
Hearings Examiner Final Order 
PRJ-169517/LUP-85290 (NE 104th Ave Subdivision) Page 1 

BEFORE THE LAND USE HEARINGS EXAMINER 1 
OF CITY OF VANCOUVER, WASHINGTON 2 

 3 
Regarding an application by Provision Investments, ) F I N A L O R D E R 4 
LLC for preliminary plat approval to divide 2.34 )  5 
acres into 19 lots at 918 & 1000 NE 104th ) PRJ-169517/LUP-85290 6 
Avenue in the City of Vancouver, Washington ) (NE 104th Ave Subdivision) 7 

 8 
 A. SUMMARY 9 

 10 
1. The applicant, Provision Investments, LLC, requests approval to divide the 11 

2.34-acre parcel into 19 lots for single-family dwellings and ADUs (Accessory Dwelling 12 
Units) pursuant to the City’s Infill Development and Narrow Lot standards. 13 
 14 

a. The subdivision parcel is located at 918 & 1000 NE 104th Avenue; also 15 
known as tax assessor parcels 165387000 and 165551000 (the “site”). The site and 16 
abutting properties to the north, south, and west are zoned R-6 (Low Density Residential, 17 
6 dwelling units per acre). Properties to the east, across NE 104th Avenue are zoned R-18 18 
(Higher Density Residential, 18 units per acre). 19 

 20 
b. The site is currently developed with two single-family detached 21 

residences and associated accessory structures. The applicant proposes to remove all of 22 
the accessory structures and the eastern residence, and divide the site into 19 lots. The 23 
applicant proposed to retain the existing western residence on proposed Lot 7 and 24 
develop each of the remaining lots with a single-family detached or attached dwelling 25 
and an ADU (Accessory Dwelling Unit). All proposed lots comply with the minimum 26 
dimensional standards for the R-6 zone, as modified by the Infill Development and 27 
Narrow Lot standards. 28 

 29 
c. The applicant will dedicate right of way and construct half-width 30 

frontage improvements along the portions of NE 104th Avenue and NE 10th Street 31 
abutting the east and north boundaries of the site. The applicant will construct a sidewalk 32 
and planter strip on the section of NE 102nd Avenue abutting the west boundary of the 33 
site. The applicant will extend a new public alley along the south boundary of the site, 34 
between NE 102nd and NE 104th Avenues. The existing home will take vehicular access 35 
from NE 10th Street. All of the remaining lots will take vehicular access from the 36 
proposed public alley. All lots will take pedestrian access from the public pedestrian 37 
rights-of-way along NE 10th Street, NE 102nd Avenue, and NE 104th Avenue. 38 

 39 
d. The applicant will collect, treat, and infiltrate stormwater runoff from 40 

all new impervious surfaces on the site. The City of Vancouver will supply domestic 41 
water and sanitary sewer service to the proposed development. 42 

 43 
2. The proposed development is exempt from review under the State 44 

Environmental Policy Act (“SEPA”) as Minor New Construction. Hearings Examiner Joe 45 
Turner (the "examiner") conducted a public hearing to receive testimony and evidence 46 
about the application. City staff recommended the examiner approve the preliminary plat 47 
subject to conditions. See the Staff Report and Recommendation to the Hearings 48 
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Examiner dated February 3, 2026, (the "Staff Report"). The applicant accepted those 49 
findings and conditions without exceptions. Three persons testified orally with questions 50 
and concerns about the development. Other persons testified in writing. Disputed issues 51 
or concerns in the case include the following: 52 

 53 
a. Whether the applicant can be required to retain existing trees on the site; 54 
 55 
b. Whether the proposed homes will be owner occupied or rentals; 56 
 57 
c. Whether the proposed development will impact existing fences abutting 58 

the south boundary of the site; 59 
 60 
d. Whether the development makes adequate provisions for maintenance 61 

of the proposed alley; 62 
 63 
e. Whether the proposed development will cause or increase stormwater 64 

runoff onto adjacent properties; 65 
 66 
f. Whether the development makes adequate provisions for solid waste 67 

and recycling collection; 68 
 69 
g. Whether the proposed development will increase the risk of trespass, 70 

vandalism, and theft in the area; and 71 
 72 
h. Whether the alley will have prohibited light and noise impacts on 73 

adjacent residents. 74 
 75 

3. Based on the findings provided or incorporated herein, the examiner approves 76 
the subdivision subject to the conditions at the conclusion of this final order. 77 

 78 
B. HEARING AND RECORD HIGHLIGHTS 79 

 80 
1. The examiner received testimony at a public hearing about this application on 81 

February 17, 2026. All exhibits and records of testimony are filed at the City of 82 
Vancouver. At the beginning of the hearing, the examiner described how the hearing 83 
would be conducted and how interested persons could participate. The examiner 84 
disclaimed any ex parte contacts, bias, or conflicts of interest. The following is a 85 
summary by the examiner of selected testimony and evidence offered at the public 86 
hearing. 87 

 88 
2. Planner Scott Taylor appeared on behalf of the applicant and summarized the 89 

proposed development and his PowerPoint presentation. 90 
 91 

a. The applicant proposes to divide the 2.34-acre site into 10 lots for 92 
detached and attached dwellings pursuant to the City’s Infill Development and Narrow 93 
Lot standards. 94 

 95 
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i. The applicant will retain the existing residence in the western 96 
portion of the site on proposed Lot 7. The applicant will remove the remaining residence 97 
and all other existing structures. The applicant proposed to develop each of remaining 98 
lots with a single-family attached or detached residence, an ADU, and a detached garage. 99 

 100 
ii. The applicant will dedicate right-of-way and construct frontage 101 

improvements as necessary along the site’s NE 10th Street, NE 102nd Avenue and 104th 102 
Avenue frontages. The applicant will extend a public alley along the south boundary of 103 
the site, between NE 102nd and 104th Avenues. The proposed garages will access the 104 
alley. 105 

 106 
iii. The Code requires that this development provide a minimum 107 

six guest parking spaces; the applicant will provide 23 guest parking spaces on streets 108 
abutting the site. 109 

 110 
iv. The applicant will remove all of the existing trees on 111 

the site to accommodate the proposed development. The applicant will comply with the 112 
City’s minimum tree density requirements by planting as many trees as possible on the 113 
site and paying into the City’s tree fund for the remaining tree obligation, equivalent to 114 
roughly 20 tree units. 115 

 116 
iv. The applicant will collect and treat stormwater runoff prior to 117 

infiltrating it on the site. 118 
 119 
b. He offered the following responses to issues raised in the public 120 

testimony: 121 
 122 

i. The applicant intends to sell the lots to individual owners. The 123 
future property owners may choose to rent the ADUs. 124 

 125 
ii. The applicant will not alter the existing fences between the site 126 

and abutting properties to the south, unless the adjacent property owners want to work 127 
with the applicant to replace their fences. The applicant will take steps to protect the 128 
existing fences during construction on the site. 129 

 130 
iii. The alley will be located in a public right-of-way dedicated to 131 

the City. Therefore, the City will be responsible for maintenance of the pavement and any 132 
vegetation within the right-of-way. The strip of land between the alley pavement and the 133 
south boundary of the site will be gravel surfaced or planted with minimal landscaping. 134 

 135 
iv. The applicant must remove all of the existing trees on the site in 136 

order to construct required improvements. Grading on the site will damage the roots of 137 
the existing trees, making it impossible to retain them. In addition, large fir trees drop 138 
large branches, which can pose a hazard to people and structures on and abutting the site. 139 
Although it may be feasible to retain large trees on large lots, the infill development 140 
proposed on this site will require removal of all of the trees. 141 

 142 
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v. The applicant will grade the site to direct runoff to the proposed 143 
storm system. During construction the applicant will excavate the alley, creating a low 144 
area where stormwater will collect and infiltrate, preventing runoff from flowing onto 145 
adjacent properties south of the site. The applicant will construct the alley with a “V” 146 
shaped profile that will direct runoff to collection facilities in the center of the alley. The 147 
applicant designed the stormwater system with excess capacity to ensure that it can 148 
accommodate runoff from all expected storm events. 149 

 150 
vi. With the exception of the existing residence on proposed Lot 7, 151 

residents of the primary structures will place their solid waste and recycling containers in 152 
the alley for pickup on collection days. Residents of the ADUs and the existing residence 153 
will place their solid waste and recycling containers on NE 10th Avenue for pickup. The 154 
applicant will designate collection points outside of the travel lanes of the alley. 155 

 156 
vii. Residents of the proposed development will increase the 157 

number of “eyes on the street,” which may help deter theft, vandalism, and similar issues. 158 
 159 
3. City planner Anthony Tortorici summarized the Staff Report. He noted that the 160 

proposed development is exempt from SEPA review as minor new construction. 161 
 162 

4. Susan Saul noted that the Vancouver City Council adopted a Green Building 163 
Program on January 12, 2026. Although this project is exempt from this program as small 164 
scale residential development, less than 20 units, the proposed development conflicts 165 
with the spirit and intent of Goal 4, “Action 4.3” of that program, specifically the tree 166 
planting and tree canopy coverage requirements. The proposed development will reduce 167 
the overall tree canopy coverage in the Marion Neighborhood, which will impact the 168 
quality of life for existing residents by eliminating the beneficial effects of the large 169 
mature native Douglas fir trees on the site. The proposed tree plan will never replace the 170 
existing trees that are being removed. The applicant should be required to redesign the 171 
development to conserve as many trees on the site as possible. 172 

 173 
5. Sonia Roll agreed with Ms. Saul’s testimony regarding preservation of trees on 174 

the site, especially the trees on the south boundary of the site. 175 
 176 
6. Adam Luke objected to the proposed alley on the south boundary of the site. 177 

The alley will abut the rear of his property, generating noise and light pollution in close 178 
proximity to his bedroom. It will also provide direct access to the rear yards of existing 179 
homes, increasing the risk of trespass and theft. He questioned who will be responsible 180 
for maintenance of the strip of landscaping between the alley pavement and the property 181 
line. 182 

 183 
7. Jane Epstein questioned how the applicant will grade the site to ensure that the 184 

development does not direct stormwater runoff onto her property, especially during 185 
construction, before the stormwater facilities are in place, and how the applicant will 186 
protect her existing fence during construction. 187 

 188 
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8. The examiner closed the record at the end of the public hearing and announced 189 
his intention to approve the application subject to the conditions of approval in the Staff 190 
Report. 191 

 192 
C. DISCUSSION 193 

 194 
1. City staff recommended approval of the proposed preliminary plat, based on 195 

the affirmative findings and subject to conditions of approval in the Staff Report. The 196 
applicant accepted those findings and conditions without exceptions or corrections. 197 

 198 
2. The examiner concludes the affirmative findings in the Staff Report show that 199 

the proposed preliminary plat does or can comply with the applicable standards of the 200 
City Code and Revised Code of Washington, provided the applicants complies with 201 
recommended conditions of approval. The examiner adopts the affirmative findings in the 202 
Staff Report as his own, except to the extent they are inconsistent with the following 203 
findings. 204 

 205 
3. Development of the site as will require removal of most of the vegetation on 206 

the site, including mature trees. However, the Code does not prohibit such removal. This 207 
site and the surrounding area are zoned for single-family residential uses. Most 208 
vegetation on the site, including trees, must be removed to develop roads, utilities and 209 
building sites at the required density. The examiner acknowledges the benefits provided 210 
by the mature vegetation on the site. However, the Code generally does not require 211 
applicants to retain trees and other vegetation outside of mapped habitat areas. VMC 212 
20.770.080(A) requires that the applicant provide a minimum tree density of 30 tree units 213 
per acre on the site. The applicant can achieve this requirement by retaining existing 214 
trees, planting new trees, or a combination of both. When there is insufficient space to 215 
accommodate all of the required tree density on a development site, VMC 216 
20.770.080(B)(5)(c) allows applicants to pay into the City’s Tree Account. The City will 217 
use those funds to purchase, install, and maintain trees elsewhere in the City. 218 

 219 
a. This development is not subject to the City’s Green Building Program 220 

cited by Ms. Saul, as that program was adopted after this application was filed. 221 
 222 
4. The proposed development will not cause or increase stormwater runoff onto 223 

adjacent properties. The applicant will grade the site to direct stormwater runoff towards 224 
proposed catch basins connected to the stormwater system for the site. The applicant will 225 
treat runoff collected from roads and other pollution generating surfaces and infiltrate all 226 
collected stormwater into the ground. As Mr. Taylor noted, during construction the 227 
applicant will excavate the alley on the south boundary of the site, which will prevent 228 
runoff from the site from entering adjacent properties to the south. 229 

 230 
5. The applicant has no authority to remove or alter existing fences on the 231 

boundaries of the site without the permission of the owners of the adjacent properties. 232 
The applicant will be liable for any unauthorized damage. Therefore, it is in the 233 
applicant’s best interest to protect such fences during construction. 234 

 235 
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6. Noise and light from vehicles operating on the proposed alley will be 236 
perceptible to area residents. However, such impacts are consistent with the location of 237 
the site in the urban area where City plans call for the sort of development being 238 
proposed. Existing fences on the south boundary of the site will mitigate such impacts to 239 
some extent, but the Code does not require the applicant to take additional steps to limit 240 
such impacts. 241 

 242 
7. As Mr. Taylor noted, the applicant will dedicate the alley to the City of 243 

Vancouver, which will be responsible for maintenance of the improvements and 244 
vegetation within the alley right-of-way. 245 

 246 
8. The applicant will designate areas for solid waste and recycling collection 247 

containers on pickup days, as required by VMC 20.927.040(A)(3)(g). 248 
 249 
9. Neighbors expressed concerns that the homes on the site will become rental 250 

units. However such concerns are irrelevant, because they do not relate to any applicable 251 
approval criteria. The City does not regulate the ownership of homes. 252 

 253 
10. The proposed development will attract additional people to the immediate 254 

area, which may increase the potential for trespass, litter, vandalism, and other illegal 255 
activities. However the hearing examiner finds that there is no substantial evidence in the 256 
record that the future residents of this development are any more or less likely to engage 257 
in nuisance or illegal activities than other people. 258 

 259 
D. CONCLUSION 260 

 261 
Based on the above findings and discussion, the examiner concludes that PRJ- 262 

169517/LUP-85290 (NE 104th Ave Subdivision) should be approved, because it does or 263 
can comply with the applicable standards of the Vancouver Municipal Code and the 264 
Revised Code of the State of Washington, subject to conditions of approval necessary to 265 
ensure the final plat and resulting development will comply with the Code. 266 

 267 
E. DECISION 268 

 269 
Based on the findings, discussion, and conclusions provided or incorporated 270 

herein and the public record in this case, the examiner hereby approves PRJ- 271 
169517/LUP-85290 (NE 104th Ave Subdivision), subject to the following conditions of 272 
approval: 273 

 274 
CONDITIONS OF APPROVAL 275 

 276 
Prior to Civil Plan Approval 277 

1. Upload the civil plan review set showing the revisions requested as well as all 278 
necessary reports (geotechnical, hydrology, traffic analysis, road modification, 279 
etc.). Include a detailed site plan in the civil plan review set. For questions on 280 
these requirements please contact 360-487-7804. 281 

2. Grading plan review fees will be due upon submitting civil plans for review. 282 
Contact Permit Center staff at 360-487-7802 to obtain a fee quote. 283 
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3. Update all plans to uniformly reflect the correct number of tree units proposed. 284 
4. Pay into the City Tree Fund at a rate of $850 per tree if required tree units cannot 285 

be planted on-site. 286 
5. Utilize Carpinus carolinia ‘American Hornbeam’ street trees instead of the 287 

proposed Amalancheir street trees. 288 
6. Optimize tree diversity; include native species and at least 60 percent conifers; 289 

utilize insect and disease resistant trees. Include native conifer calculation of 60 290 
percent with tree density calculations. Plant Douglas firs in the large lots such as 291 
Lot 1 and Lot 7 in groupings. Plant a mix of Vanderwolf pines and Incense cedars 292 
and Alaskan cedars in the other lots. 293 

7. Place a note on civil plans that reads “If any cultural or historical resources are 294 
discovered during development, construction shall cease until a qualified 295 
archaeologist assesses the find.” 296 

8. Provide Side Loader garbage truck turning movements. 297 
9. Pay concurrency modeling fees totaling $1,500. 298 
10. Include the City of Vancouver standard advanced pavement restoration 299 

requirements on the civil drawings for both streets. 300 
11. Complete the sanitary sewer design on the civil drawings. Prepare according to 301 

Vancouver’s current General Requirements and Details for design and 302 
construction. Include in the plans a direct connection from Lot 7 (that contains the 303 
existing house to remain) to the main in NE 10th Street and abandonment of the 304 
on-site private sewer facilities. 305 

12. Abandoned the lateral that previously served 918 NE 104th Avenue per City of 306 
Vancouver requirements. 307 

13. Submit a Construction Stormwater Pollution Prevention Plan (SWPPP). 308 
14. Register all UIC wells are required to be registered with Washington State 309 

Department of Ecology. 310 
15. Obtain Washington State Department of Ecology UIC Program rule authorization 311 

for all proposed public UIC wells. 312 
 313 
Prior to Construction 314 

16. All fire hydrants for emergency use shall be established and maintained clear for 315 
emergency use. 316 

17. Fire apparatus access roads shall be established. 317 
18. Secure construction permits and schedule and attend a pre-construction meeting. 318 

Construct new public sewers and service laterals as shown on the approved civil 319 
plans. Satisfy construction services testing and inspection requirements and secure 320 
construction acceptance. 321 

 322 
Prior to Final Grading 323 

19. Submit a final summary report by the geotechnical engineer of record final 324 
summary report by the geotechnical engineer of record that states the project soils 325 
were prepared in accordance with the governing geotechnical report and 326 
construction documents. 327 

20. Provide a geotechnical report for tree excavating and root system removal with 328 
compaction report and provide a letter from the geotechnical engineer showing 329 
compliance and summarizing field observations and inspection, prior to footing 330 
inspection. 331 
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 332 
During Construction 333 

21. Install temporary address signage visible and legible from the street fronting the 334 
properties for emergency response during construction. 335 

22. Ensure fire hydrants are not obstructed in any manner. 336 
23. Maintain clear fire apparatus access roads for emergency response. 337 
24. Provide fire extinguishers and no smoking signs. 338 

 339 
Prior to Final Plat Approval 340 

25. Submit a final plat application. Applications can be found under Building, 341 
Planning and Environment on the City of Vancouver website, 342 
www.cityofvancouver.us. 343 

26. Properly abandon any on-site sewage system discovered during development with 344 
written notice provided to Clark County Public Health and mark locations on the 345 
final plat. Describe action taken to legally abandon the system with pumper’s 346 
receipt attached. 347 

27. Provide a copy of the sanitary sewer final acceptance letter. 348 
28. Properly decommission any wells identified during development by a Washington 349 

licensed well driller. Provide written notice to Clark County Public Health and 350 
mark well locations on final plat. 351 

29. Provide a copy of the water final acceptance letter. 352 
30. Comply with all requirements set forth on the civil drawings for both streets, 353 

pursuant to the minor road modification approval. 354 
31. Provide the following improvements to NE 10th Street per City of Vancouver 355 

standards: 356 
- Dedicate additional right of way as necessary to obtain the 27-foot half-width 357 

right of way, per T10-14. 358 
- Install additional street pavement as necessary to obtain 36-foot street width, per 359 

T10-14. It is important to establish 36 feet of paved width to allow much-needed 360 
on-street parking on both sides of the street. 361 

- Install curb, gutter, planter strip, and detached sidewalk, per T10-14. 362 
- Install standard double-directional pedestrian ramps on all street corners. 363 
- Street lighting must be installed or upgraded to current standards, see street 364 

lighting comments below. 365 
- Utility trenching must be restored per T05-04A&B and T05-05. Asphalt 366 

restoration shall meet T05-01A&B and T05-07. A single continuous width 367 
restoration is required. 368 

- Install traffic control devices as warranted, and storm drainage as required by the 369 
city stormwater ordinance. 370 

32. Provide the following improvements to NE 102nd Avenue per City of Vancouver 371 
standards: 372 

- No additional right of way or paved street width is required along the project 373 
frontage of NE 102nd Avenue. The existing curb may be removed and replaced, 374 
or it may be protected in place. In any case, the paved width of the street must 375 
remain at least 36 feet wide. 376 

- Install new sidewalk and planter strip, per T10-14. 377 
- Install standard double-directional pedestrian ramps on all street corners. The 378 

alignment of NE 10th Street is offset at the intersection with NE 102nd Ave. Due 379 
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to this offset, the east-west ramp constructed at the southeast corner of NE 102nd 380
Ave and 10th Street must align with the existing ramp at the northwest corner. 381
Contact staff if there are any questions regarding this item. 382

- Street lighting must be installed or upgraded to current standards, see street 383
lighting comments below. 384

- Install traffic control devices as warranted, and storm drainage as required by the 385
city stormwater ordinance. 386

33. Provide the following improvements to NE 104th Avenue per City of Vancouver 387
standards: 388

- Dedicate public right of way as necessary to provide 30 feet of half-width right of 389
way, per city standard plan T10-13. 390

- Install additional pavement width as necessary to provide 19 feet half-width 391
paved street, per T10-13. 392

- Install curb, gutter, planter strip, and detached sidewalk, per T10-13. 393
- Install standard double-directional pedestrian ramps on all street corners. 394
- Street lighting must be installed or updated to current city standards. See street 395

lighting comments below. 396
- Utility trenching shall be restored per T05-04A&B and T05-06A&B (CDF). 397

Asphalt restoration shall meet T05-01A&B and T05-07. A single continuous 398
width restoration is required. 399

- Install traffic control devices as warranted, and storm drainage as required by the 400
city stormwater ordinance. 401

34. Provide the following items for the public alley per City of Vancouver standards: 402
- Dedicate a minimum of 20 feet of public right of way, per T10-19. 403
- Install a paved alley surface with a minimum paved width of 16 feet, per the 404

conditions of the approved road modification and/or T10-19. 405
- Install standard driveway approaches where the alley intersects with the public 406

streets. 407
- Install “No Parking” signs on both sides of the alley. 408
35. Notes Required on Plat: 409
- If any cultural resources are discovered while undertaking the development 410

activity, the Department of Archaeology and Historic Preservation in Olympia 411
and the City of Vancouver Community Development Department shall be 412
notified. Failure to comply with these State requirements may constitute a Class C 413
felony, subject to imprisonment and/or fines. 414

- Pursuant to VMC 20.915, Park, School and Traffic impact fees will be calculated 415
at time of building permit application and shall be due and payable at the time the 416
building permit is issued, except as provided in Section 20.915.075. 417
Notwithstanding the foregoing, all impact fees shall be recalculated for building 418
permit applications that have not been issued within one year of submittal. 419

- All lots in this subdivision are subject to Development standards VMC 20.920 420
Infill Development for the R-6 zoning district. 421

- Development within this subdivision is subject to an approved tree plan. Tree 422
removal is subject to approval by the City of Vancouver. Street trees must be 423
planted prior to occupancy per the approved plan. 424

- Alternative Process for Vacation or Modification of Dedicated Easements 425
(VMC 20.320.080 and RCW 64.04.175): Easements dedicated or granted to the 426
City of Vancouver on this plat may be modified by City Council using the 427
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easement vacation process and by recording of an updated plat. A Type II or Type 428
III plat alteration process shall not generally be required to modify and/or vacate 429
City of Vancouver easements on this plat. All other easements created by this plat 430
may be amended through a Type II plat alteration process and recording an 431
updated plat. 432

- An easement is hereby reserved under and upon the exterior six feet of all 433
boundary lines of the lots and tracts adjacent to public/private roads for the 434
installation, construction, renewing, operating and maintaining electric, telephone, 435
TV, cable, and water. All lots containing pad mount transformers are subject to 436
the minimum clearances as defined by Clark Public Utilities Construction 437
standards. All proposed building designs on these lots must provide adequate 438
clearance for all combustible materials. Also, sidewalk easements, as necessary to 439
comply with ADA slope requirements, shall be reserved upon the exterior six feet 440
along the front boundary lines of all lots and tracts adjacent to public streets. 441

442
Prior to Issuance of any Building/Development Permits 443

36. Ensure proposed dwelling units meet development standards of the R-6 zoning 444
district. 445

37. Demonstrate compliance with additional development standards of 446
20.410.050(B)(1). 447

38. Pay all required fees, including impact fees. 448
449

Prior to Issuance of Certificate of Occupancy 450
39. Pay application fees and secure sewer connection permits. Connect new building 451

sewers according to the Building Department’s plumbing code. 452
453
454

DATED this 3rd day of March 2026 455
456
457
458
459
460

Joe Turner, AICP 
City of Vancouver Land Use 
Hearings Examiner 

461
462
463
464
465
466
467
468
469
470
471
472
473

NOTE: Only the decision and the conditions of approval are binding on the 
applicants as a result of this order. Other parts of the final order are 
explanatory, illustrative and/or descriptive. They may be requirements of local, state, 
or federal law, or requirements which reflect the intent of the applicant, the city staff, 
or the Examiner, but they are not binding on the applicants as a result of the final order 
unless included as a condition. 

APPEAL: Decisions of the Hearings Examiner may be appealed to the City 
Council within 14 days after written notice of the Hearings Examiner decision 
pursuant to the procedures set out in VMC 20.210.130 

474
475
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In the absence of a valid appeal within the timelines specified above, the Hearings 476
Examiner’s decision shall become final and conclusive. 477

478




