time a job is rejected for failure to comply with the permit conditions, this Code, other provisions of 
the UPMC or other City ordinances. The City, however, may impose a reinspection fees when the 
applicant has called for an inspection before the work is ready for inspection or reinspection.  

 
B. Reinspection fees may be assessed for violations including, but not limited to:  the inspection record 

card is not posted or otherwise available on the work site; the approved plans are not readily 
available to the inspector; failure to provide access on the date for which inspection is requested; or 
deviating from the plans  approved  by the Director.  If a reinspection fee has been assessed, further 
approvals of work under the permit are expressly conditioned on prior payment of reinspection fees. 

 
13.05.745  Professional and Special Inspections.   
 
A. The engineer of record shall prepare an inspection program that shall be submitted to the Director 

for approval prior to permit issuance. The inspection program shall designate the portions of the 
work that require professional and special inspection, the stages of construction at which the 
professional and special inspections are to occur, the name or names of the individuals or firms who 
are to perform these inspections, and the duties of the inspectors.  The inspection program shall 
include samples of proposed inspection reports and provide time limits for submission of reports. 

 
B. The Director shall approve or amend the inspection program in conjunction with issuing the permit.  

The inspection program as approved by the Director shall be a permit condition. 
 
C. Professional Inspections.  Professional inspections are those inspections to be performed by the 

engineer of record. The engineer of record shall provide professional inspection only within the 
engineer's area of technical specialty.  The inspections shall be of a nature that enables the engineer 
of record to provide a “Certification from Engineer” in conformance with UPMC 13.05 Article 8.  If 
revised plans are required during the course of the work they shall be submitted by the engineer of 
record.   

 
D. Special Inspections.  Special inspections are those inspections identified in the inspection program 

not performed by the engineer of record.  Special inspectors shall be employed by the applicant or 
the engineer of record.  Special inspections will be required for any portion of the project that is 
outside of the engineer of record’s area of expertise.  This may include erosion and sedimentation 
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control, compaction testing, material testing, and geotechnical and structural components of the 
project. 

 
1. Special Inspector.  The special inspector shall be a qualified person who shall demonstrate 

competence, to the satisfaction of the Director, for inspection of the particular type of construction 
or operation requiring special inspection. 

 
2. Duties and Responsibilities of the Special Inspector.  The special inspector shall observe the 

work assigned for conformance to the approved plans and the permit conditions.  The special 
inspector shall furnish inspection reports at such times as the Director may require.  The reports 
shall be furnished to the Director, the engineer of record, and the applicant.  All discrepancies in the 
work shall be brought to the immediate attention of the contractor for correction and included in the 
inspection report.  The special inspector shall submit a final signed report stating whether the work 
requiring special inspection was in conformance to the approved plans and the permit conditions. 

 
3. Failure to Perform.  If the Director determines that the special inspector has failed to perform the 

duties and responsibilities indicated above, the Director may require the applicant to replace the 
special inspector with another qualified person who will assume the duties and responsibilities of 
the special inspector.   

 
4. Exception:  The Director may waive the requirement for the employment of a special inspector if 

the construction is of a minor nature. 
 
E. Investigation:  If the Director determines that the engineer of record or special inspector have failed 

to ensure compliance with the approved plans and permit conditions, the Director may retain the 
services of a qualified individual to evaluate the quality of the work.  The applicant shall be 
responsible for all costs incurred by the City in the investigation.  Payment of costs incurred by the 
City is an express condition precedent to final inspection, acceptance of the work by the City, and 
release of financial guarantees.  

 
13.05.750  Final Inspection.  The applicant is responsible to request a final inspection of all permitted 
activities upon completion.  The applicant must secure approval by the City of these facilities prior to 
use and release of any applicable financial guarantees. 
 
13.05.755  Notification of Noncompliance.  If, in the course of fulfilling their respective duties under 
this Code, the engineer of record or the special inspector finds that the work is not being done in 
conformance with this Code, the approved plans, or the permit conditions, the discrepancies shall be 
reported immediately in writing to the applicant and to the Director. 
 
13.05.760  Transfer of Responsibility.  If the applicant wishes to change the engineer of record during 
construction, the work shall be stopped until the replacement engineer agrees in writing to accept the 
duties and responsibilities of the original engineer of record and certify the work. Such an agreement 
shall be filed with the City and approved by the Director prior to the recommencement of work. 

13.05.765  Testing.  Testing shall be as specified in the approved inspection program.  Tests shall be 
performed at the applicant’s expense.  At a minimum, testing shall be done on all materials and 
construction as specified in the WSDOT/APWA Standard Specifications, this Code, and the University 
Place Standard Notes and Details.  
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Article 8.  Project Closure 

13.05.810  As-Builts.  As-built drawings must be provided to the City for all roadway and storm system 
construction. As-builts must be prepared by a licensed professional engineer or surveyor, stamped and 
signed by the professional and submitted prior to the City’s acceptance of any improvement.  The 
following, as applicable, shall be included in all as-built submittals. 
 
• Roadway centerline stationing at minimum 50' spacing. Stationing shall include elevations and 

horizontal control in state plane coordinates. 
• Right-of-Way lines and property lines. 
• Locations, widths, and composition of travel lanes, sidewalks, curbs, gutters, medians, planter strips, 

irrigation systems, shoulders and bike lanes. 
• Street light locations and types. 
• Utility locations. 
• Street names. 
• Pavement markings and street signs. 
• Type and widths of easements. 
• Catchbasin type, location, rim elevation, bottom elevation, and inlet/outlet invert elevation. 
• Storm drain pipe size, composition, location and invert slope. 
• Detention/retention/infiltration facility location, and inlet/outlet locations and elevations. 

 
 

13.05.820 Certification from Engineer.  Following the construction of facilities allowed under a 
permit, the engineer of record shall provide to the City a letter of certification.  This letter shall be 
stamped, signed and dated by the engineer and shall state that all permitted  facilities have been built in 
accordance with the approved plans, permit conditions, and all applicable codes.  In the event that some 
components of the work have not been built in strict conformance to the plans and conditions and, in the 
engineer’s opinion, these exceptions do not compromise the integrity of the project, the engineer shall 
identify the exceptions and include a statement in the certification that the exceptions do not constitute a 
material defect, compromise the integrity of the project, or violate any provisions of this Code. 

 
13.05.830  City Acceptance.   Unless a development involves a dedication of a public facility, a 
development is considered final upon final approval or acceptance by the Director to the applicant.  
When a development involves a dedication to the public, a development is not considered final until the 
Director has issued written acceptance of the public facility accepting ownership and addressing 
responsibility for the dedication. 
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Chapter 13.25 Surface Water Management 

 
Article 1. General Considerations 
13.25.110  General.   
13.25.120  Design Standards.   

 
Article 2.  Storm Drainage. 
13.25.210  Design.   
13.25.220  Construction. 
13.25.230  Excavation and Backfill. 
13.25.240  Street Patching and Restoration. 
13.25.250  Roof Downspout Controls.   
13.25.260  Storm Drainage Inventory.   
13.25.270  Operation and Maintenance. 

   
Article 3.  Erosion Control 
13.25.310  General.   
13.25.320  Maintenance. 
13.25.330  Erosion and Sediment Control/Road Cleaning Financial Guarantee.   
13.25.340  Final Stabilization.   

 

Article 1. General Considerations 

13.25.110  General.  This chapter sets forth the minimum surface water management 
requirements for the City of University Place.  Surface Water Management includes the 
design, construction, operation and maintenance of storm drainage and erosion control 
facilities and practices. 
 
13.25.115 Adopting King County Surface Water Codes 
Sections 9.04 and 16.82.100 of the King County Municipal Code are hereby adopted and 
incorporated herein fully by this reference with the exceptions enumerated below.   

1. All references within these codes to King County or County shall be construed 
to be the City of University Place.   

2. All references to King County Departments shall be construed to be the City 
of University Place Engineering Department. 

3. Section 9.04.020.Z.3 is hereby revised to read: Has a project site of fifty acres 
or more within a critical aquifer recharge area, as defined in UPMC 17.20. 

4. Section 9.04.020.VV is hereby revised to read:  “Surface Water Design 
Manual” means the manual, and supporting documentation referenced or 
incorporated in the manual, describing surface and storm water design and 

 



analysis requirements, procedures and guidance that has been formally 
adopted in UPMC 13.05.320 

5. Section 9.04.030(4) is hereby revised to read:  Contains or is adjacent to a 
flood hazard area as defined in UPMC 17.30. 

6. Section 9.04.050(A)(7) is hereby revised to read:  Financial guarantees and 
liability.  All drainage facilities constructed or modified for projects, except 
downspout infiltration and dispersion systems for single family residential 
lots, must comply with the liability requirements of K.C.C 9.04.100 and the 
financial guarantee requirements of UPMC 13.05 Article VI. 

7. Section 9.04.050(C)(4) is hereby revised to read:  A request for an adjustment 
shall be processed in accordance with the procedures specified in the Surface 
Water Design Manual and UPMC 13.05. 

8. Section 9.04.050(D) is hereby revised to read:  The drainage review 
requirements in this section and in the Surface Water Design Manual may be 
modified or waived under the procedures in UPMC 13.05. 

9. Section 9.04.095 is hereby revised to read:  Vesting period for lots in final 
short plats.  Unless the department finds that a change in conditions creates a 
serious threat to the public health or safety in the short subdivision, for a 
period of five years after recording, a lot within a short subdivision shall be 
governed by the provisions of this chapter in effect at the time a fully 
completed application for short subdivision approval was filed in accordance 
with UPMC 22.05. 

10. The last sentence of Section 9.04.100 is hereby revised to read:  If this liability 
insurance is not kept in effect as required, University Place may initiate 
enforcement action pursuant to UPMC 1.20. 

11. Section 9.04.140(A)(1) is hereby revised to read:  The director is authorized to 
promulgate and adopt administrative rules under the procedures specified in 
UPMC 13.05 for the purpose of implementing and enforcing the provisions of 
this chapter. 

12. Section 9.04.196 is hereby deleted. 

13. Section 16.82.100(A)(2) is hereby revised to read:  All disturbed areas 
including faces of cuts and fill slopes shall be prepared and maintained to 
control erosion in compliance with UPMC 13.25 Article III. 

13.25.120 Design standards. 

A. The King County Surface Water Design Manual (KCSWDM) and the King County 
Stormwater Pollution Prevention Manual and the portions of the King County Road 
Standards referenced therein are hereby adopted and incorporated fully into this chapter 

 



by this reference. The King County Surface Water Design Manual sets forth the drainage 
and erosion control requirements as supplemented herein. In these documents, all 
references to King County or the County shall be construed to refer to the City of 
University Place; all references to the King County Department of Development and 
Environmental Services (DDES) or the Water and Land Resources Division of the King 
County Department of Natural Resources (WLR), shall be hereby revised to read the City 
of University Place Community Development Engineering Department or such other 
department as the City Manager may designate to enforce this chapter. 

B. The design standards shall be applied in the following hierarchy of precedence: 

1. University Place Municipal Code; 

2. King County Surface Water Design Manual; 

3.  King County Stormwater Pollution Prevention Manual 

4. King County Road Standards; 

5. Washington State Department of Transportation (WSDOT) Standard Specifications for 
Road, Bridge, and Municipal Construction; 

6. WSDOT Design Manual; 

7. WSDOT Construction Manual. 

C. The term “critical drainage area” in the King County Surface Water Design Manual 
shall have the meaning of “critical area” as defined in Chapter 13.05 UPMC, Article II, 
and classified in UPMC Title 17. 

D. The term “landslide hazard drainage area” in the King County Surface Water Design 
Manual shall have the meaning of “landslide and erosion hazard area” as defined in 
Chapter 13.05 UPMC, Article II, and classified in UPMC Title 17. 

E. A site development permit is added to the permits and approvals listed in Section 1.1.1 
of the King County Surface Water Design Manual. 

F. Core Requirement No. 3 “Impervious Surface Performance Exemption” of the 
KCSWPM is deleted and not in effect. 

G. Core Requirement No. 5 provision for the allowance for projects in the residential 
zone that result in no more than 4% total impervious surface and no more than 15% 
pervious surface is deleted and not in effect.  

H.  Soil equality and depth criteria located in reference Section 4-A of the KCSWPM is 
hereby specifically adopted by reference as the sole criteria. 
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I.  King County’s approved method for modeling impervious area for rain garden credits 
in the KCSWDM is hereby specifically adopted by reference as the method for 
determining credits for Treatment under Minimum Requirement No. 6. 

(Ord. 518 § 1, 2008; Ord. 423 § 40, 2004; Ord. 395 § 3, 2003). 

 



Article 2.  Storm Drainage. 

13.25.210 Design.   

A. When a storm drainage report is required, it must include any relevant data from the 
City comprehensive storm water plan.   

B. Any development within the Leach or Chambers Creek drainage basins shall be held 
to a Level 2 flow control standard as defined in the KCSWDM. 

C. Any development in the Morrison Pothole drainage basin shall be held to a Level 3 
flow control standard as defined in the KCSWDM. 

D. Certain portions of the storm system on 27th Street West within the Day Island 
Waterway Basin is identified as a Conveyance System Nuisance Problem (Type 1 
downstream problem) as defined in the KCSWDM.  Additional flow control, as 
identified in the KCSWDM, or system improvements are required for development 
projects that are tributary to the deficient portions of the system. 

E. For the purpose of rainfall modeling, the City of University Place will be considered 
to have the same rainfall characteristics as the City of Federal Way. 

13.25.220  Construction.  All workmanship and materials shall be in accordance with 
the UPMC, KCSWDM, King County Road Standards, and the Standard Specifications.   

  
13.25.230 Excavation and Backfill.  All excavation and backfill of storm drainage 
facilities shall be in conformance with UPMC 13.20.260. 
 
13.25.240  Street Patching and Restoration.  All street patching and restoration shall be 
in conformance with UPMC 13.20.265. 
 

13.25.250  Roof Downspout Controls.  Roof downspout systems that tie into storm 
drainage facilities shall be constructed in accordance with the Plumbing Code as adopted 
by UPMC Title 14 and the following criteria: 

  
A. Connections to the storm drainage facility must be made at a catch basin.  

Connections made in the right-of-way or public easement require a right-of-way 
permit. 

 
B. Roof downspouts systems installed in conjunction with work performed under a 

building permit will be administered under that permit. 
 
 

 



13.25.260 Storm drainage inventory.  

All new and modified storm drainage facilities will be mapped on the University Place 
G.I.S. inventory system. The storm drainage inventory fee to be adopted mustshall be 
paid by the applicant at the time of permit issuance to compensate the City for this 
activity. 

(Ord. 518 § 1, 2008; Ord. 395 § 3, 2003). 

13.25.270  Operation and Maintenance.  Operation and maintenance of all drainage 
facilities is the responsibility of the applicant or property owner, except for those 
facilities for which the City assumes operation and maintenance responsibility as 
described below. 
 
A. Drainage facilities to be maintained by private parties. 

 
1. Prior to permit issuance, the applicant shall be required to record a storm drainage 

maintenance agreement and restrictive covenant with the Pierce County Auditor.  The 
form for this document is available at the City of University Place permit counter.  
The Operation and Maintenance Manual, as described below, will be included as an 
attachment to the agreement. 

 
2. All privately owned drainage facilities must be maintained as specified in the King 

County Surface Water Design Manual.  A copy of the Operation and Maintenance 
Manual submitted as part of the permit application shall be retained on site and shall 
be transferred with the property to any new owner.  The property owner(s) shall keep 
a record of all maintenance activity indicating when the maintenance occurred and 
where waste was disposed of.  These records shall be available for inspection by the 
City.  The City may inspect all privately owned drainage facilities for compliance 
with these requirements.  If property owner(s) fail to maintain their facilities, the City 
may issue a written notice specifying required actions.  If these actions are not 
performed in a timely manner, the City may enter the property to perform the actions 
needed.  The property owner is responsible for the costs incurred by the City.  In the 
event an imminent hazard to public safety or the environment exists, written notice 
may not be required.  Actions performed by the City on privately owned drainage 
facilities do not constitute an official assumption of operation and maintenance of 
these facilities.  

 
3. An easement must be recorded granting right-of-access to the City for all storm 

facilities in accordance with UPMC 13.10.  The easement must also be depicted and 
described on the face of the plat, short plat, final development plan, or binding site 
plan.   

 
B. Drainage facilities to be maintained by the City.     
 
1. Drainage facilities to be owned and operated by the City must be located in a tract or 

 



right-of-way dedicated to the City.  Access roads serving these facilities must also be 
located in the tract or right-of-way and must be connected to an improved public road 
right-of-way.  Any dedications shall be in conformance with UPMC 13.10. 

 
2. The City will provide written notification to the applicant, officially assuming 

maintenance and operation of these facilities only after each of the following has been 
met: 

 
a) The design engineer has submitted a certification that the work has been completed 

per the approved design.  The certification shall be as prescribed in UPMC 13.05.820. 
  

b) The City has accepted a maintenance financial guarantee from the applicant or 
property owner as prescribed in UPMC 13.05 Article 6. 

  
c) The City has issued a written, final approval of the constructed facility to the 

applicant or property owner. 
 
d) A minimum of 85% of the homes in the development have been occupied. 
 
e) All of the public improvements required to be constructed by the applicant have been 

completed and accepted by the City. 
 
f) The storm drainage system is free of all sediment and debris. 
 

                                                                                  
 

 



Article 3.  Erosion Control 
 
13.25.310  General.  All proposed projects that will clear, grade or otherwise disturb a 
site must provide erosion and sediment controls to prevent, to the maximum extent 
possible, the transport of sediment from the project site to downstream drainage facilities, 
water resources, and adjacent properties.  Both temporary and permanent erosion and 
sediment controls shall be designed, implemented and maintained as described in Section 
1.2.5 and Appendix D of the King County Surface Water Design Manual.   
 
13.25.320  Maintenance.  All erosion and sediment control measures shall be maintained 
and inspected on a regular basis as prescribed in Appendix D of the KCSWDM.  The 
applicant shall designate an erosion and sedimentation control (ESC) supervisor who 
shall be responsible for maintenance and inspection of the erosion and sedimentation 
control measures for compliance with all permit conditions relating to erosion and 
sediment control as described in Appendix D.  The ESC supervisor will be responsible to 
submit reports to the City for each inspection of the site.  Section D.5.4 of Appendix D of 
the King County Surface Water Design Manual sets forth the minimum schedule for 
erosion and sediment control reviews/inspections.  For sites within or impacting sensitive 
areas, the City may require the ESC supervisor to be a licensed professional engineer 
with demonstrated expertise in erosion and sediment control.  This professional shall be 
designated as a special inspector in conformance with UPMC 13.05 Article 7.   
 
13.25.330  Erosion and Sediment Control/Road Cleaning Financial Guarantee.  Prior 
to permit issuance, the applicant must submit to the City a financial guarantee, 
guaranteeing the performance and maintenance of the erosion and sedimentation control 
facilities.  The financial guarantee shall be as specified in UPMC 13.05 Article 6. 
 
13.25.340  Final Stabilization.  Prior to obtaining final construction approval and the 
release of financial guarantees, the site shall be stabilized, structural erosion and sediment 
control measures (such as silt fences and sediment traps) shall be removed and the 
drainage facilities shall be cleaned as specified in Appendix D of the King County 
Surface Water Design Manual. 
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UNIVERSITY PLACE  
STORMWATER MAINTENANCE STANDARDS 

(KING COUNTY APPENDIX A) 
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