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BINDING SITE PLAN APPROVAL – White Barn Lot 8 
Community Development Department 501 Delta Avenue Marysville, WA 98270 
Office Hours:  Mon – Fri 8:00 AM – 4:30 PM  Phone: (360) 363-8000 

 
PROJECT INFORMATION 

Project Title   White Barn – Lot 8 BSP Date of Report December 7, 2022 

File Number  PA 22043 Attachments Preliminary BSP (Exhibit 004) 

Staff 
Recommendation 

Approve the preliminary NON-PROJECT action Binding Site Plan, subdividing Lot 8 

of the original White Barn NON-PROJECT action Binding Site Plan recorded under 

AFN 202107205003. 

BACKGROUND SUMMARY 

Applicant   Natural 9 Holdings, LLC 

Request  

NON-PROJECT action Binding Site Plan, subdividing Lot 8 of the original White Barn 

NON-PROJECT action Binding Site Plan recorded under AFN 202107205003 into two 

(2) lots. 

SEPA Status The proposal is exempt in accordance with WAC 197-11-800(6)(d). 

General Location   8727 Soper Hill Road APNs 00590700030501 

Acreage (SF) 3.01-acres (131,407 SF) Section 01 Township 29N Range 05E 

Comprehensive Plan WR-CB Zoning WR-CB Shoreline Environment N/A 

Water Supply 
Current Proposed 

Sewer Supply  
Current Proposed 

None None None None 

Present Use of 
Property  

Property is currently being graded and utilities installed for future commercial 

development, approved under File No. PA 20051 White Barn Grading & Utilities. 

REVIEWING AGENCIES 

Marysville 
Local Agencies & 

Districts 
State & Federal County Other 

 Building 

 Parks 

 Planning 

 Police 

 Public Works 

 Arlington (city) 

 Arlington Airport 

 Community Transit 

 Everett (city) 

 Lake Stevens (city) 

 Lakewood SD 306 

 MSVL Fire District 

 PUD No. 1 (electric) 

 

 US Army Corps of 

Engineers 

 BNSF 

 DAHP 

 DOE 

 WDFW 

 WSDOT 

 WUTC 

       

 

 Health District 

 Planning 

 Public Works - 

Land Development 

 Public Works 

       

       

       

 

 Tulalip Tribes 

 Stillaguamish 

Tribe 

       

       

       

       

       

 

ACTION 

 Administrative  City Council  Quasi-Judicial  Planning Commission 

Date of Action December 7, 2022  Approved   Denied  Continued 

STAFF CONTACT 

Name Chris Holland Title Planning Manager Phone 360.363.8207 E-mail cholland@marysvillewa.gov 
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SURROUNDING USES 

 Comprehensive Plan Zoning Land Use 

Site 
Whiskey Ridge-

Community Business 
WR-CB 

Vacant and currently 
being graded for future 

commercial uses 

North 
Whiskey Ridge-

Community Business 
WR-CB Single-family residences 

East 
Whiskey Ridge – 

Community Business 
WR-CB 

Everett Clinic is currently 

under construction 

South 
Whiskey Ridge – 

Community Business 
WR-CB 

Vacant and currently 

being graded for future 
commercial uses 

West Whiskey Ridge-Mixed Use WR-MU 87th Avenue NE 

Vicinity Map 

 

White Barn – Lot 8 BSP 
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1.0 FINDINGS AND CONCLUSIONS 

1. Project Description:  Natural 9 Holdings, LLC (applicant), submitted an application 

requesting approval of a NON-PROJECT Action Binding Site Plan (BSP), subdividing Lot 

8 of the original White Barn NON-PROJECT Action BSP recorded under AFN 

202107205003 into two (2) lots. 

2. Location:  The NON-PROJECT Action BSP is located at a site address of 8727 Soper Hill 

Road and is identified as APN 00590700030501. 

3. Site Description:  The NON-PROJECT Action BSP site is currently vacant and grading 

has occurred on-site for future commercial development.  Any future commercial 

development activity on-site will be processed through a separate land use application. 

4. Letter of Completeness:  The application was determined to be complete on October 

26, 2022, and a letter of completeness was provided to the applicant in accordance with 

MMC 22G.010.050. 

5. Public Notice:  Public notice of the development application was provided in accordance 

with MMC 22G.010.090.  No public comments have been received on the application. 

6. Request for Review:  A Request for Review of the proposed NON-PROJECT Action BSP 

was sent to the City of Lake Stevens for review.  The City of Marysville received an e-

mail from Melissa Place, Senior Planner, on November 17, 2022.  Lake Stevens provided 

the following comments: 

a. The City of Lake Stevens respectfully requests to review the traffic report(s) when 

submitted for the project specific application(s) to understand potential impacts 

upon city roads and may provide further comments at that time. 

City Response:  Upon submittal of a Project Action development application, the 

City will provide a copy of the application materials, including the Traffic Impact 

Analysis (TIA). 

b. At the time of project specific application, if runoff is being channeled to City of 

Lake Stevens drainage facilities, please coordinate with City of Lake Stevens Public 
Works at 425‐622‐9403 or email pw‐info@lakestevenswa.gov to determine drainage 

impact fees. 

City Response:  Upon submittal of a Project Action development application, the 

City will provide a copy of the application materials, including the stormwater report 

and civil construction plans.  

c. At the time of project specific application, please coordinate with the Lake Stevens 

Sewer District if those facilities are being impacted by increased usage as a result 

of this development. 

City Response:  Any future development on-site will be served by connecting to the 

City of Marysville sanitary sewer mains. 

7. Application Review:  MMC 22G.100.100(3) requires the City to determine whether or 

not the BSP complies with the following criteria: 

a. Whether the proposed BSP and development of the parcel(s) relate to all elements 

of the Marysville Comprehensive Plan. 

Staff Comment:  The Comprehensive Plan designation for the subject property is 
Whiskey Ridge-Community Business (WR-CB).  The current proposal is a NON-

PROJECT action Binding Site Plan, subdividing approximately 3.01-acres of WR-CB 

zoned property into two (2) lots.  No development activity is proposed at this time. 
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The following development policies outlined in the Comprehensive Plan that are 

specifically pertinent to this request, and were used to establish appropriate 

conditions, are as follows: 

LAND USE ELEMENT 

Commercial Land Use Goals & Policies 

Policies: LU-62 

ENVIRONMENTAL ELEMENT 

General Environmental Goals and Policies 

Policies: EN-1 

Environmentally Sensitive Lands Goals and Policies 

Policies: EN-9, EN-10 

Wildlife Goals and Policies 

Policies: EN-41, EN-44, EN-45 

b. Whether the proposed BSP meets the zoning regulations. 

Staff Comment:  The proposed NON-PROJECT action BSP is zoned WR-CB.  The 

purpose of the WR-CB zone is to provide convenience and comparison retail and 

personal services for local service areas which exceed the daily convenience needs 

of adjacent neighborhoods but which cannot be served conveniently by larger 

activity centers, and to provide retail and personal services in locations within 

activity centers that are not appropriate for extensive outdoor storage or auto-

related and industrial uses. 

After review of the NON-PROJECT action BSP, and other supporting documentation 

and materials submitted with the application, the proposal has been determined to 

comply with all of the applicable development standards outlined in Title 22 MMC, 

Unified Development Code. 

c. Whether the binding site plan properly takes into account the topography, drainage, 

vegetation, soils and any other relevant physical elements of the site. 

Staff Comment:  The current proposal is a NON-PROJECT action BSP.  Future 

development of the site shall be required to comply with all of the applicable design 

and development regulations related to topography, drainage, vegetation, soils and 

any other relevant physical elements of the site. 

d. Public Services: 

i. Adequate water supply 

Staff Comment:  The current proposal is a NON-PROJECT action BSP.  

Future PROJECT action development shall require compliance with all 

applicable Marysville Municipal Codes (MMC) related to extending public 

water service to the site. 

ii. Adequate sewage disposal 

Staff Comment:  The current proposal is a NON-PROJECT action BSP.  

Future PROJECT action development shall require compliance with all 

applicable Marysville Municipal Codes (MMC) related to extending public 

sewer service to the site. 

iii. Appropriate storm drainage improvements 

Staff Comment:  The current proposal is a NON-PROJECT action BSP.  

Future PROJECT action development shall require storm drainage 

improvements to be designed in accordance with the Stormwater 

Management Manual for Western Washington (SMMWW) and applicable 

provisions of the MMC. 
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iv. Adequate fire hydrants 

Staff Comment:  The current proposal is a NON-PROJECT action BSP.  

Future PROJECT action development shall require fire hydrants to be 

installed in accordance with the applicable MMC. 

v. Appropriate access to all anticipated uses within the site 

Staff Comment:  The current proposal is a NON-PROJECT action BSP.  

Future PROJECT action development shall require access to comply with 

the applicable MMC. 

vi. Provisions for all appropriate deeds, dedications, and/or easements 

Staff Comment:  Final deeds, dedication, and/or easements shall be 

required in accordance with the applicable provisions in the MMC and 

reviewed and approved prior to recording the final NON-PROJECT action 

BSP. 

vii. Examination of the existing streets and utilities and how the proposed BSP 

relates to them. 

Staff Comment:  The current proposal is a NON-PROJECT action BSP.  

Future PROJECT action development shall require road and utility 

improvements in accordance with the applicable MMC. 

e. Examination of the project through the SEPA process and a determination of 

whether the proposed binding site plan complies with the SEPA requirements. 

Staff Comment:  The proposal is exempt in accordance with WAC 197-11-

800(6)(d).  

f. Binding site plans shall comply with the critical areas land division requirements of 

MMC 22E.010.350. 

Staff Comment:  There are no critical areas located within the boundary of the 

proposed NON-PROJECT action BSP.  Therefore, compliance with MMC 22E.010.350 

is not applicable. 

8. Public Health, Safety and Welfare:  After evaluation of the application materials and 

other supporting documentation available to the City, Staff concludes that, as 

conditioned, the proposed NON-PROJECT action BSP is beneficial to the public health, 

safety and welfare and is in the public interest. 

9. Final Decision:  Pursuant to MMC 22G.010.200, a decision on the application shall be 

made within 120 days from the date of the letter of completeness.  A decision on this 

application was made twenty-seven (27) calendar days from the date of completeness. 

2.0 RECOMMENDATION 
Based on the foregoing findings and conclusions, review of the existing environmental 

documents, and the City’s regulatory authority to implement the policies, standards, and 

regulations of the Marysville Comprehensive Plan and MMC, the Community Development 

Department hereby grants Preliminary NON-PROJECT Action BSP Approval subject to 

the following conditions: 

1. The preliminary BSP received by the Community Development Department on 

October 26, 2022 (Exhibit 004) shall be the approved preliminary BSP layout. 

2. Prior to recording the FINAL BSP, the applicant shall be required to comply with MMC 

Chapter 22G.100, Binding Site Plan – Article III. Final Review Process. 
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Prepared by: Chris 

Reviewed by: Angela  

This Preliminary NON-PROJECT Action BSP APPROVAL is issued under MMC 

22G.010.160.  Administrative decisions may be appealed to the Hearing Examiner in 

accordance with MMC 22G.010, Article VIII. Appeals.  Appeals must be filed within fourteen 

(14) calendar days of the date of administrative approval. 

Date:  December 7, 2022  Signature: ________________________________________ 

Haylie Miller, CD Director 

The above recommendation, including conditions of preliminary approval, are subject to 

change if the proposed phasing parameters, land uses or any other information provided by 

the applicant or their authorized representative proves inaccurate. 
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