
 

 

Town of Twisp 
Council Meeting  

Tuesday, September 12th, 2023 – Time:  5:30 PM  

Location: Twisp Civic Building  

118 S Glover St.  

If you would like to attend to the meeting online via computer, tablet, or 
smartphone, please visit our website and follow the link to join or navigate 

to the following  

URL: https://meet.goto.com/133057317   

If you would like to listen to the meeting over the phone, please use the 
following number: +1  (224) 501-3412  

 
Access Code: 133-057-317 

 
Anyone who wishes to make a verbal public comment may register in person 

before the meeting, or with the Clerk’s Office via phone 509-997-4081 or 
email clerktreasurer@townoftwisp.com before 3:00 PM on the day of the 
meeting. Public Commenters must provide their name, address, and the 

topic of their comment. At the designated time, commenters will be called 
on by the Mayor. Comments will be limited to three (3) minutes in length. 

 
Public comments may also be submitted in writing in advance of the meeting 
(via email to clerktreasurer@townoftwisp.com or dropbox at Town Hall) and 

must contain the Commenter’s name, address, and comment. Written 
comments will NOT be read aloud at the meeting, but will be included on the 

meeting minutes. 
 

Per TMC 14.05.070 5 (b) “The closed record appeal/decision hearing shall be 
on the record before the hearing body. If the appeal is on a Type II, III, or IV 
permit, no new evidence may be presented.” 
 
The Council WILL NOT be accepting public comments on or related to the 
Orchard Hills Planned Development agenda Item. 

 

https://meet.goto.com/133057317
tel:+12245013412,,695078549
mailto:clerktreasurer@townoftwisp.com
mailto:clerktreasurer@townoftwisp.com


 

 

Town of Twisp 
Council Meeting Agenda 

Tuesday, September 12th, 2023 – 5:30 PM 
 
 
Call to Order and Roll Call 
 

 

Pledge of Allegiance – Council Member (Mayor’s Request) 
                          
Request for Additions &/or Changes to the Agenda 
                  
Public Comment Period     
  Note: Per TMC 14.05.070 5(b) - (b) “The closed record appeal/decision hearing shall be on the record 
before the hearing body. If the appeal is on a Type II, III, or IV permit, no new evidence may be 
presented.” 
 
The Council WILL NOT be accepting public comments on or related to the Orchard Hills Planned 
Development agenda Item. 

 

  
Routine Items:  
 

• Mayor’s Report 
• Staff Reports  
• Committee/Commission/Board Reports 

 
New/Old Business: 

• Discussion/Action: Request for Letter of Support for Twisp Chamber – 
State of Washington Tourism Grant  

• Discussion/Action: Orchard Hills Planned Development Closed Record 
Hearing  

• Discussion/Action: Short Term Vacation Rentals Update 
• Discussion/Action: RCO Grant Authorization – LPM – Park Structure 

Repairs and Equipment Replacement 
 

 
 
 
 
 
 
 
 

Consent Agenda: 
          

1. Accounts Payable/Payroll 
2. Minutes: 04/10, 04/11, 05/09, 05/16, 05/23, 06/13 

 

 

Adjournment    

 



www.townoftwisp.com 

 
 
 

     Town of Twisp 
__________________________________________________________________________ 
110 E. 2nd Ave • Box 278 • Twisp, WA 98856 • 509-997-4081 • 509-997-9204 
TDD 800-833-6388  

 
 
RE: State of Washington Tourism Grant 
 
To Whom it May Concern, 
 

The Town of Twisp is pleased to provide this letter in support of the Twisp Chamber of 
Commerce for their grant application as they work to develop a new three-day, annual Fall 
Festival for our Town. The Town believes the Twisp Chamber is an exceptional candidate for 
the SWT (State of Washington Tourism) Grant for this new festival, as it will provide an 
opportunity for economic growth for the small businesses in our rural Town.  

 
The Twisp Chamber of Commerce has a proven history of using granted funds reliably to 

benefit the local businesses and economy of Twisp and remain an important partner to the 
Town of Twisp in facilitating public events. 

 
For these reasons we strongly support the Twisp Chamber of Commerce for this Grant. 

If you have any further questions about the qualifications, please don't hesitate to ask. 
Sincerely, 
 
 
 
Mayor Ing-Moody 
Town of Twisp 



Orchard Hills Planned Development 

Land Use Application File 

Town of Twisp 
Updated 8/23
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Town of Twisp
Land Use Application
Orchard Hills Planned Development

Palm Investments North LLC
PO Box 322
Winthrop, WA   98862

Jerry Palm
palmci1@gmail.com
509.322.3032

• Town of Twisp Land Use Permit Application
• Vicinity Air Photo
• Neighborhood Air Photo
• Site Plan
• Project Narrative
• Open Space, Grading, Utilities & Infrastructure
• Preliminary Water & Sewer Plan
• Town of Twisp Impact Assessment Checklist
• SEPA Checklist
• Deed
• List of Adjacent Property Owners

3





































































 

     Town of Twisp 
     _____________________________________________   
118 S. Glover St • Box 278 • Twisp, WA 98856 • 509-997-4081 • 509-997-9204 TDD 800-833-6388  

                   www.townoftwisp.com 

          
                To be completed by local government: 

LAND USE PERMIT APPLICATION 
(For Shoreline and Floodplain Development Permits, Use JARPA Form) 

 
DATE:  _____________________ 
 
PROJECT TITLE:  __________________________ 
____________________________________________ 
____________________________________________ 
____________________________________________   
 
PARCEL #: __________________PHYSICAL ADDRESS PROJECT: ________________________  

Check all that apply 
_____ Long Plat Preliminary Approval (SEPA)   ____ Long Plat Final Approval 
_____ Long Plat alteration/Vacation  ____ Short Plat  
_____ Planned Development (SEPA)  ____ Conditional Use Permit (SEPA) 
_____ Zoning Variance     ____ Zoning Text or Map Amendment (SEPA) 
_____ Zoning Map Amendment (SEPA)  ____ Comprehensive Plan Amendment (SEPA) 
_____ Access Permit                ____ Administrative Permit 
_____ Other, Specify:             
 
APPLICANT:          Phone #:      
 Mailing Address:            
 Contact  Person:        Email Address:        
 
ENGINEER/SURVEYOR OF RECORD:          
 Firm Name:         Phone #:       
 Mailing Address:             
            Email Address:             
 
OWNER OF PROPERTY:             
 Mailing Address:             
 
GENERAL PROJECT INFORMATION;  
This application is made pursuant to the following ordinance sections:  _____ TMC 18  
(Please check appropriate Twisp Municipal Code)     _____ TMC 17  
            _____ TMC 16  
 
Description of the proposal:           
              
               
Description of the existing use(s) of the property:        
              
               

� File ID#: ____________________ 
� Received Date: _______________  
� Vesting Date: ________________ 
� Fees Paid: ___________________  
� Hearing Date: ________________ 
� Action Date: _________________ 
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Description of the primary use(s) of the property: 

Description of other (appurtenant) uses: 

Land Use Description of the subject property:  
Comprehensive Plan:  
Shoreline Environment:   
Flood Plain Zone & Base Flood Elevation: 
Zoning District:  
Zoning Overlay District:   

Are there existing relevant permit or approvals held to the subject property?  If yes, state the 
permit number and issuing agency: _________________________________________________ 
________________________________________________________________________________ 

Will the proposal affect the access to the property?  If yes, please describe: 

Will the proposal require work within an existing public right-of-way?  If yes, please describe: 
________________________________________________________________________________ 

Will the proposal require additional and/or new and/or changes to the water, sewer and storm 
Services: If yes, please describe for each:   

Concurrency:  
Water Service is provided by:  
Sewer Service is provided by:  

            Storm sewer service is provided by: 

Is the property served by an irrigation district?  If yes, state the name of the servicing district and 
describe any affect the proposal will have on the service:  

Please also include:   
� Complete permit application 
� Impact assessment checklist 
� Site plan 
� Plans and specifications (if applicable) 
� Sepa documents 
� Meets and bounds legal description (if applicable) 
� List of all adjacent landowners (with addresses) within 300’ of project vesting fees (if 

required).  
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I hereby apply for the above noted permit(s).  By signing below, I hereby certify that I am the  
above applicant and hereby state that all the foregoing information, and all information attached 
hereto, as true to the best of my knowledge, with the understanding that inaccurate, incomplete  
and/or false information may cause delays and/or provide cause to void this application and any 
subsequent approvals. Further, I understand that in addition to the filing fees, I am responsible for 
reimbursement to the Town of Twisp for all costs incurred in the processing of this application.  
These costs may include, but are not limited to: postage, publishing, copies, peer review and special 
consultant review and inspection.   

______________________________________ ________________________________ 
Applicant’s Signature Date  

_______________________________________ ________________________________ 
Property Owner’s Signature Date  
(Mandatory if different from the applicant)   

*** FOR OFFICE USE BELOW      *** 

This proposal IS or IS NOT categorically exempt from a threshold determination in accordance 
With the State Environmental Policy Act.  

Basis of exemption if applicable:   

Decision Maker:  ____________________________________  Date: 
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Orchard Hills Planned Development
Palm Investments North LLC, applicant 

Introduction

Palm Investments North LLC is a business venture of long-time Methow Valley 
residents Julie and Jerry Palm.  We are very concerned with the changes we 
have seen in the Methow that are making it increasingly difficult for families to 
find meaningful employment at wages to support a family, to find childcare 
support, and to find housing that is affordable. The valley has always been a 
supportive community of people who live here, make a living here, and raise 
their kids here. A healthy community has all workers(service workers, technical 
workers, etc), business owners, and retired residents living together and caring 
for our community.

Few can argue that the valley faces a severe challenge providing affordable 
housing opportunities.  The 2021 year-end market report from Windermere Real 
Estate reported these findings:  

• Transactions (sales) down 16%
• Total $ Sales up 18%
• Average Sale Price $646,848 up 40%
• Median Sale Price $525,000 up 25%
• Average Days on the market down 30%
• Current Inventory down 33% 

The 2021 Twispworks economic study of the valley found the median household
income for families who live and work in the Methow Valley is $57,779, with 
nearly 60 percent of working families making less than $55,000 a year.

The implications are that fewer houses are on the market with fewer sales, but 
prices are bid up over a shorter period of time.  Once affordable houses are now
out of reach for many residents.  Fewer homes on the market resulting in fewer 
sales, but prices are bid up over a shorter period of time.  Options are 
increasingly limited.  Competition for available property is more intense, favoring
cash sales which hurts those without means.

We believe that part of the solution is increasing the supply of developable land 
within our incorporated towns.  Twisp is a logical location for additional housing 
because of the availability of existing infrastructure, the proximity to employment
and social services, and the availability of transportation options.  Development 
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is the Town of Twisp helps maintain the rural character of our valley, imposes 
fewer adverse environmental effects on our air, water and land, and supports an 
overall increase in business activity and local tax revenue.  

We believe that the Town of Twisp will benefit from an increased supply of 
modestly-sized single-family residential lots.  The Orchard Hills planned 
development capitalizes opportunities provided in the Twisp development code 
to make efficient and economical use of a topographically challenging piece of 
land for the benefit of the community.  The modest lots proposed in Orchard Hills
planned development focus homesites away from steeper slopes that are more 
difficult and expensive to develop.  Orchard Hills proposes compact 
development that is more economic to service with public infrastructure and will 
require less land disturbance for streets and utilities.  The compact 
neighborhood will be an attractive alternative for those who desire living in a 
close community with natural amenities close by.

Property Description

The Orchard Hills planned development is a vacant property 16.8 acres in size 
near the western town limits.  It sits above May Street and takes access from 
Harrison Avenue.  An orchard once occupied a portion of the site, but has been 
abandoned for many years.  

The parcel varies in elevation from a low point of 2,020 feet on the eastern 
boundary to the high point in the northwest corner of over 2,200 feet.  The 
majority of the property is shrub-steppe vegetation with bitterbrush and related 
plants.  A small portion along the Methow Valley Irrigation District easement 
contains trees.

The comprehensive plan designation is Single-Family Low Density Residential 
(R1).  The zoning designation is Low-density residential single-family (R-1).

Development Proposal

The proposed project contemplates 53 single-family residential homesites on 
16.81 acres.  Lot sizes range between 3,700 square feet and 10,500 square feet
with the majority of lots between 6,000 and 8,000 square feet.  Using flexibility 
afforded by the planned development process the project focuses homesites on 
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the more level portion of the site, avoiding steep slopes that are more difficult 
and costly to develop.  

The project proposes to retain 7.5 acres as undeveloped, permanently 
dedicated open space.

The project will build new public infrastructure (streets, water, sewer, electric 
power).

Twisp Code Requirements for Planned Developments

Density (18.45.050(2)(a))

Pursuant to Chapter 18.25, 100 lots are allowed as a planned 
development.  The proposed project is consistent with the Low Density 
Single-family Residential (R1) district. 

Ownership  (18.45.050(2)(b))

Palm Investments North LLC controls interest in the entire property.  Palm 
Investments will be responsible for all land use permitting and public 
infrastructure planning, engineering and construction.  At project build-out, 
ownership will comprise individually-owned, single-family homesites.

Operation and Maintenance  (18.45.050(2)(c))

The project proposes to dedicate to the Town of Twisp all residential 
streets and required open-space.

Development Timetable  (18.45.050(2)(d))

The project undertake infrastructure design and construction in 
coordination with the Town of Twisp public works department upon 
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preliminary approval of the planned development.  Palm Investments will 
provide surety acceptable to the Town for any public infrastructure, but not 
constructed during initial construction.

Development of  lots will proceed on a timeline dictated by sales and 
motivated by individual homeowners plans.

Existing and Proposed Community and Recreational Facilities  (18.45.050(2)(e))

The project site includes no existing community recreational facilities.  No 
recreational facilities are proposed as part of the project.

Visual Impacts  (18.45.050(2)(f))

The proposed project site does not encompass any land designated in the 
comprehensive plan as having significant visual quality warranting special 
protection beyond that provided by town development regulations.

Landscaping  (18.45.050(2)(g))

The project site contains no existing irrigation system.  Future landscaping 
will be at the direction of homesite developers.

Stormwater (18.45.050(2)(h))

Stormwater runoff will result from developed hardscape areas including

buildings, roadways, pedestrian paths and parking areas. These areas will 
be directed via sloped surfaces and conveyance piping (as necessary) to 
water quality and infiltration swales designed and size to meet the 
requirements of the DOE Stormwater Manual for Eastern Washington 
2019.
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Geophysical Conditions  (18.45.050(2)(i))

The proposed project has been designed to take advantage of existing 
topographic conditions and minimize site disturbance to the greatest 
extent practicable.  Most steep slopes have been incorporated into 
required open space and will be left undisturbed.  The street network has 
been designed with the topography and appropriately sized to the scale of 
the proposed project to avoid unnecessary cut and fill.

Air Quality  (18.45.050(2)(j)) 

Design and construction of the project is not anticipated to have adverse 
effects on local air quality, including generation of dust during construction.

Transportation  (18.45.050(2)(k))

The proposed project is not expected to have adverse effects on local 
traffic.  Proposed streets will connect to the existing street system.  New 
vehicle trips generated should not exceed 9.5 daily trips per single-family 
residence as estimated by the Institute for Transportation Engineers (ITE). 
The potential exists for existing residents to notice additional vehicle traffic 
on local streets, but the comprehensive plan provides that all local streets 
and intersections are and will continue to operate at acceptable levels of 
service.  

The street network of the proposed project is designed to facilitate future 
connection to adjacent property when developed.  The proposed street 
network is designed to "calm" driver behavior making for safer and more 
convenient walking and bicycling.

Noise  (189.45.050(2)(l))

The proposed project should not create noise impacts on surrounding 
properties or the town in general beyond that customarily associated with 
residential development and managed through civil or law-enforcement 
means.
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Public Benefits  (18.45.050(2)(m))

The proposed project will benefit the general public by increasing the 
supply of developable lots within the town, thereby contributing to a more 
sustainably affordable community.  

Control of Future Land Division  (18.45.050(2)(n))

The project is proposed to develop at the density allowed by code.  No 
further measures are contemplated.

Open Space  (18.45.050(2)(o))

No planned uses or improvements to common open space areas are 
proposed.

Wildlife Protections  (18.45.050(2)(p))

Project contains no specific proposals for regulating or restricting domestic
animals or for improving wildlife habitat within the town limits.
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Open Space & Landscape Plan

The project site is currently vacant.  Remnants of an orchard can still be found 
on the property.  Large portions of the property are relatively undisturbed 
shrub/steppe vegetation typical of the Methow Valley.  Few native trees are 
present.

The development plan calls for retaining 7.5 acres or nearly 45 percent of the 
property as undeveloped, permanent open space.

Palm Investments North LLC proposes dedicating the 7.5 acres of open space 
to the Town of Twisp for future park land or trail development.  No community 
public open space currently exists in this western portion of the community.

Developers of the project will rehabilitate the abandoned alignment of Harrison 
Avenue.

Landscaping of individual residential lots will be the responsibility of individual 
property owners.  Subject to requirements for planting and water use 
established by the Town of Twisp.
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Grading and Drainage Plan

The project site presents topographic challenges due to moderately steep 
hillsides.  As such, through the planned development process, the layout of 
individual residential homesites maximizes the use of flatter terrain requiring 
less grading and management of surface water runoff.  Steeper portions of the 
project site are proposed "off-limits" to development, either temporary 
construction disturbance or long-term development.

The project site is composed of well-drained glacial soils typical of the valley
floor.  The comprehensive plan identifies the project site as a potential aquifer
recharge area.  The project will create new impervious surface that must be 
addressed.

Grading the site will be undertaken to establish the street network and will be 
undertaken with town permits and subject to town standards, including 
protection from stormwater runoff during construction.  Palm Investments North 
LLC will enlist a licensed civil engineer to design a stormwater runoff system for 
local streets consistent with town standards and best practices of the  
Washington State Department of Ecology Stormwater Management Manual for 
Eastern Washington, 2019. 

Future development of individual homesites will be regulated by Town of Twisp 
regulations for grading and stormwater drainage.  
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Utilities and Infrastructure

The proposal will require connection to existing Town infrastructure,
and installation of new infrastructure to serve the homesites. Palm Investments 
North LLC  will hire a consulting civil engineer to evaluate and design 
infrastructure according to town standards and specifications. 

Palm Investments North LLC anticipates installing  sewer, water and electric 
power to the  development in phases, with construction expected to begin 
shortly after preliminary plan approval.

Sewer

The conceptual sewer system plan involves both mainline and lateral lines 
constructed to Town of Twisp standards.  Lateral lines will be stubbed and 
capped in anticipation of connection when each homesite is developed.

Any necessary maintenance easements will be established to assure future 
Town of Twisp access to the system.

Water

The conceptual plan for water lines places new service within the street right-of-
way.  A licensed civil engineer will design the system with appropriate pipe sizes 
and flow consistent with town standards and specifications. Construction will be 
coordinated with town official to assure acceptance by the town upon 
completion.

Lateral lines will be stubbed and capped in anticipation of connection when each
homesite is developed.

New fire hydrants will be design and installed in coordination with the Town of 
Twisp and Okanogan County Fire District #6 
Palm Investments North LLC will elect to have town staff make all connections 
to the water main/meter.

Electric Power

Palm Investments North LLC will coordinate development plans with Okanogan 
County PUD.  All electrical service will be underground meeting standards and 
specifications of the PUD.
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Streets

The local street network serving the proposed project is one of the most 
challenging aspects of the design.  To create the desired overall residential 
development, three variables come into play -- (1) minimizing grading and land 
disturbance, (2) encouraging safe, multi-modal streets, and (3) promoting more 
affordable single-family housing opportunities.

The street layout is portrayed on the site plan.  It provides a central core "spine" 
street connecting Harrison Avenue on the southeast corner of the development 
and extending a new McIntosh Lane to the northern property line.  This northern 
terminus enables future connection to the local street network when adjoining 
property is developed.

Minor streets, Golden Lane and Apple Way, provide no through-street function 
and merely access individual homesites.

Street cross-sections are as follows:

McIntosh Lane / Harrison Avenue

Right-of-way  -  35 feet
Parking lane  - 7 feet (gravel)
Travel lane (2) - 10 feet (paved)
Shoulder/verge  - 3 feet
Paved path - 5 feet (paved)
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Apple Way / Harrison Avenue / Golden Lane

Right-of-way  -  20 feet
Travel lane (2)  -  8 feet (paved)
Shoulder/verge  -  2 feet 

The proposed streets required design deviations to be approved by the public 
works director.  Palm Investments North LLC asserts that the design deviations 
are warranted in the case of this development and should be approved.  

1)  Minimize land disturbance and surface runoff.  Building narrower public 
streets requires less engineering and disturbance of the existing topography.  

2)  Safety.  Modern engineering practice in urban environments recognizes that 
slower vehicle speeds make safer neighborhoods.  Slower vehicle speeds 
cannot be accomplished by simply posting signs.  Drivers must receive visual 
clues from the environment to slow down.  Narrower streets do that.  

3)  Affordability.  Large amounts of urban land are dedicated to vehicles and the 
parking of vehicles.  All of which drive up the cost of housing.  Appropriately 
scaling neighborhood streets to meet the needs of residents help assure that 
valuable land is not wasted and helps create more efficient and affordable 
development.  

The proposed project is designed to enable ample opportunity to meet Town of 
Twisp regulations for parking -- two spaces per residence.  In practice, many 
home designs will provide for double this amount with two garage spaces and 
two driveway spaces.  
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TOWN OF TWISP IMPACT ASSESSMENT CHECKLIST 

This checklist is to accompany all land use, shoreline and floodplain development applications, 

building permits for new construction, except for single-family homes, and business licenses for new or 

substantial expansion or modification to the primary use of your establishment  that might affect 

performance standards.  (For example, a cafe currently open only for breakfast and lunch that wants 

to expand to serve dinners and live music is required to fill this out as this might increase the demand 

for off-street parking or noise impacts.) 

This checklist is to be used to aid the administrator in determining the nature and extent of impacts of 

a proposed development within the Town of Twisp based on performance and development standards 

adopted in the Zoning Ordinance # 632.     

For developments requiring an Administrative Permit (AP), this checklist must be completed and 

recorded along with a SEPA checklist (if required) prior to the Town making any determination. 

To be completed by applicant 

Section 1.  General Performance Standards  

Please answer the following questions to the best of your ability with Y for yes and N or No.  If 

Yes is answered, please provide a description as to how the impact will be mitigated on a 

separate sheet of paper.  Please use “N/A” for items that are not applicable to your proposal.   

  Do you foresee any of the following impacts from your proposed project? Y, N 

N/A 

1. Artificial glare or lighting that might interfere with street traffic or trespass into

residential area, including but not limited to strobe lights, arc welding, overhead

lighting, or security lights.

2. Electrical interferences or electromagnetic radiation

3. Flammable or explosive material

4. Hazardous substances or waste (storage, emission or manufacture)

5. Noise

6. Odor

7. Please indicate your proposed hours of operation:

8. Emissions (including dust, ash, or airborne particulates)

9. Vibration or concussion detectable beyond property lines

10. Outdoor storage of materials

Project Title:  _____________________________________________________________      

Development Location: _____________________________________________________ 

Applicant Name: __________________________________________________________ 

Mailing Address:  _________________________________________________________ 

Phone number: ____ ____-________ Email Address: _____________________________       

Internal Use Only 

File number__________ 

Project Name____________________ 
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Section 2.  Specific Performance Standards 

  Please provide a description that adequately addresses the following elements. 

1. Aesthetics:  How does your proposal provide aesthetic consistency with the surrounding

neighborhood character?

2. Traffic:  Will your project generate traffic or affect current traffic patterns?  If so, a traffic

impact analysis may be required.

3. Parking:   Does your project provide adequate off-street parking consistent with the

Town of Twisp parking requirements?  If you intend to create parking, please describe your

proposed surfacing materials, stormwater management plans, how many vehicles and what

type of business equipment.

4. Roads and Drives:  Does your project propose new roads, driveways or alleys?  If so,

please provide a description of road dimensions, surfacing materials and stormwater

management.

5. Buffers and screening: Do you propose to plant vegetative buffers or screens?  If so,

please provide site plan with plant list and design.

6. Open Space: Do you propose to leave open space in your project?  If so, please provide

site plan with location of open space and landscape plan.

7. Utilities: Please list the necessary utility hook-ups required for your project.
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Section 3.  Development Standards 

Please provide information regarding the following elements (if applicable to your project) in 

the form of writing and/or a site plan where applicable to your project: 

 Stormwater plan:  A storm water management plan must be submitted with a development
proposal for all uses other than single family dwellings, duplexes, and accessory dwellings.

For those uses exempt from this requirement, adequate permeable surfaces must be

maintained in yards and setbacks.

 Dog-control measures:  Dog control measures are mandatory for all uses except single-family

dwellings, duplexes, accessory structures and home businesses.

 SEPA checklist: If minimum threshold is determined.

 Roof Drainage Easements:  If your project results in roof drainage onto neighboring

properties, drainage easements are required.

 Water and Sewer: All new uses must connect to town water and sewer. (If other than a
single-family residence, must include information regarding average water use and

documentation used to determine this).

 Heating Ventilation and Air Conditioning Units:  Screening of HVAC is required on all
commercial and multi-family dwellings.

 Commercial Access:  Access to commercial enterprises must be via public right of ways or

adjacent commercial properties.

 Private roads and common areas: Management programs for joint ownership and use of roads
and common spaces must be recorded on plat or site plan.

 Townhouses:  Please see zoning ordinance for requirements and provide a site plan.

 Nuisances: Any nuisance shall be subject to Title 8.05 of Twisp Municipal Code.

Section 4:  Critical Areas 

To the best of your knowledge, is your project located in or adjacent to the following natural 

features?  Please answer yes or no, or not sure.  The Town of Twisp will make a determination if 

a Critical Areas Review may be required prior to granting a development permit. 

 Steep slopes (geologically hazardous)

 Aquifer recharge

 Wetlands (including seasonally wet areas)

 Frequently flooded areas

 Wildlife habitat (including upland and/or riparian habitat)

 Is there a well on or near your property?

 Is there surface water on or near your property?

What is your property currently being used for?  ______________________________________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 
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Please provide a description of historical uses of your property if you know them: ___________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

To the best of my knowledge, the information provided and any site plan presented depicts 

accurate information, structure placement, distances, roads, driveways, land features, and other 

pertinent development information for my proposal. 

Applicant Signature Date 

Owner Signature (if other than applicant) Date 
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SEPA ENVIRONMENTAL CHECKLIST

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

Instructions for applicants:
This environmental checklist asks you to describe some basic information about your proposal. Please
answer each question accurately and carefully, to the best of your knowledge. You may need to
consult with an agency specialist or private consultant for some questions. You may use “not
applicable” or "does not apply" only when you can explain why it does not apply and not when the
answer is unknown. You may also attach or incorporate by reference additional studies reports.
Complete and accurate answers to these questions often avoid delays with the SEPA process as well
as later in the decision-making process.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of
time or on different parcels of land. Attach any additional information that will help describe your
proposal or its environmental effects. The agency to which you submit this checklist may ask you to
explain your answers or provide additional information reasonably related to determining if there may
be significant adverse impact.

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

Use of checklist for nonproject proposals:

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the
applicable parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D).
Please completely answer all questions that apply and note that the words "project," "applicant," and
"property or site" should be read as "proposal," "proponent," and "affected geographic area,"
respectively. The lead agency may exclude (for non-projects) questions in Part B - Environmental
Elements –that do not contribute meaningfully to the analysis of the proposal.

A. Background [HELP]

1. Name of proposed project, if applicable: Orchard Hills

2. Name of applicant: Palm Investments North LLC
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3. Address and phone number of applicant and contact person:
Contact Name(s): Jerry Palm & Julie Palm
Address: P.O. Box 322, Winthrop, WA 98862
Phone Number: (509) 996-2884

4. Date checklist prepared: April 2022

5. Agency requesting checklist: Town of Twisp

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

The project is anticipated to begin the Summer of 2022 with infrastructure phasing
as  coordinated with the Town of Twisp.

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain.

No.

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.

None to our knowledge.

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain.

No.

10. List any government approvals or permits that will be needed for your proposal, if known.

Permits as required by the Town of Twisp.

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

A residential single Planned Development is proposed for the  Orchard Hills project, a
16.81-acre site. Orchard Hills is a low impact development with  limited hardscape and
dedicated Open Space (approx 40%). It’s focus will be  on pedestrian circulation,
softscape amenities and downtown Twisp connections.
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12. Location of the proposal. Give sufficient information for a person to understand the
precise location of your proposed project, including a street address, if any, and section,
township, and range, if known. If a proposal would occur over a range of area, provide the
range or boundaries of the site(s). Provide a legal description, site plan, vicinity map, and
topographic map, if reasonably available. While you should submit any plans required by the
agency, you are not required to duplicate maps or detailed plans submitted with any permit
applications related to this checklist.

The site is located in the Town of Twisp and the parcel identified as Okanogan County parcel
number: 3322180099.

B. Environmental Elements [HELP]

1. Earth [help]

a. General description of the site:

(circle one): Flat, rolling, hilly, steep slopes, mountainous, other:

Within the project area the site slope varies from flat (1%) to steep

(24%). b. What is the steepest slope on the site (approximate percent slope)?

Within the Project area the steepest slope is approximately 24%.

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,
muck)? If you know the classification of agricultural soils, specify them and note any
agricultural land of long-term commercial significance and whether the proposal results in
removing any of these soils.
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SEPA Environmental checklist (WAC 197-11-960) July 2016Page 3 of 17
d. Are there surface indications or history of unstable soils in the immediate vicinity? If so,

describe.

In general, the site soils appear stable. At the northwest corner of the site, within the
proposed Open Space Area, there appears to be historical rock movement.

e. Describe the purpose, type, total area, and approximate quantities and total affected area
of any filling, excavation, and grading proposed. Indicate source of fill.

Within the approximate 11 acres of development area, excavation and grading will be
typical for infrastructure and construction of single and multi-family homes. Select
materials will be imported as necessary for infrastructure improvements.

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

Temporary sediment/erosion control measures will be incorporated during
construction to prevent sediment transport off site.

g. About what percent of the site will be covered with impervious surfaces after project
construction (for example, asphalt or buildings)?

Approximately 30% of the site will be covered with impervious surfaces after project
construction.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:

Temporary sediment/erosion control measures will be incorporated during
construction to prevent sediment transport off site. All land disturbed during
construction will be stabilized and revegetated. Measures to reduce or control erosion
include stormwater management and dedication of permanent open space.
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2. Air [help]

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is completed? If any, generally describe and
give approximate quantities if known.

Potential sources of emissions to the air during construction include construction dust
(mitigated by erosion control measures) and construction vehicle emissions. After
project completion, potential sources of emissions to the air include vehicle and typical
home emissions.

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

Not to our knowledge.

c. Proposed measures to reduce or control emissions or other impacts to air, if any:

Dust abatement measures will be incorporated during construction as necessary to
reduce and control emissions. After construction, increased pedestrian circulation and
routes provided by the project, and possible Town public transportation expansion will
assist in the reduction of emissions.

3. Water [help]

a. Surface Water: [help]

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

Yes, seasonal flow from upstream tributary at proposed Open Space area
located at south end of site.

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

All proposed infrastructure and improvements are upgradient of seasonal
drainage area.

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

None

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known.
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No

5) Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.

No.

6) Does the proposal involve any discharges of waste materials to surface waters? If so,
describe the type of waste and anticipated volume of discharge.

No.

b. Ground Water: [help]

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

withdrawn from the well. Will water be discharged to groundwater? Give general
description, purpose, and approximate quantities if known.

No. The proposal is within the Town of Twisp municipal water system.

2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve.

N/A. Waste discharge will be to the Town of Twisp public sewer system.

c. Water runoff (including stormwater):

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

Stormwater runoff will result from developed hardscape areas including
buildings, roadways, pedestrian paths and parking areas. These areas will be
directed via sloped surfaces and conveyance piping (as necessary) to water
quality and infiltration swales (as necessary) designed and sized to meet the
requirements of the  DOE Stormwater Manual for Eastern Washington 2019.

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

Groundwater and surface water will be protected from conventional pollutants as
described in above measures, c.1). No, additional waste materials anticipated.
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3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If
so, describe.

No.

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage
pattern impacts, if any:

See above c.1).

4. Plants [help]

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

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

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

The project will disturb approximately 9 to 11 acres (50% to 60%) of the site.
Majority of vegetation disturbed will be grasses and shrubs.

c. List threatened and endangered species known to be on or near the site.

None known.

c. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any:

Proposed Landscaping will incorporate the use of native plants, water quality
swales and other measures to preserve or enhance vegetation.

e. List all noxious weeds and invasive species known to be on or near the site.

Possible Knapweed.

5. Animals [help]

a. List any birds and other animals which have been observed on or near the site or are
known to be on or near the site.
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Examples include:

birds: hawk, heron, eagle, songbirds, other:
mammals: deer, bear, elk, beaver, other:
fish: bass, salmon, trout, herring, shellfish, other ________

Typical Eastern Washington east slope of the Cascades bird species, rodents, small
predators and deer.

b. List any threatened and endangered species known to be on or near the site.

No known threatened or endangered species.

c. Is the site part of a migration route? If so, explain.

No known migration route.

d. Proposed measures to preserve or enhance wildlife, if any:

Incorporation of native plant landscaping and Open Space.

e. List any invasive animal species known to be on or near the site.

No known invasive animal species.

6. Energy and Natural Resources [help]

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet
the completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc.

For HVAC and lighting, the project proposes using electric, propane, wood and solar
to meet the completed project's energy needs.

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

Not to our knowledge.

c. What kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any:
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Energy conservation features include reducing paved surfaces and development
footprint while encouraging solar, energy efficient housing, and pedestrian access,
circulation and connections.

7. Environmental Health [help]

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk
of fire and explosion, spill, or hazardous waste, that could occur as a result of this
proposal?
If so, describe.

Not to our knowledge.

1) Describe any known or possible contamination at the site from present or past uses.
None known.

2) Describe existing hazardous chemicals/conditions that might affect project
development and design. This includes underground hazardous liquid and gas
transmission pipelines located within the project area and in the vicinity.

None known.

3) Describe any toxic or hazardous chemicals that might be stored, used, or produced
during the project's development or construction, or at any time during the operating
life of the project.

None known.

4) Describe special emergency services that might be required.

None known.

5) Proposed measures to reduce or control environmental health hazards, if any:

N/A

b. Noise
1) What types of noise exist in the area which may affect your project (for

example: traffic, equipment, operation, other)?

None.

2) What types and levels of noise would be created by or associated with the project on a
short-term or a long-term basis (for example: traffic, construction, operation, other)?
Indicate what hours noise would come from the site.

Short-term noise consistent with general construction activity during regular
business  hours.
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Long-term noise consistent with residential living.

3) Proposed measures to reduce or control noise impacts, if any:

Project proposes to reduce and control noise by reducing hard surfaces with
minimal width vehicular access and local access roads, and encouraging
pedestrian trips by providing trails and walkways.

8. Land and Shoreline Use [help]

a. What is the current use of the site and adjacent properties? Will the proposal affect
current land uses on nearby or adjacent properties? If so, describe.

The current undeveloped site is situated adjacent to single family residential
properties and one of the Town of Twisp water reservoirs. The proposed development
includes single family housing which is consistent with residential use.

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

Not to our knowledge.

1) Will the proposal affect or be affected by surrounding working farm or forest land normal
business operations, such as oversize equipment access, the application of pesticides,
tilling, and harvesting? If so, how:

Not to our knowledge.

c. Describe any structures on the site.

There are no existing structures on the site.

d. Will any structures be demolished? If so, what?

N/A

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

Low density single-family residential (R1)

f. What is the current comprehensive plan designation of the site?

Single-Family Low Density Residential (R1).
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g. If applicable, what is the current shoreline master program designation of the site?

N/A.

h. Has any part of the site been classified as a critical area by the city or county? If so,
specify.

Yes, a Potential Aquifer Recharge Area.

i. Approximately how many people would reside or work in the completed project?

100

j. Approximately how many people would the completed project displace?

None.

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

N/A.

L. Proposed measures to ensure the proposal is compatible with existing and projected
land  uses and plans, if any:

Proposal is developed pursuant to adopted Town of Twisp regulations.

m. Proposed measures to reduce or control impacts to agricultural and forest lands of long
term commercial significance, if any:

N/A

9. Housing [help]

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

53 lots of single residential lots.

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

None.

36



c. Proposed measures to reduce or control housing impacts, if any:

Intent of Planned Development is to increase housing.

10. Aesthetics [help]
a. What is the tallest height of any proposed structure(s), not including antennas; what is

the principal exterior building material(s) proposed?

Proposed structures should not exceed 30 feet in height consistent with Town
of Twisp regulations.

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

None to our knowledge.

Proposed measures to reduce or control aesthetic impacts, if any:

Compliance with Town of Twisp regulations.

11. Light and Glare [help]

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

Typical lighting from residential properties and traffic.

b. Could light or glare from the finished project be a safety hazard or interfere with views?

None to our knowledge.

c. What existing off-site sources of light or glare may affect your proposal?

None to our knowledge.

d. Proposed measures to reduce or control light and glare impacts, if any:

Compliance with Town of Twisp regulations.

12. Recreation [help]
a. What designated and informal recreational opportunities are in the immediate vicinity?

None.
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b. Would the proposed project displace any existing recreational uses? If so, describe.

None.

c. Proposed measures to reduce or control impacts on recreation, including recreation
opportunities to be provided by the project or applicant, if any:

No existing recreation onsite exists.

13. Historic and cultural preservation [help]

a. Are there any buildings, structures, or sites, located on or near the site that are over 45
years old listed in or eligible for listing in national, state, or local preservation registers? If
so, specifically describe.

No.

b. Are there any landmarks, features, or other evidence of Indian or historic use or
occupation? This may include human burials or old cemeteries. Are there any material
evidence, artifacts, or areas of cultural importance on or near the site? Please list any
professional studies conducted at the site to identify such resources.

None to our knowledge.

c. Describe the methods used to assess the potential impacts to cultural and historic
resources on or near the project site. Examples include consultation with tribes and the
department of archeology and historic preservation, archaeological surveys, historic maps,
GIS data, etc.

N/A

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

N/A

14. Transportation [help]

a. Identify public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any.

Public streets and highways serving the site include HYW 20, Harrison Avenue, June
Street, Marie Street, and May Street, see vicinity map below.
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b. Is the site or affected geographic area currently served by public transit? If so, generally
describe. If not, what is the approximate distance to the nearest transit stop?

No.

c. How many additional parking spaces would the completed project or non-project proposal
have? How many would the project or proposal eliminate?

The proposed project will create residential parking for the development pursuant to
Town of Twisp regulations.
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d. Will the proposal require any new or improvements to existing roads, streets, pedestrian,
bicycle or state transportation facilities, not including driveways? If so, generally describe
(indicate whether public or private).

Yes, proposal creates driveway access to residential properties, three public roads
(Mcintosh Lane, Apple Way and Golden Lane) and improvements to existing road
(Harrison Street), connection to existing Town of Twisp road network, and
pedestrian pathways.

e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air
transportation? If so, generally describe.

No.

f. How many vehicular trips per day would be generated by the completed project or
proposal? If known, indicate when peak volumes would occur and what percentage of the
volume would be trucks (such as commercial and nonpassenger vehicles). What data or
transportation models were used to make these estimates?

At build out:
• single family residences would generate an additional of 505 daily vehicle

trips per day according to Institute of Transportation Engineers (ITE) trip
estimates of 9.54 trips per dwelling unit;

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

Not to our knowledge.

SEPA Environmental checklist (WAC 197-11-960) July 2016Page 14 of 17
h. Proposed measures to reduce or control transportation impacts, if any:

The proposal includes pedestrian pathways for circulation and connections to adjacent
neighborhoods and downtown Twisp.

15. Public Services [help]

a. Would the project result in an increased need for public services (for example: fire
protection, police protection, public transit, health care, schools, other)? If so, generally
describe.

No.  Project is consistent with the Town of Twisp comprehensive plan.
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b. Proposed measures to reduce or control direct impacts on public services, if any.

None.

16. Utilities [help]

a. Circle utilities currently available at the site:
electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic system,
other ___________

The site is currently vacant and undeveloped. Electricity, water (domestic, fire and
irrigation), refuse service, telephone and sanitary sewer are currently available
adjacent to the east property line.

b. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which
might be needed.

Utilities required for the project include:
• Electricity - Okanogan County PUD #1
• Water domestic and fire - Town of Twisp
• Water irrigation - Methow Valley Irrigation District (MVID)
• Refuse service – Wastewise Methow
• Telephone – CenturyLink

C. Signature [HELP]

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

Signature: ___________________________________________________

Name of signee

__________________________________________________
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Position and Agency/Organization

____________________________________ Date Submitted: _____________

D. Supplemental sheet for nonproject actions [HELP]

(IT IS NOT NECESSARY to use this sheet for project actions)
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Because these questions are very general, it may be helpful to read them in
conjunction
with the list of the elements of the environment.

When answering these questions, be aware of the extent the proposal, or the types of
activities likely to result from the proposal, would affect the item at a greater intensity
or
at a faster rate than if the proposal were not implemented. Respond briefly and in
general terms.

1. How would the proposal be likely to increase discharge to water; emissions to air; pro
duction, storage, or release of toxic or hazardous substances; or production of noise?

Proposed measures to avoid or reduce such increases are:

2. How would the proposal be likely to affect plants, animals, fish, or marine life?

Proposed measures to protect or conserve plants, animals, fish, or marine life

are:

3. How would the proposal be likely to deplete energy or natural resources?

Proposed measures to protect or conserve energy and natural resources

are:

4. How would the proposal be likely to use or affect environmentally sensitive areas or
areas designated (or eligible or under study) for governmental protection; such as parks,
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or
cultural sites, wetlands, floodplains, or prime farmlands?
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Proposed measures to protect such resources or to avoid or reduce impacts are:

5. How would the proposal be likely to affect land and shoreline use, including whether it
would allow or encourage land or shoreline uses incompatible with existing
plans?

Proposed measures to avoid or reduce shoreline and land use impacts are:

6. How would the proposal be likely to increase demands on transportation or public
services and utilities?

Proposed measures to reduce or respond to such demand(s) are:

7. Identify, if possible, whether the proposal may conflict with local, state, or federal laws or
requirements for the protection of the environment.
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Orchard Hills PD

Property Owners within 300 feet 

Carol & Clifford Wisman
Po Box 306
Carlton, Wa 98814
100 Florence Lane

Timothy Matsui & Jessica Kutma
1752 NW Market Street #1635
Seattle, Wa 98107
102 Florence Lane

Alison Talbot & Jeffery McDonald
PO Box 36
Winthrop, Wa 98862
103 Florence Lane

Rudolph & Katrina Miniutti
3648 Old Pacific Hwy South
Kelso, Wa 98626
104 Florence Lane

Roger & Anna Stuff
14 Renwick Drive
Crossville, TN 38558
105 Florence Lane

Ben Sabold & Nimmi Chadwaney
Po Box 338
Twisp, Wa 98856
405 May Street, Lot 1&3 Reid Short Plat

Scott Domergue
PO Box 935
Twisp, Wa 98856
501 June Street

Marcia Butchart
PO Box 886
Twisp, Wa 98856
515 June Street
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Mike and Soo Ing-Moody
PO Box 534
Twisp, Wa 98856
622 Moody Lane

Stephen & Jill Alexander, Trust
PO Box 1126
Twisp, Wa 98856
401 Harrison Street

Russ and Laura Thomas
PO Box 833
Twisp, Wa 98856
410 Harrison Street

Howard & Jeanne Day
PO Box 524
Twisp, Wa 98856
415 Harrison Street

Bill & Suellen White
PO Box 975
Twisp, Wa 98856
40 Lookout Mountain Road

Heidi Apppel
PO Box 278
Twisp, Wa 98856

Town of Twisp
PO box 278
Twisp, Wa 98856

Gavin Trust
PO Box 381
Twisp, Wa 98856
455 Marie Street

Jami Schneider
146 Elbow Canyon Road
Twisp, Wa 98856
514 June Street

Wayne & Joni Stevie
PO Box 122
Twisp, Wa 98856
515 May Street
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Douglas & Mindy Irvine
PO Box 122
Twisp, Wa 98856
612 June Street

Larry & Barara Schaber
PO Box 605
Twisp, Wa 98856
618 June Street

Daughters Legacy LLC
PO Box 218
Twisp, Wa 98856
2 Isabella Lane

Janelle Delfino
2970 Hwy 153
Twisp, Wa 98856
10 Isabella Lane

Irvine Revocable Living Trust
c/o Barbara Irvine
PO box 355
Twisp, Wa 98856
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 

SEPA ENVIRONMENTAL CHECKLIST 

Purpose of checklist: 

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

Instructions for applicants: 

This environmental checklist asks you to describe some basic information about your proposal. Please 
answer each question accurately and carefully, to the best of your knowledge. You may need to 
consult with an agency specialist or private consultant for some questions. You may use “not 
applicable” or "does not apply" only when you can explain why it does not apply and not when the 
answer is unknown. You may also attach or incorporate by reference additional studies reports. 
Complete and accurate answers to these questions often avoid delays with the SEPA process as well 
as later in the decision-making process. 

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of 
time or on different parcels of land. Attach any additional information that will help describe your 
proposal or its environmental effects. The agency to which you submit this checklist may ask you to 
explain your answers or provide additional information reasonably related to determining if there may 
be significant adverse impact. 

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

Use of checklist for nonproject proposals: 

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the 
applicable parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D). 
Please completely answer all questions that apply and note that the words "project," "applicant," and 
"property or site" should be read as "proposal," "proponent," and "affected geographic area," 
respectively. The lead agency may exclude (for non-projects) questions in Part B - Environmental 
Elements –that do not contribute meaningfully to the analysis of the proposal. 
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 

A. Background [HELP] 

1. Name of proposed project, if applicable: Orchard Hills 

2. Name of applicant: Palm Investments North LLC 

3. Address and phone number of applicant and contact person: Contact Name(s): Jerry 

Palm & Julie Palm 

Address: P.O. Box 322, Winthrop, WA 98862 

Phone Number: (509) 996-2884 

4. Date checklist prepared: April 2022 

5. Agency requesting checklist: Town of Twisp 

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

The project is anticipated to begin the Summer of 2023 2023 with infrastructure 
phasing as coordinated with the Town of Twisp. 

7. Do you have any plans for future additions, expansion, or further activity related to or 
connected with this proposal? If yes, explain. 

No. 

8. List any environmental information you know about that has been prepared, or will be 

prepared, directly related to this proposal. 

None to our knowledge. Soils and Geotechnical report, Preliminary Traffic Analysis, 
Wetlands determination and delineation, Habitat Assessment and Lead and Arsenic testing. 
 

9. Do you know whether applications are pending for governmental approvals of other 
proposals directly affecting the property covered by your proposal? If yes, explain. 

No. 

10. List any government approvals or permits that will be needed for your proposal, if 
known. 

Permits as required by the Town of Twisp. NPDES Construction Storm Water Permit 
from DOE. 
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 

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

A residential single Planned Development is proposed for the Orchard Hills project, a 
16.81-acre site. Orchard Hills is a low impact development with limited hardscape and 
dedicated Open Space (approx 40%). Its focus will be on pedestrian circulation, 
softscape amenities and downtown Twisp connections. 

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

The site is located in the Town of Twisp and the parcel identified as Okanogan County parcel 
number: 3322180099. 

B. Environmental Elements [HELP] 

1. Earth [help] 

a. General description of the site: 

(circle one): Flat, rolling, hilly, steep slopes, mountainous, other: 

Within the project area the site slope varies from flat (1%) to steep 

(24%). b. What is the steepest slope on the site (approximate percent slope)? 

Within the Project area the steepest slope is approximately 24%. 

c. What general types of soils are found on the site (for example, clay, sand, gravel, 
peat,muck)? If you know the classification of agricultural soils, specify them and note any 
agricultural land of long-term commercial significance and whether the proposal results in 
removing any of these soils. 
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28 Longhill Rd, Winthrop, WA 98862 
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d. Are there surface indications or history of unstable soils in the immediate vicinity? If 
so,describe.  

In general, the site soils appear stable. At the northwest corner of the site, within the 
proposed Open Space Area, there appears to be historical rock movement. 

e. Describe the purpose, type, total area, and approximate quantities and total affected 
area of any filling, excavation, and grading proposed. Indicate source of fill. 

Within the approximate 11 acres of development area, excavation and grading will be 
typical for infrastructure and construction of single and multi-family homes. Select 
materials will be imported as necessary for infrastructure improvements. 

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

Temporary sediment/erosion control measures will be incorporated during construction 
to prevent sediment transport off site. This plan is part of the NPDES Construction 
Storm Water Permit from DOE 

g. About what percent of the site will be covered with impervious surfaces after 
projectconstruction (for example, asphalt or buildings)? 

Approximately 30% of the site will be covered with impervious surfaces after project 
construction and complete buildout. 

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: 

Temporary sediment/erosion control measures will be incorporated during construction 
to prevent sediment transport off site. NPDES Construction Storm Water Permit from 
DOE will be obtained and an associated plan implemented All land disturbed during 
construction will be stabilized and revegetated. Measures to reduce or control erosion 
include stormwater management and dedication of permanent open space. 

2. Air [help] 

a. What types of emissions to the air would result from the proposal during construction, 
operation, and maintenance when the project is completed? If any, generally describe and 
give approximate quantities if known. 

Potential sources of emissions to the air during construction include construction dust 
(mitigated by erosion control measures) and construction vehicle emissions. After 
project completion, potential sources of emissions to the air include vehicle and typical 
home emissions.  
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b. Are there any off-site sources of emissions or odor that may affect your proposal? If 
so, 

generally describe.   

Not to our knowledge. 

c. Proposed measures to reduce or control emissions or other impacts to air, if any: 

Dust abatement measures will be incorporated during construction as necessary to 
reduce and control emissions. The Department of Ecology publication “Methods for 
Dust Control” 2016 will be utilized to prepare a dust control plan in accordance with the 
town of Twisp’s codes and regulations and best management practices.  After 
construction, increased pedestrian circulation and routes provided by the project, and 
possible Town public transportation expansion will assist in the reduction of 
emissions. 

3. Water [help] 

a. Surface Water: [help] 

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

Yes, seasonal flow from upstream tributary at proposed Open Space area 
located at south end of site.  This site has had a wetlands determination by an 
outside consultant and no wetlands are present. 

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

All proposed infrastructure and improvements are upgradient of seasonal 

drainage area.  Work will be adjacent to this season flow area but no wetlands 

exist. 

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

None 

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

No 
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 

5) Does the proposal lie within a 100-year floodplain? If so, note location on the 
site plan. 

No. 

6) Does the proposal involve any discharges of waste materials to surface 
waters? If so,describe the type of waste and anticipated volume of discharge. 

No. 

b. Ground Water: [help] 

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

withdrawn from the well. Will water be discharged to groundwater? Give general 
description, purpose, and approximate quantities if known. 

No. The proposal is within the Town of Twisp municipal water system. 

2) Describe waste material that will be discharged into the ground from septic 
tanks or other sources, if any (for example: Domestic sewage; industrial, containing the 
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the 
number of such systems, the number of houses to be served (if applicable), or the 
number of animals or humans the system(s) are expected to serve. 

N/A. Waste discharge will be to the Town of Twisp public sewer system. 

c. Water runoff (including stormwater): 

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

Stormwater runoff will result from developed hardscape areas including 
buildings, roadways, pedestrian paths and parking areas. These areas will be 
directed via sloped surfaces and conveyance piping to water quality and 
infiltration swales or dry wells designed and sized to meet the requirements of 
the DOE Stormwater Manual for Eastern Washington 2019.   As required by Town 
of Twisp standards all storm water up to the design storm required by the Town 
of Twisp will be infiltrated. 
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 

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

Groundwater and surface water will be protected from conventional pollutants by 
best management practices as described in the DOE Stormwater Manual of 
Eastern Washington and adopted by the Town of Twisp.  as described in above 
measures, c.1). No, additional waste materials anticipated. 

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

No. 

d. Proposed measures to reduce or control surface, ground, and runoff water, and 

drainage pattern impacts, if any: 

As required by Town of Twisp standards all storm water up to the design storm required by the 
Town of Twisp will be infiltrated.  This will be accomplished using best management practices 
practices as described in the DOE Stormwater Manual of Eastern Washington and adopted by 
the Town of Twisp. 

4. Plants [help] 

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

__X_ deciduous tree: alder, maple, aspen, other 
__ X __ evergreen tree: fir, cedar, pine, other 
__X_ shrubs 
_ X_ grass 
____ pasture 
____ crop or grain 
____ Orchards, vineyards or other permanent crops. 
____ wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other 
____ water plants: water lily, eelgrass, milfoil, other 
____ other types of vegetation 

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

The project will disturb approximately 9 to 11 acres (50% to 60%) of the site. Majority 
of vegetation disturbed will be grasses and shrubs and volunteer apple trees. 

c. List threatened and endangered species known to be on or near the site. 

None known. 
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c. Proposed landscaping, use of native plants, or other measures to preserve or enhance 
vegetation on the site, if any: 

Proposed Landscaping will incorporate the use of native plants, water quality 
swales and other measures to preserve or enhance vegetation.  Most landscaping 
will be installed by individual homeowners of single-family residences and is 
exempt from TMC landscaping regulations per 18.20.160(2)(a) 

e. List all noxious weeds and invasive species known to be on or near the site. 

Possible Knapweed. 

5. Animals [help] 

a. List any birds and other animals which have been observed on or near the site or are 
known to be on or near the site. 

Examples include: 

birds: hawk, heron, eagle, songbirds, other: mammals: 
deer, bear, elk, beaver, other: fish: bass, salmon, trout, 
herring, shellfish, other ________ 

Typical Eastern Washington east slope of the Cascades bird species, rodents, small 

predators and deer.   

b. List any threatened and endangered species known to be on or near the site. 

No known threatened or endangered species. 

c. Is the site part of a migration route? If so, explain. 

No known migration route. 

d. Proposed measures to preserve or enhance wildlife, if any: 

Incorporation of native plant landscaping and Open Space. By including the southern 
portion of the property in open space the best overall wildlife habitat is protected, this 
area includes the best grazing, tree and shrub cover and seasonal water.  The upland 
area to be in open space includes shrub step type habitat. 

e. List any invasive animal species known to be on or near the site. 

No known invasive animal species. 
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6. Energy and Natural Resources [help] 

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet 
the completed project's energy needs? Describe whether it will be used for heating, 
manufacturing, etc. 

For HVAC and lighting, the project proposes using electric, propane, wood and solar 

to meet the completed project's energy needs.  All uses will be residential. 

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

Not to our knowledge. 

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

Energy conservation features include reducing paved surfaces and development 

footprint while encouraging solar, energy efficient housing, and pedestrian access, 

circulation and connections. 

7. Environmental Health [help] 

a. Are there any environmental health hazards, including exposure to toxic chemicals, riskof 
fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal? 
If so, describe. 

After testing arsenic was found to be present but not primarily in the location of the old orchard 
and at depth that are not consistent with pesticide application.  The arsenic found is highest in 
concentration the higher you go and closer to the rock outcroppings and seems to be natural 
background arsenic.  Palm Investments North will coordinate with the Department of Ecology on 
mitigation required.  The types of mitigation that is usually done is outlined in the Department of 
Ecology’s “Model Remedies for Former Orchards”.   The testing seems to indicates that the source 
of the arsenic is naturel mineralogy and there may be spots of elevated concentration withing 
the surrounding neighborhood as well.  No elevated lead levels were found. 

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

See above. 
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2) Describe existing hazardous chemicals/conditions that might affect project 
development and design. This includes underground hazardous liquid and gas 

transmission pipelines located within the project area and in the vicinity. 

High arsenic levels probably of natural origins. 

3) Describe any toxic or hazardous chemicals that might be stored, used, or 
produced during the project's development or construction, or at any time during the 
operating life of the project. 

None known. 

4) Describe special emergency services that might be required. 

None known. 

5) Proposed measures to reduce or control environmental health hazards, if any: 

A dust control plan using best management practices per DOE Publication 96-
433 “Methods for Dust Control” will be implemented.  Where levels of arsenic 
exceed DOE cleanup levels within areas disturbed by construction, they will be 
mitigated by one or a combination of the four model remedies endorsed by DOE. 

b. Noise 

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

None. 

2) What types and levels of noise would be created by or associated with the 
project on a short-term or a long-term basis (for example: traffic, construction, 
operation, other)? Indicate what hours noise would come from the site. 

Short-term noise consistent with general construction activity during regular 
business  hours. 

Long-term noise consistent with residential living. 

3) Proposed measures to reduce or control noise impacts, if any: 

Project proposes to reduce and control noise by reducing hard surfaces with 

minimal width vehicular access and local access roads, and encouraging 

pedestrian trips by providing trails and walkways.  Construction will be limited to 

normal business hours. 
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8. Land and Shoreline Use [help] 

a. What is the current use of the site and adjacent properties? Will the proposal affect 
current land uses on nearby or adjacent properties? If so, describe. 

The current undeveloped site is situated adjacent to single family residential 
properties and one of the Town of Twisp water reservoirs. The proposed development 
includes single family housing which is consistent with surrounding residential use 
and zoning. 

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

Not to our knowledge. An orchard was planted on part of the site in the 40’s but was 
removed in the 70’s. We are not aware of any other past agricultural uses. 

1) Will the proposal affect or be affected by surrounding working farm or forest land normal 
business operations, such as oversize equipment access, the application of pesticides, 
tilling, and harvesting? If so, how: 

Not to our knowledge. 

c. Describe any structures on the site. 

There are no existing structures on the site. 

d. Will any structures be demolished? If so, what? 

N/A 

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

Low density single-family residential (R1) 

f. What is the current comprehensive plan designation of the site? 

Single-Family Low Density Residential (R1).  The comprehensive plan also identifies 
a need for a park in the vicinity. 

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

h. Has any part of the site been classified as a critical area by the city or county? If so, 
specify. 

Yes, (i) Potential Aquifer Recharge Area, (ii) Steep Slopes.   All water storm water will 
be infiltrated and lots are laid out to avoid steep slopes. 

i. Approximately how many people would reside or work in the completed project? 

100 

j. Approximately how many people would the completed project displace? 

None. 

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

N/A. 

L. Proposed measures to ensure the proposal is compatible with existing and projected 
land uses and plans, if any: 

Proposal is developed pursuant to adopted Town of Twisp regulations.  This is a 
proposed residential development with less overall density than the current zoning. 

m. Proposed measures to reduce or control impacts to agricultural and forest lands of long 
term commercial significance, if any: 

N/A 

9. Housing [help] 

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

53 lots of single residential lots. 

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

None. 
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c. Proposed measures to reduce or control housing impacts, if any: 

Intent of Planned Development is to increase housing by providing smaller high 
quality lots and a limited number lots with zero side setback to allow the building  of 
townhouses. 

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

Proposed structures should not exceed 30 feet in height consistent with Town 

of Twisp regulations. 

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

None to our knowledge. 

Proposed measures to reduce or control aesthetic impacts, if any: 

Compliance with Town of Twisp regulations. 

11. Light and Glare [help] 

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

Typical lighting from residential properties and traffic.  This would be in the early 
morning and evenings. 

b. Could light or glare from the finished project be a safety hazard or interfere with 
views? 

None to our knowledge.  The distance from other residences and by situating lots 
well below the ridge line the proposed development should have little impact on 
views and should not produce noticeable glare. 

c. What existing off-site sources of light or glare may affect your proposal? 

None to our knowledge. 

d. Proposed measures to reduce or control light and glare impacts, if any: 

96



SEPA Checklist - Orchard Hills PD               Page | 16 
 

Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 

Compliance with Town of Twisp regulations. Keep all building lots at least 30’ below 
the ridge line. 

12. Recreation [help] 
a. What designated and informal recreational opportunities are in the immediate vicinity? 

None.  Currently residents of Painter’s Addition use the land without permission for 
hiking. 

b. Would the proposed project displace any existing recreational uses? If so, describe. 

None. 

c. Proposed measures to reduce or control impacts on recreation, including recreation 
opportunities to be provided by the project or applicant, if any: 

No existing recreation onsite exists.  By putting 40% into open space and 
maintaining an informal route to the ridge summit, the informal hiking will be legal 
and maintained into the future. 

13. Historic and cultural preservation [help] 

a. Are there any buildings, structures, or sites, located on or near the site that are over 
45years old listed in or eligible for listing in national, state, or local preservation registers? If 
so, specifically describe. 

No. 

b. Are there any landmarks, features, or other evidence of Indian or historic use 
oroccupation? This may include human burials or old cemeteries. Are there any material 
evidence, artifacts, or areas of cultural importance on or near the site? Please list any 
professional studies conducted at the site to identify such resources. 

None to our knowledge.No, The Methow Artifacts Research Project  identifies no 
artifacts that where found on the site. 

c. Describe the methods used to assess the potential impacts to cultural and historic 
resources on or near the project site. Examples include consultation with tribes and the 
department of archeology and historic preservation, archaeological surveys, historic maps, 
GIS data, etc. 

The Methow Artifacts Research Project identifies no artifacts that were found on the 
site.  Known locations of native American camps and settlements were researched 
online and at the Interpretive Center in Twisp.  It is an unlikely place for extensive 
use due to the distance from a reliable water source. 
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d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and 
disturbance to resources. Please include plans for the above and any permits that may be 
required. 

e. N/A 

14. Transportation [help] 

a. Identify public streets and highways serving the site or affected geographic area and 
describe proposed access to the existing street system. Show on site plans, if any. 

Public streets and highways serving the site include HYW 20, Harrison Avenue, June 

Street, Marie Street, and May Street, see vicinity map below.  Additionally, a fire 

apparatus access road is proposed from Isabella Lane to McIntosh Rd generally 

following the existing water tank access road.
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b. Is the site or affected geographic area currently served by public transit? If so, 
generallydescribe. If not, what is the approximate distance to the nearest transit stop? 

No. 

c. How many additional parking spaces would the completed project or non-project 
proposal have? How many would the project or proposal eliminate? 

The proposed project will create residential parking for the development pursuant to 

Town of Twisp regulations.  This at a minimum is two off street parking spaces per 

dwelling unit and more than 2000 linear feet of 8’ parking strips along side of roads. 

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

Yes, proposal creates driveway access to residential properties, one public roads 

(Mcintosh Lane, Apple Way and Golden Lane), connection to existing Town of Twisp 

Road network, and pedestrian pathways. 

e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air 
transportation? If so, generally describe. 

No. 

f. How many vehicular trips per day would be generated by the completed project, or 
proposal? If known, indicate when peak volumes would occur and what percentage of the 
volume would be trucks (such as commercial and nonpassenger vehicles). What data or 
transportation models were used to make these estimates? 

At build out: 

• single family residences would generate an additional of 505 daily vehicle 

trips per day according to Institute of Transportation Engineers (ITE) trip 

estimates of 9.54 trips per dwelling unit; Study by independent consultant 

SJC Alliance estimates that there will be 563 new trips per day on May St 

and Harrison Ave. There is no anticipated commercial traffic. 
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g. Will the proposal interfere with, affect or be affected by the movement of agricultural 
andforest products on roads or streets in the area? If so, generally describe. 

Not to our knowledge. 

SEPA Environmental checklist (WAC 197-11-960) July 2016Page 14 of 17 
h. Proposed measures to reduce or control transportation impacts, if any: 

The proposal includes pedestrian pathways for circulation and connections to adjacent 

neighborhoods and downtown Twisp. 

15. Public Services [help] 

a. Would the project result in an increased need for public services (for example: 
fireprotection, police protection, public transit, health care, schools, other)? If so, generally 
describe. 

No.  Project is consistent with the Town of Twisp comprehensive plan. 

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

None. 

16. Utilities [help] 

a. Circle utilities currently available at the site: 
electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic system, 
other ___________ 

The site is currently vacant and undeveloped. Electricity, water (domestic, fire and 

irrigation), refuse service, telephone and sanitary sewer are currently available 

adjacent to the east property line. 

b. Describe the utilities that are proposed for the project, the utility providing the 
service,and the general construction activities on the site or in the immediate vicinity which 
might be needed. 

Utilities required for the project include: 
• Electricity - Okanogan County PUD #1 
• Water domestic and fire - Town of Twisp 

•  Sanitray Sewer – Town of Twisp 
• Water irrigation - Methow Valley Irrigation District (MVID) 
• Refuse service – Wastewise Methow 

100



SEPA Checklist - Orchard Hills PD               Page | 20 
 

Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 

• Telephone – CenturyLink 

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

Signature: ___________________________________________________ 

Name of signee 

__________________________________________________ 

SEPA Environmental checklist (WAC 197-11-960) July 2016Page 15 of 17 

Position and Agency/Organization 

____________________________________ Date Submitted: _____________ 

D. Supplemental sheet for nonproject actions [HELP] 
(IT IS NOT NECESSARY to use this sheet for project actions) 

Because these questions are very general, it may be helpful to read them in 
conjunction with the list of the elements of the environment. 

When answering these questions, be aware of the extent the proposal, or the types of 
activities likely to result from the proposal, would affect the item at a greater intensity 
or 
at a faster rate than if the proposal were not implemented. Respond briefly and in 
general terms. 

1. How would the proposal be likely to increase discharge to water; emissions to air; 
production, storage, or release of toxic or hazardous substances; or production of noise? 

Proposed measures to avoid or reduce such increases are: 

2. How would the proposal be likely to affect plants, animals, fish, or marine 

life?Proposed measures to protect or conserve plants, animals, fish, or marine life 
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are: 

3. How would the proposal be likely to deplete energy or natural resources?Proposed 

measures to protect or conserve energy and natural resources 

are: 

4. How would the proposal be likely to use or affect environmentally sensitive areas 
orareas designated (or eligible or under study) for governmental protection; such as 
parks, wilderness, wild and scenic rivers, threatened or endangered species habitat, 
historic or cultural sites, wetlands, floodplains, or prime farmlands? 

Proposed measures to protect such resources or to avoid or reduce impacts are: 

5. How would the proposal be likely to affect land and shoreline use, including whether 
itwould allow or encourage land or shoreline uses incompatible with existing plans? 

Proposed measures to avoid or reduce shoreline and land use impacts are: 

6. How would the proposal be likely to increase demands on transportation or 
publicservices and utilities? 

Proposed measures to reduce or respond to such demand(s) are: 
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7. Identify, if possible, whether the proposal may conflict with local, state, or federal 
laws orrequirements for the protection of the environment. 
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Town of Twisp 
STATE ENVIRONMENTAL POLICY ACT 

Mitigated Determination of Non-Significance 
 
 

Date: January 3, 2023  

Lead agency: Town of Twisp 

Agency Contact: Kurt Danison, townplanner@townoftwisp.com, Town of Twisp, P.O. Box 278, 
Twisp, WA 98856, 509 997 4081 

 
Agency File Number:   TWP PD22-02 

 
Palm Investments North LLC/Jerry and Julie Palm of Winthrop, Washington have submitted a 
revised application for preliminary approval of a 52 lot Planned Development to the Town of 
Twisp. The proposal entails development of Parcel No. 3322180099 with 52 residential lots 
ranging in size from 3,630 sq ft to 8,903 sq.ft. with 3 open space tracts of 8,390 sq.ft., 116,669 
sq.ft. and 171,156 sq ft. As a planned development the application requests that interior lots have 
a zero side yard setback. The proposed planned development is located west of the Painters 
Addition to Twisp with access from Harrison Street and proposed emergency access to Isabella 
Lane within the Town’s reservoir access easement, within Section 18, Township 33 N., Range 22 
E.W.M. 
 

The Town of Twisp has determined that this proposal, with planned mitigation, will not have a 
probable significant adverse impact on the environment. An environmental impact statement 
(EIS) is not required under RCW 43.21C.030(2)(c).  We have reviewed the attached 
Environmental Checklist, project application, special studies and appurtenant information. This 
information is available at Twisp Town Hall. 

 
This determination is based on the following findings and conclusions: 

 
The application and SEPA checklist contain mitigation measures that satisfactorily address 
environmental impacts. 

 
This DNS is issued under WAC 197-11-340(2) and the appeal period will end on February 1, 2023. 
Comments and/or appeals must be made in writing to Randy Kilmer, Town Clerk, 
townclerk@townoftwisp.com, Town of Twisp, P.O. Box 278, Twisp, WA 98856, 509 997 4081 
 

 

Signature   
(electronic signature or name of signor is sufficient) 

Date      
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STATE ENVIRONMENTAL POLICY ACT 

Mitigated Determination of Non-Significance 

May 19, 2023 

Town of Twisp 

Agency Contact: Kurt Danison. townplanner@townoftwisp,com, 509 997 4081 

Agency File Number: PD22-02 

Project: 

Palm Investments North LLC/Jerry and Julie Palm of Winthrop, Washington have submitted a  

revised application for preliminary approval of a 52 lot Planned Development to the Town of  

Twisp. The proposal entails development of Parcel No. 3322180099 with 52 residential lots  

ranging in size from 3,630 sq ft to 8,903 sq.ft. with 3 open space tracts of 8,390 sq.ft., 116,669  

sq.ft. and 171,156 sq ft. As a planned development the application requests that interior lots have 

a zero-side yard setback. The proposed planned development, which proposed streets, water and 

stormwater utilities built to Town standards, is located west of the Painters  

Addition to Twisp with access from Harrison Street and proposed emergency access to Isabella  

Lane within the Town’s reservoir access easement, within Section 18, Township 33 N., Range 22  

E.W.M. 

Applicant:  Palm Investments LLC 

PO Box 322 

Winthrop, WA 98862 

The Town of Twisp has determined that this proposal will not have a probable significant adverse 

impact on the environment.  Pursuant to WAC 197-11-350(3), the proposal has been clarified, 

changed, and conditioned to include necessary mitigation measures to avoid, minimize or 

compensate for probable significant impacts. An environmental impact statement (EIS) is not 

required under RCW 43.21C.030.  The necessary mitigation measures are listed below, the 

Environmental Checklist is attached and the application, special studies and related materials are 

available at: townoftwisp.com. 

This determination is based on the following findings and conclusions: 

The application for the proposed planned development underwent a preliminary review process 

wherein a DNS was issued by the Town and was subject to numerous comments and several appeals.  

As a result the Town withdrew the DNS and provided the applicant with a list of items to address in a 

revised SEPA checklist and application for the planned development. The town issued a “mitigated”  
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Determination of Non-Significance on _____________, which was withdrawn as it was on the wrong 

form, then a new MDNS was issued on ________________, which was also withdrawn on March 23, 

2023 when a commentor correctly pointed out that the notice provided did not meet the requirements 

of state statute.  

The Planning Commission completed the required Public Hearing process on April 26, 2023 then 

began discussion of the conditions to be placed on the recommendation for preliminary approval of the 

PD. The hearing process entailed The Commission completed its discussion of the proposed conditions 

on May 10, 2023, with the conditions primarily intended to address the issues brought up via the 

written comments from 35 individuals and couples, another 34 individuals (some also provided written 

comments) commenting during the public hearing process and the 9 appeals/comments submitted on 

the February __, 2023 MDNS. 

This final MDNS was not prepared until the conditions placed on the Planning Commission’s 

recommendation for preliminary approval was determined as the conditions are an important part of 

the mitigation required to address potential significant impacts on the environment. 

Many of the comments received on the original DNS and subsequent MDNS (withdrawn) mirrored the 

comments submitted on the Planned Development application itself and were more about the Town’s 

land use plans, codes and regulations, however, the following items have been addressed in the revised 

checklist and the conditions of preliminary approval recommended by the Planning Commission: 

1. Air Quality

2. Glare and light pollution

3. Critical Areas

4. Design Standards

5. Density

6. Traffic – volume, road capacity and emergency access

7. Wetlands - delineation

8. Stormwater – how will it be handled

9. Consistency with Comprehensive Plan

10. Consistency with Zoning Code

11. Wildfire

12. Contamination from previous agricultural use

The Mitigation Plan supporting this Mitigated Determination of Non-Significance is attached hereto. 

This MDNS is issued under WAC 197-11-350 and the comment period will end on June 7, 2023. 

Kurt Danison, Town Planner, townplanner@townoftwisp.com.  509 997 4081  

Signature 
(electronic signature or name of signor is sufficient) 

Date 

Appeal process: 
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Orchard Hills Planned Development Mitigation Plan 

One of the conditions for preliminary approval of the PD requires that all mitigation measures set 

forth in the Revised SEPA Checklist and any addendums thereto are required to be implemented 

and maintained through the life of the project. 

Air Quality 

The applicant notes in the SEPA Checklist that all woodstoves must be current state and federal 

standards and that The Department of Ecology publication “Methods for Dust Control” 2016 will 

be utilized to prepare a dust control plan in accordance with the town of Twisp’s codes and 

regulations and best management practices.  

The conditions for preliminary approval of the PD requires that the Covenants, Conditions and 

Restrictions required prior to final approval contain a statement that limits each unit to one wood 

burning with no fireplaces allowed. Another condition is that the PD be redesigned so that there is 

at least 30 feet of clear space between structures, which will result in a reduction of the number of 

lots thus reducing the number of potential wood burning devices. It should also be noted that the 

Town may amend its code related to wood burning devices subsequent to the final approval of the 

PD.  Any new construction within the PD would have to meet the new standards, that may further 

reduce the number and/or type of wood burning devices that in turn will reduce impacts to air 

quality. 

The issue of resuspended dust from winter sanding operations is a Town issue that is not the 

responsibility of the developer. 

Glare and light pollution 

The applicant notes in the SEPA checklist that the project will adhere to current town lighting 

standards and will limit all building sites to at least 30’ below the ridgeline. The conditions for 

preliminary approval of the PD states that the Covenants, Conditions and Restrictions required 

prior to final approval contain a statement that all exterior lighting comply with “Dark Sky” 

standards. It should also be noted that the Town may amend its code related to wood burning devices 

subsequent to the final approval of the PD.  Any new construction within the PD would have to meet 

the new standards, that may further reduce the number and/or type of wood burning devices that 

in turn will reduce impacts to air quality. 

Critical Areas 

Portions of the project site have been designated as Geological Hazardous Areas and Critical 

Aquifer Recharge Areas in the Town’s Comprehensive Plan. The applicant submitted a 

Geotechnical Report and a Limited Environmental Investigation prepared by qualified 

professionals. The studies provided data on the soils, topography, soil permeability and potential 

contamination from historic use of portions of the site as a commercial orchard. In general, the 

Geotechnical Report found the site suitable for the type of development being proposed and 

contained recommendations for measures to reduce potential impacts. The Limited 

Environmental Investigation did find evidence arsenic in the soils on the project site and made the 

following recommendation: 
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“Because arsenic was detected in soil above the MTCA Method A cleanup level at the Subject 

Property, Ecology requires additional environmental investigation and/or cleanup to meet the 

requirements of MTCA and Ecology's Model Remedies for Cleanup of Former Orchard 

Properties in Central and Eastern Washington (July 2021, Publication No. 21-09-006). The 

highest concentrations of arsenic were measured in soil samples collected at depths of 8 and 10 

feet bgs from test pits located nearest the bedrock ridge in the western portion of the Subject 

Property. It is possible that naturally occurring arsenic in the bedrock is a source of arsenic to soil 

at the Subject Property. However, because the Subject Property was historically used as orchard 

land, Ecology will likely require a background study of naturally occurring arsenic, completed in 

accordance with WAC 173-340-709, to establish area soil background concentrations and 

evaluate future cleanup requirements for the Subject Property.” 

The applicant notes in the SEPA checklist that temporary sediment/erosion control measures will 

be incorporated during construction to prevent sediment transport off site. NPDES Construction 

Storm Water Permit from DOE will be obtained and an associated plan implemented All land 

disturbed during construction will be stabilized and revegetated. Measures to reduce or control 

erosion include stormwater management and dedication of permanent open space. 

Design Standards 

The applicant notes in the SEPA checklist that the project will comply with current town 

standards. 

The conditions for preliminary approval of the PD requires that the Covenants, Conditions and 

Restrictions required prior to final approval contain design criteria and standards for new homes 

and accessory buildings consistent with the requirements of 18.45.050(2) 

Density 

The proposed PD includes 52 individual single-family residential lots ranging in size from 3,630 

sq ft to 8,903 sq.ft. with 3 open space tracts of 8,390 sq.ft., 116,669 sq.ft. and 171,156 sq ft.. The 

PD was determined to meet the density standards set forth in the Twisp Zoning Code (Title 18, 

Table 5). While the proposed development is in an area zoned R1, with a minimum lot size of 

10,000 sq ft, Table 5 contains a footnote the minimum lot size does not apply to a PD. 

Comprehensive Plan and Zoning regulations encourage PDs as a means to help protect open 

space and critical areas by allowing flexibility in design, which includes clustering of dwellings 

on smaller lots. 

As a result of the recommendations provided by a professional Fire Marshall, preliminary 

approval is conditioned on a redesign of the PD to ensure at least 30 feet between all building 

envelopes. This will result in a reduction of the density in the final PD as lots will have to be 

combined and/or enlarged to address this requirement. 

Traffic 

The applicant notes in the SEPA checklist that a study by independent consultant SJC Alliance 

estimates that there will be 563 new trips per day on May St and Harrison Ave. The study noted 

that the existing street network has the capacity to handle the increased traffic, The applicant also 

provided a supplemental traffic study that examined the current and projected capacity of the 
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intersections of May Street and Second Avenue and Second Avenue and S.R. 20. The supplement 

found that both intersections have the capacity to address existing as well as projected traffic 

volumes. 

As a result of the Fire Marshall’s recommendation, preliminary approval is conditioned on the 

applicant working with the Town to amend the Emergency Response Plan to include traffic 

control at the intersection of May Street and Second Avenue if an evacuation order is given for 

the May Street neighborhood. 

Wetlands 

The applicant provided a Wetlands Assessment conducted by a qualified professional. The 

Assessment found no wetlands on the subject property. 

Stormwater 

The applicant states in the SEPA Checklist that stormwater runoff will result from developed 

hardscape areas including buildings, roadways, pedestrian paths and parking areas. These areas 

will be directed via sloped surfaces and conveyance piping to water quality and infiltration swales 

or dry wells designed and sized to meet the requirements of the DOE Stormwater Manual for 

Eastern Washington 2019. As required by Town of Twisp standards all storm water up to the 

design storm required by the Town of Twisp will be infiltrated. The applicant also provided a 

Preliminary Stormwater Design Report which provide sufficient data to show that a system can 

be designed and constructed to meet stated requirements, 

The conditions for preliminary approval of the PD requires: “A stormwater management plan 

compliant with Town standards and the Eastern Washington Stormwater Management Manual 

has to be prepared by a licensed engineer and approved by the Town and required improvements 

constructed to ensure that stormwater runoff from the development is retained, treated and 

dispersed within the project boundaries.” 

Consistency with Comprehensive Plan 

The applicant states in the SEPA Checklist that the proposal is developed pursuant to adopted 

Town of Twisp regulations. This is a proposed residential development with less overall density 

than the current zoning. 

The Staff Report prepared for the Planning Commission noted that there are conflicts between the 

Comprehensive Planning and Zoning code: “The Town’s Comprehensive Plan contains some 

contradictory goals and principals. Some support the type of development planned for Orchard 

Hills others seem to discourage such development. The provisions related to Planned 

Development support the proposed Orchard Hills planned development. The Planning 

Commission will have to determine whether recommending approval of the planned 

development, as conditioned, is consistent with the comprehensive plan.” 

The Planning Commission recommendation to Council to grant preliminary approval subject to a 

list of conditions means they determined, that with conditions, the PD is consistent with the 

Comprehensive Plan. 
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Consistency with Zoning Code 

The applicant states in the SEPA Checklist that the proposal is developed pursuant to adopted 

Town of Twisp regulations. This is a proposed residential development with less overall density 

than the current zoning. 

The Staff Report prepared for the Planning Commission noted that there are conflicts between the 

Comprehensive Planning and Zoning code: “There is a conflict between the intent of the R1 

zoning district and the regulations which provides for the reduction of minimum lot sizes through 

the PD process. There is also a conflict with the comprehensive plan which calls for a maximum 

density of 4 units per acre rather than the 6 permitted under zoning. However, as the zoning code 

has been adopted by ordinance, the zoning provisions prevail. The proposed use is considered 

allowed as it consists of single-family residences and falls within the allowable zoning density 

providing it follows the requirements for a planned development.” 

The Planning Commission recommendation to Council to grant preliminary approval subject to a 

list of conditions means they determined, that with conditions, the PD is consistent with the 

Zoning Code. 

Wildfire 

One of the key issues raised during the public review process was wildfire and the impact the 

number of new dwellings would have on traffic in the event of an emergency and the small lots 

limiting the space between structures thus contributing to fire spread in the event of a wildfire. 

The Town retained a professional Fire Marshall who visited the site, reviewed the plans and 

provided recommendations that addressed both issues. As a result, the Planning Commission 

recommended the following conditions be met prior to the PD being granted final approval: 

• That all provisions of the International Fire Code related to access and fire flow be

included in project designs and be built or bonded prior to granting of final approval of

the PD.

• That the planned emergency access road, if approved, cannot be barricaded and must be

maintained year-round.

• That prior to final approval the applicant participates with the Town in the amendment of

the adopted Comprehensive Emergency Response Plan that sets forth a plan for traffic

control in the event of a wildfire or other emergency that necessitates evacuation of the

May Street neighborhood.

• That all construction be completed in compliance with applicable requirements of the

International Building Code and all homes meet the 2018 International Wildland-Urban

interface code and that all homes be equipped with fire sprinklers if a second access isn’t

provided. A note on the final plat will also be required referencing the requirement that all

homes meet the 2018 International Wildland-Urban Interface code and fire sprinklers be

provided if a second access isn’t provided.

• That each lot be labeled with an E911 address prior to filing and recording of PD Plat.

• That the Town amend its Capital Facilities Plan and Six Year Transportation

Improvement Plan to add a second point of access from the May Street neighborhood to

the Twisp Carlton Road with the intent of completing the project within 5 years.
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• That a 100-foot-wide buffer as per Fire Marshall recommendation be created along the

western boundary of the development from the western property line to Harrison Street.

Such buffer shall be gravel, irrigated grass or other acceptable fire-resistant vegetation and

must be completed prior to deeding of open space to Town.

• That a fire hazard reduction plan prepared by a qualified professional be prepared,

approved by the Town and implemented in the proposed open space area south of

Harrison Street be completed prior to deeding of open space to Town.

• That the PD be redesigned to eliminate proposed townhomes and modify lot sizes that

ensure that there is a minimum of 30 feet of clear space between the eave line of

structures.

Contamination from previous agricultural use 

Portions of the project site have been designated as Geological Hazardous Areas and Critical 

Aquifer Recharge Areas in the Town’s Comprehensive Plan. The applicant submitted a 

Geotechnical Report and a Limited Environmental Investigation prepared by qualified 

professionals. The studies provided data on the soils, topography, soil permeability and potential 

contamination from historic use of portions of the site as a commercial orchard. In general, the 

Geotechnical Report found the site suitable for the type of development being proposed and 

contained recommendations for measures to reduce potential impacts. The Limited 

Environmental Investigation did find evidence arsenic in the soils on the project site and made the 

following recommendation: 

“Because arsenic was detected in soil above the MTCA Method A cleanup level at the Subject 

Property, Ecology requires additional environmental investigation and/or cleanup to meet the 

requirements of MTCA and Ecology's Model Remedies for Cleanup of Former Orchard 

Properties in Central and Eastern Washington (July 2021, Publication No. 21-09-006). The 

highest concentrations of arsenic were measured in soil samples collected at depths of 8 and 10 

feet bgs from test pits located nearest the bedrock ridge in the western portion of the Subject 

Property. It is possible that naturally occurring arsenic in the bedrock is a source of arsenic to soil 

at the Subject Property. However, because the Subject Property was historically used as orchard 

land, Ecology will likely require a background study of naturally occurring arsenic, completed in 

accordance with WAC 173-340-709, to establish area soil background concentrations and 

evaluate future cleanup requirements for the Subject Property.” 

The applicant notes in the SEPA checklist that temporary sediment/erosion control measures will 

be incorporated during construction to prevent sediment transport off site. NPDES Construction 

Storm Water Permit from DOE will be obtained and an associated plan implemented All land 

disturbed during construction will be stabilized and revegetated. Measures to reduce or control 

erosion include stormwater management and dedication of permanent open space. 

Recreation 

The applicant states in the SEPA Checklist that currently residents of Painter’s Addition use the 

land without permission for hiking.  By putting 40% into open space and maintaining an informal 

route to the ridge summit and the informal hiking will be legal and maintained into the future. 

The applicant proposed to donate the open space land to the Town. 

The Planning Commission recommends that the Town accept the donation and begin planning for  
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appropriate development of the property. 
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STATE ENVIRONMENTAL POLICY ACT 
Mitigated Determination of Non-Significance 

May 24, 2023 

Town of Twisp 

Agency Contact: Kurt Danison. townplanner@townoftwisp.com, 509 997 4081 

Agency File Number: PD22-02 

Description of Proposal: 
Palm Investments North LLC/Jerry and Julie Palm of Winthrop, Washington have submitted a  
revised application for preliminary approval of a 52 lot Planned Development to the Town of  
Twisp. The proposal entails development of Parcel No. 3322180099 with 52 residential lots  
ranging in size from 3,630 sq ft to 8,903 sq.ft. with 3 open space tracts of 8,390 sq.ft., 116,669  
sq.ft. and 171,156 sq ft. As a planned development the application requests that interior lots have  
a zero-side yard setback. The proposed planned development, which proposed streets, water and 
stormwater utilities built to Town standards, is located west of the Painters  
Addition to Twisp with access from Harrison Street and proposed emergency access to Isabella  
Lane within the Town’s reservoir access easement, within Section 18, Township 33 N., Range 22  
E.W.M. 

Applicant:   Palm Investments LLC 
PO Box 322 
Winthrop, WA 98862 
Palmci1@gmail.com 
509 322 3032 

The Town of Twisp has determined that this proposal will not have a probable significant adverse 
impact on the environment.  Pursuant to WAC 197-11-350(3), the proposal has been clarified, 
changed, and conditioned to include necessary mitigation measures to avoid, minimize or 
compensate for probable significant impacts. An environmental impact statement (EIS) is not 
required under RCW 43.21C.030.  The necessary mitigation measures are listed below, the 
Environmental Checklist is attached and the application, special studies and related materials are 
available at: townoftwisp.com. 

This determination is based on the following findings and conclusions: 

The application for the proposed planned development underwent a preliminary review process 
wherein a Determination of Non-Significance (“DNS”) was issued by the Town and was subject to 
numerous comments and several appeals.  As a result, the Town withdrew the DNS and provided the 
applicant with a list of items to address in a revised SEPA Checklist and application for the planned 
development (“PD”). The Town issued a Mitigated Determination of Non-Significance (“MDNS”) on 
January 5, 2023, which was withdrawn as it was on the wrong form, then a new MDNS was issued on 
February 1, 2023, which was also withdrawn on March 23, 2023, when a commentor correctly pointed 
out that the notice provided did not meet the requirements of state statute.  
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The Planning Commission completed the required Public Hearing process on April 26, 2023, then 
began discussion of the conditions to be placed on the recommendation for preliminary approval of the 
PD. The hearing process entailed the Planning Commission completing its discussion of the proposed 
conditions on May 10, 2023, with the conditions primarily intended to address the issues brought up 
via the written comments from 35 individuals and couples, another 34 individuals (some also provided 
written comments) commenting during the public hearing process and the 9 appeals/comments 
submitted on the February 1, 2023, MDNS. 

This final MDNS was not prepared until the conditions placed on the Planning Commission’s 
recommendation for preliminary approval was determined as the conditions are an important part of 
the mitigation required to address potential significant impacts on the environment. 

Many of the comments received on the original DNS and subsequent MDNS (withdrawn) mirrored the 
comments submitted on the PD application itself and were more about the Town’s land use plans, 
codes and regulations, however, the following items have been addressed in the revised SEPA 
Checklist and the conditions of preliminary approval recommended by the Planning Commission: 

1. Air Quality
2. Glare and light pollution
3. Critical Areas
4. Design Standards
5. Density
6. Traffic – volume, road capacity and emergency access
7. Wetlands - delineation
8. Stormwater – how will it be handled
9. Consistency with Comprehensive Plan
10. Consistency with Zoning Code
11. Wildfire
12. Contamination from previous agricultural use

The mitigating conditions set forth in the Mitigation Plan supporting this Mitigated Determination of Non-
Significance attached hereto are requirements of approval of the PD. 

This MDNS is issued under WAC 197-11-350 and the comment period will end on June 23, 2023.  
Comments can be submitted to Kurt Danison, Town Planner, townplanner@townoftwisp.com, P.O. 
Box 278, Twisp, WA 98856  509 997 4081  

Signature Kurt E. Danison 
(electronic signature or name of signor is sufficient) 

Date May 24, 3023 

Appeal process: 
You may appeal this determination to: 
 Okanogan County Superior Court 
149 3rd Ave. South 
Okanogan, WA 98840 
No later than: 
July 19, 2023 
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Orchard Hills Planned Development 
Mitigation Plan 
One of the conditions for preliminary approval of the PD requires that all mitigation measures set 
forth in the revised SEPA Checklist and any addendums thereto are required to be implemented 
and maintained throughout the life of the project. 

Air Quality 
The applicant notes in the SEPA Checklist that all woodstoves must meet current state and 
federal standards and that the Department of Ecology publication “Methods for Dust Control” 
2016 will be utilized to prepare a dust control plan in accordance with the Town of Twisp’s codes 
and regulations and best management practices.  

The conditions for preliminary approval of the PD require that the Covenants, Conditions and 
Restrictions required prior to final approval contain a statement that limits each unit to one wood 
burning apparatus with no fireplaces allowed. Another condition is that the PD be redesigned so 
that there is at least 30 feet of clear space between structures, which will result in a reduction of 
the number of lots thus reducing the number of potential wood burning devices. It should also be 
noted that the Town may amend its code related to wood burning devices after the final approval 
of the PD.  Any new construction within the PD would have to meet the new standards, that may 
further reduce the number and/or type of wood burning devices that in turn will reduce impacts to 
air quality. 

The issue of resuspended dust from winter sanding operations is a Town issue that is not the 
responsibility of the developer. 

Glare and light pollution  
The applicant notes in the SEPA Checklist that the project will adhere to current Town lighting 
standards and will limit all building sites to at least 30’ below the ridgeline. The conditions for 
preliminary approval of the PD states that the Covenants, Conditions and Restrictions required 
prior to final approval contain a statement that all exterior lighting comply with “Dark Sky” 
standards. It should also be noted that the Town may amend its code related to outdoor lighting after the 
final approval of the PD.  Any new construction within the PD would have to meet the new standards, that 
may further reduce the potential for light and glare impacts. 

Critical Areas 
Portions of the project site have been designated as Geological Hazardous Areas and Critical 
Aquifer Recharge Areas in the Town’s Comprehensive Plan. The applicant submitted a 
Geotechnical Report and a Limited Environmental Investigation prepared by qualified 
professionals. The studies provided data on the soils, topography, soil permeability and potential 
contamination from historic use of portions of the site as a commercial orchard. In general, the 
Geotechnical Report found the site suitable for the type of development being proposed and 
contained recommendations for measures to reduce potential impacts. The Limited 
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Environmental Investigation did find evidence arsenic in the soils on the project site and made the 
following recommendation: 
“Because arsenic was detected in soil above the MTCA Method A cleanup level at the Subject 
Property, Ecology requires additional environmental investigation and/or cleanup to meet the 
requirements of MTCA and Ecology's Model Remedies for Cleanup of Former Orchard 
Properties in Central and Eastern Washington (July 2021, Publication No. 21-09-006). The 
highest concentrations of arsenic were measured in soil samples collected at depths of 8 and 10 
feet bgs from test pits located nearest the bedrock ridge in the western portion of the Subject 
Property. It is possible that naturally occurring arsenic in the bedrock is a source of arsenic to soil 
at the Subject Property. However, because the Subject Property was historically used as orchard 
land, Ecology will likely require a background study of naturally occurring arsenic, completed in 
accordance with WAC 173-340-709, to establish area soil background concentrations and 
evaluate future cleanup requirements for the Subject Property.” 
The applicant notes in the SEPA checklist that temporary sediment/erosion control measures will 
be incorporated during construction to prevent sediment transport off site. NPDES Construction 
Storm Water Permit from DOE will be obtained, and an associated plan implemented. All land 
disturbed during construction will be stabilized and revegetated. Measures to reduce or control 
erosion include stormwater management and dedication of permanent open space. 

Design Standards 
The applicant notes in the SEPA Checklist that the project will comply with current Town 
standards. 
The conditions for preliminary approval of the PD requires that the Covenants, Conditions and 
Restrictions required prior to final approval contain design criteria and standards for new homes 
and accessory buildings consistent with the requirements of TMC 18.45.050(2) 

Density 
The proposed PD includes 52 individual single-family residential lots ranging in size from 3,630 
sq ft to 8,903 sq.ft. with 3 open space tracts of 8,390 sq.ft., 116,669 sq.ft. and 171,156 sq ft. The 
PD was determined to meet the density standards set forth in the Twisp Zoning Code (Title 18, 
Table 5). While the proposed development is in an area zoned R1, with a minimum lot size of 
10,000 sq ft, Table 5 contains a footnote indicating that the minimum lot size does not apply to a 
PD. Comprehensive Plan and Zoning regulations encourage PDs as a means to protect open space 
and critical areas by allowing flexibility in design, which includes clustering of dwellings on 
smaller lots. 
As a result of the recommendations provided by a professional Fire Marshall, preliminary 
approval is conditioned on a redesign of the PD to ensure at least 30 feet between all structure 
envelopes. This will result in a reduction of the density in the final PD as lots will have to be 
combined and/or enlarged to address this requirement. 

Traffic 
The applicant notes in the SEPA Checklist that a study by independent consultant SJC Alliance 
estimates that there will be 563 new trips per day on May St and Harrison Ave. The study noted 
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that the existing street network has the capacity to handle the increased traffic, The applicant also 
provided a supplemental traffic study that examined the current and projected capacity of the 
intersections of May Street and Second Avenue and Second Avenue and S.R. 20. The supplement 
found that both intersections have the capacity to address existing as well as projected traffic 
volumes. 
As a result of the Fire Marshall’s recommendation, preliminary approval is conditioned on the 
applicant working with the Town to amend the Emergency Response Plan to include traffic 
control at the intersection of May Street and Second Avenue if an evacuation order is given for 
the May Street neighborhood. 

Wetlands 
The applicant provided a Wetlands Assessment conducted by a qualified professional. The 
Assessment found no wetlands on the subject property. 

Stormwater 
The applicant states in the SEPA Checklist and a preliminary Stormwater Management Plan that 
stormwater runoff will result from developed hardscape areas including buildings, roadways, 
pedestrian paths, and parking areas. These areas will be directed via sloped surfaces and 
conveyance piping to water quality and infiltration swales or dry wells designed and sized to meet 
the requirements of the DOE Stormwater Manual for Eastern Washington 2019.  
The conditions for preliminary approval of the PD requires: “A stormwater management plan 
compliant with Town standards and the Eastern Washington Stormwater Management Manual 
has to be prepared by a licensed engineer and approved by the Town and required improvements 
constructed to ensure that stormwater runoff from the development is retained, treated and 
dispersed within the project boundaries.” 

Consistency with Comprehensive Plan 
The applicant states in the SEPA Checklist that the proposal is developed pursuant to adopted 
Town of Twisp regulations. This is a proposed residential development with less overall density 
than the current zoning. 
The Staff Report prepared for the Planning Commission noted that there are conflicts between the 
Comprehensive Planning and Zoning code: “The Town’s Comprehensive Plan contains some 
contradictory goals and principles. Some support the type of development planned for Orchard 
Hills others seem to discourage such development. The provisions related to Planned 
Development support the proposed Orchard Hills planned development. The Planning 
Commission will have to determine whether recommending approval of the planned 
development, as conditioned, is consistent with the comprehensive plan.” 
The Planning Commission recommendation to Council to grant preliminary approval subject to a 
list of conditions means they determined that with conditions the PD is consistent with the 
Comprehensive Plan. 
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Consistency with Zoning Code 
The applicant states in the SEPA Checklist that the proposal is developed pursuant to adopted 
Town of Twisp regulations. This is a proposed residential development with less overall density 
than the current zoning. 
The Staff Report prepared for the Planning Commission noted that there are conflicts between the 
Comprehensive Planning and Zoning code: “There is a conflict between the intent of the R1 
zoning district and the regulations which provides for the reduction of minimum lot sizes through 
the PD process. There is also a conflict with the comprehensive plan which calls for a maximum 
density of 4 units per acre rather than the 6 permitted under zoning. However, as the zoning code 
has been adopted by ordinance, the zoning provisions prevail. The proposed use is considered 
allowed as it consists of single-family residences and falls within the allowable zoning density 
providing it follows the requirements for a planned development.” 
The Planning Commission recommendation to Council to grant preliminary approval subject to a 
list of conditions means they determined that with conditions the PD is consistent with the Zoning 
Code. 

Wildfire 
One of the key issues raised during the public review process was wildfire and the impact the 
number of new dwellings would have on traffic in the event of an emergency and the small lots 
limiting the space between structures thus contributing to fire spread in the event of a wildfire. 
The Town retained a professional Fire Marshall who visited the site, reviewed the plans, and 
provided recommendations that addressed both issues. As a result, the Planning Commission 
recommended the following conditions be met prior to the PD being granted final approval: 

• That all provisions of the International Fire Code related to access and fire flow be
included in project designs and be built or bonded prior to granting of final approval of
the PD.

• That the planned emergency access road, if approved, cannot be barricaded, and must be
maintained year-round.

• That prior to final approval the applicant participates with the Town in the amendment of
the adopted Comprehensive Emergency Response Plan that sets forth a plan for traffic
control in the event of a wildfire or other emergency that necessitates evacuation of the
May Street neighborhood.

• That all construction be completed in compliance with applicable requirements of the
International Building Code and all homes meet the 2018 International Wildland-Urban
interface code and that all homes be equipped with fire sprinklers if a second access isn’t
provided. A note on the final plat will also be required referencing the requirement that all
homes meet the 2018 International Wildland-Urban Interface code and fire sprinklers be
provided if a second access isn’t provided.

• That each lot be labeled with an E911 address prior to filing and recording of PD Plat.
• That the Town amend its Capital Facilities Plan and Six Year Transportation

Improvement Plan to add a second point of access from the May Street neighborhood to
the Twisp Carlton Road with the intent of completing the project within 5 years.
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• That a 100-foot-wide buffer as per Fire Marshall recommendation be created along the
western boundary of the development from the western property line to Harrison Street.
Such buffer shall be gravel, irrigated grass or other acceptable fire-resistant vegetation and
must be completed prior to deeding of open space to Town.

• That a fire hazard reduction plan prepared by a qualified professional be prepared,
approved by the Town and implemented in the proposed open space area south of
Harrison Street be completed prior to deeding of open space to Town.

• That the PD be redesigned to eliminate proposed townhomes and modify lot sizes to
ensure that there is a minimum of 30 feet of clear space between the eave line of
structures.

Contamination from previous agricultural use 
Portions of the project site have been designated as Geological Hazardous Areas and Critical 
Aquifer Recharge Areas in the Town’s Comprehensive Plan. The applicant submitted a 
Geotechnical Report and a Limited Environmental Investigation prepared by qualified 
professionals. The studies provided data on the soils, topography, soil permeability and potential 
contamination from historic use of portions of the site as a commercial orchard. In general, the 
Geotechnical Report found the site suitable for the type of development being proposed and 
contained recommendations for measures to reduce potential impacts. The Limited 
Environmental Investigation did find evidence arsenic in the soils on the project site and made the 
following recommendation: 
“Because arsenic was detected in soil above the MTCA Method A cleanup level at the Subject 
Property, Ecology requires additional environmental investigation and/or cleanup to meet the 
requirements of MTCA and Ecology's Model Remedies for Cleanup of Former Orchard 
Properties in Central and Eastern Washington (July 2021, Publication No. 21-09-006). The 
highest concentrations of arsenic were measured in soil samples collected at depths of 8 and 10 
feet bgs from test pits located nearest the bedrock ridge in the western portion of the Subject 
Property. It is possible that naturally occurring arsenic in the bedrock is a source of arsenic to soil 
at the Subject Property. However, because the Subject Property was historically used as orchard 
land, Ecology will likely require a background study of naturally occurring arsenic, completed in 
accordance with WAC 173-340-709, to establish area soil background concentrations and 
evaluate future cleanup requirements for the Subject Property.” 
The applicant notes in the SEPA Checklist that temporary sediment/erosion control measures will 
be incorporated during construction to prevent sediment transport off site. NPDES Construction 
Storm Water Permit from DOE will be obtained, and an associated plan implemented. All land 
disturbed during construction will be stabilized and revegetated. Measures to reduce or control 
erosion include stormwater management and dedication of permanent open space. 

Recreation 
The applicant states in the SEPA Checklist that currently residents of Painter’s Addition use the 
land without permission for hiking.  By putting 40% into open space and maintaining an informal 
route to the ridge summit and the informal hiking will be legal and maintained into the future. 
The applicant proposes to donate the open space land to the Town. 
The Planning Commission recommends that the Town accept the donation and begin planning for  

126



appropriate development of the property. 
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TO:  
Town of Twisp Planner, Kurt Danison 
Town Clerk: Randy Kilmer 
Deputy Clerk: Heather Davis 
Town of Twisp Planning Commission 

From:  
Isabelle Spohn, Twisp Resident 
PO Box 24 
Twisp, WA. 98856 
509-997-4425 

COMMENT ON ORCHARD HILLS PROPOSAL  AND IMPACTS 
UPON THE RESIDENTS OF THE TOWN OF TWISP  

FEBRUARY 7, 2023 

Thank you for this opportunity to comment.  At this time  I am restricting my 
comments to issues related to air quality in the Twisp and Methow River drainages, 
which converge close to this location and  are affected not only by frequent 
wildfires but frequent atmospheric inversions, particularly in winter.  

The overarching question regarding Air Quality is this: Is our town interested in 
doing only the basic minimum we can get away with  in addressing this important 
topic, or we going to do our best to protect the health of our residents and the best 
we can do to protect the aesthetics and visibility in our town? Both goals require 
clean air. 

1)  The importance of Air Quality in our Town related to 
Health and Aesthetics:  

Air quality year-round averages have become an increasing concern as living creatures are now 
subjected to increasing smoke from wildfires during the summers in addition to smoke from 
wood-burning devices during inversions in the winter months. The cumulative impact is huge 
upon human lungs. 

Emissions from wood burning devices: : Emissions from wood burning devices such as 
wood stoves and fireplaces have a significant impact upon human health, particularly because 
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these emissions contain particulate matter of PM 2.5 or smaller, which enter the lungs and can 
create severe health conditions. In addition,  wood smoke contains highly carcinogenic or 
otherwise dangerous compounds including, but not limited to:  

*  Carbon monoxide. Wood smoke add to the outdoor levels of carbon monoxide, as well as 
increasing indoor concentrations 

*  Nitrogen oxides. Nitrogen oxides harm health indoors and outdoors, and helps create 
particle pollution. 

*  Volatile organic compounds. These gases include harmful pollutants and contribute to 
creating ozone pollution. Some of these gases are carcinogens, including benzene and 
formaldehyde. 

*  Climate change pollution. Wood smoke adds carbon dioxide and methane to the air, two 
pollutants that contribute significantly to climate change. 

Not only do these emissions affect our health, but the decrease in visibility has a huge impact 
upon the aesthetics of our valley.  

  
Resuspended (Re-entrained) Dust 

Recreational areas across the West, particularly those frequented by skiers in the winter,  have 
noted that  resuspended dust from automobile traffic (on especially sanded roads) are second 
only to wood stove emissions in impacts upon both human health and visibility.) Vehicles drive 
over and over the sand particles, crushing them into ever-smaller particles which enter the lungs 
and are very dangerous to both human health aesthetics (haze and visibility.) How will this be 
mitigated in the area in question, which includes steep roads that need to be maintained during 
icy conditions in this development?   

https://www.sciencedirect.com/science/article/pii/S0169809521002969 

One mitigation used to reduce the impact of re-entrained dust is to require that requirements be 
placed upon the size of sand being used.  The coarser the sand that is used, the less dust winds up 
in our air and in our lungs.  

PURPLE AIR data from the Methow Valley can substantiate the increasing amounts of particular 
matter residents of the Methow Valley are subjected during all seasons cumulatively these days.  

2)  Two Standards Currently Utilized by the Washington 
State Department of Ecology to Quantify and Deal with 
Particulate Matter 
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A)   ATTAINMENT VS. NON-ATTAINMENT AREAS:   An “attainment area”  
is an area in which the ambient air quality standards of the Clean Air Act and 
Washington State have been met. A “non-attainment “ area is an area in which they 
are not being met for significant periods of time.  

Non-attainment’: There are two ways of being designated “Non attainment.” The 
measurements require a minimum of 3 years of data by and official monitor (one is 
located in Twisp.  

1) 24-hour average : An area  that averages over 35 PM 2.5 (particulate matter) 
over 24 hours is considered a non-attainment area.  

2)   Annual average: An area that  measure an average of over 12 PM 2.5  
(minimum of 3 years of data,  with an official monitor) is considered a non-
attainment area.  

Twisp is currently considered an “attainment area.” However, here’s the 
problem: WDOE eliminates smoke from wildfire incidents in this calculation 
because WDOE has no regulatory control over wildfire. Thus, we don’t really know 
the total amount of harmful particulate matter that is typically entering the lungs of 
our residents over 24 hours.   

B. COMMUNITIES OF CONCERN:  looking at 24-hour averages as a way of 
identifying concerns.  Under this type of evaluation, we are not looking at 
violations of the 24-hour average. We are looking at communities that have  or  
have had 24-hour averages over 20 (which is lower than the standard for non-
attainment. ) 

Twisp has had 24-hour averages over 20. In our county, Omak and Twisp are of 
concern to WDOE, resulting in  large expenditures to help remedy the situation.  

Omak is technically a community of concern through 2021. Twisp as of now is not 
technically a community of concern, but it is actually of concern to Ecology 
especially since they know we have been inundated with smoke from wildfire, and 
it is the cumulative impact of particular matter that damages our lungs.  Ending in 
July, 2022WDOE had  invested $230,000 in “changeout” of old wood stoves, and 
Twisp is a priority although it is not currently on the map of “communities of 
concern.”  
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The question: Are we going to accept this help from Ecology to deal with our 
woodstove/fireplace emissions and then turn around and add more woodstoves/
fireplaces with no required mitigations?  (Isn’t that like borrowing from Peter in order 
to pay Paul?)  To  clarify,  check, or update this information, contact Sean Hopkins here: 
sean.hopkins@ECY.WA.GOV.) 

3) Just  a few mitigations typically being utilized in other 
mountainous communities across the West include these:  

Twisp is not the only western town suffering from high levels of particulate matter 
from either (or both)  wildfire and emissions from wood-burning devices.  Other 
towns like ours (high mountain valleys with frequent inversions, often tourist-
oriented) have been proactive in implementing mitigations such as these, which not 
only protect air quality but respect the welfare of long-time residents who burn 
wood:   

*A date of registration for fireplaces and woodstoves. 
*Wood cook stoves exempt for the life of the owner if used for cooking and in 
place before registration dates.  
*Fireplaces  in only lobbies, restaurants, etc. and  none allowed in new home 
construction after a certain date.  
 *Rules for storage of fuel for fireplaces and wood stoves to minimize burning wet 
wood.  (Even the best certified devices do no function as intended if the wood is 
green or wet.)  
* One wood stove per structure. 
* Fireplace inserts  required after a certain date.  
*Cap-and-trade policies relieving established wood users. 
*Requirements that new wood stoves be EPA-certified.  

It’s time we confronted some of the realities surrounding the rapid construction 
now proposed for our town.  Protection of clean air is one of those.  Education is 
good, citizen action needed, and air purifiers wonderful - but,  as with climate 
action, policy is essential. At this point, I’ve seen no proponents or groups 
supporting such needed policy. Twisp could  be a leader of such efforts   - or at 
least protect its own residents.   
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IN CONCLUSION: The Threshold Determination (MDNS) on the 
Orchard Hills proposal contains no mitigations for wood -burning 
devices  or re-entrained dust.  Stating that the project will comply with  
already -required Federal, State, or Local regulations is not a mitigation.  

Definition of Mitigation:  SEPA handbook, p. 21 

Mitigation is the avoidance, minimization, rectification, compensation, 
reduction, or elimination of adverse impacts to built and natural 
elements of the environment. Mitigation may also involve monitoring 
and a contingency plan for correcting problems if they occur. 

When considering the need for mitigation measures, the lead agency 
should review the environmental checklist and other information 
available on the proposal, including consultations with other agencies. 
Mitigation required under existing local, state, and federal rules may not 
be sufficient to avoid, minimize or compensate for significant impacts. It 
is important to identify applicable regulations and then analyze and 
disclose the extent to which they reduce the specific impacts of the 
specific proposal under SEPA review. 

Additional mitigation can be applied to a proposal with the use of SEPA 
substantive authority, based on identified potential adverse impacts 
related to the proposal and the agency’s adopted SEPA procedures. (See 
section on Using SEPA in Decision Making) Mitigation conditions must 
also be reasonable and capable of being accomplished. 

It may also be possible to work cooperatively with the proponent to 
make changes to the proposal that will reduce and eliminate the 
significant adverse impacts. Voluntary mitigation may sometimes exceed 
the level that may be required of the applicant under regulatory 
authority, and produce a much improved and more desirable project. 
Mitigation conditions must be included in the permit, license or other 
approval to be binding. 
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Other agencies with jurisdiction or expertise, and the public may assist 
the lead agency in determining appropriate mitigation for a proposal. 
This can be done prior to the threshold determination (see discussion on 
Notices of Application and Consultations), or may result from comments 
received on a threshold determination (DNS or DS/scoping notice), or 
draft EIS. 

Sincerely Yours, 

Isabelle Spohn 
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March 7 , 2023

Addendum to Comments submitted by Doug Irvine on 2/6/2023

RE: Application TWP PD22-02

From: Doug Irvine

612 June street Twisp Wa

To the Town of Twisp and the planning commission.

I have reviewed Chapter 18.45 PLANNED DEVELOPMENT PERMIT. It is clear, based on the proponents

answers (or lack of) that this development does not satisfy, both in intent and execution, the stated

objective and  goals as specified in the TMC Planned Development.  Furthermore, it is clear,  based on

citizen feedback and public hearings, that this development does not “reflect the needs and desires of

the town citizens…”

Additionally, there have been concerns brought up concerning safety in regards to egress, evacuation

routes and road capacity.  This must be officially studied, documented and addressed.

Here are a few supporting items that clearly show that the proponent does not, in practicality, meet the

TMC’s stated intent and  requirement goals of a Planned Development.

● IMPACT ASSESSMENT IMPACT.
○ Section 1. General Performance Standards. Number 1. Artificial glare and

lighting.

The proponent has indicated N.

Because the proponent has not supplied building plans, orientations, elevations and placements
of structures they are unable to predict light glare.  This is because this is not a Planned
Development, it is a sale of small lots.
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● IMPACT ASSESSMENT IMPACT.

The proponent does not answer the question.  Stating that it will follow TMC has nothing to do with

aesthetics. TMC 18.45.010 Intent #9 clearly states that, “aesthetic values are considered in the

architectural design of structures…”

Stating that the future owners of the lots will build to Twisp Building Standard does not address

aesthetics.  New owners are not required to build on the lots they purchase.  Further, new owners might

opt to purchase multiple lots for expanded yards or outbuilding.  Without a plan,  this clearly is not a

Planned Development.

● Section 5. General Performance Standards. Number 5. Buffers and screening.

The proponent states “no” to any buffers and screening.

The proposed development is being built around old water towers, a pump house and a
generator. As stated in the TMC 18.45.050 Preliminary development plan application #2,
(F.) “..The written PD program shall include concise and detailed evaluation and
information on the following items…(f) “...provide aesthetically pleasing visual barriers to
unsightly areas.”

The proponent has not addressed visual impacts.
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● Section 7. Written Plan Development Program and Specifications. Explanation of the density

of the proposed project.

Once the lots are sold the proponent is not in control of the development. (it's possible some lots won't

be developed by new owners) This does not align with the TMC stated intent of a Planned Development.

● Section 7. Written Planned Development Program and Specifications.

TMC 18.45.050 (2) states, “program shall include a concise and detailed evaluation of the following

items.. (b) proposed ownership pattern.” The proponent has failed to provide a concise and detailed

ownership pattern, or any ownership pattern.

There isn't a plan for the lots, other than the stated, “sold to individuals”  This clearly is not a Planned

Development.
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● Section 7. Written Planned Development Program and Specifications.

The proponent states,   “Landscaping  is anticipated…” In addition, states, “Strategic tree planting

along the street may be implemented…”  TMC 18.45.050 (2) states “there must be a concise and

detailed evaluation and information on the following…(2)(g) Landscaping…”

The proponent has not provided  a concise and detailed evaluation or details on landscaping.  The

proponent suggests and speculates the landscaping,  “is anticipated” and “may be implemented”.   This is

only speculation and conjecture of what might happen.

Further, the proponent states, “Town code does include any landscaping requirements for this type of

construction” This is true for normal residential construction, however, this is under a Planned

Development. TMC 18.45.050 (2) (g) clearly states the performance goal for landscaping.  The

proponent has failed to address this.
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● Section 7. Written Planned Development Program and Specifications.

Proponent states, “the proposed development has a walking path along the length of all roads
and the open space reserves 40%” The provided maps suggest that the proponent is calling the
sidewalks next to the road, “walking paths.”   This is misleading.

In addition, it is misleading to suggest that there are walking paths along open spaces, when in
fact there are only small sections where the  sidewalk abuts the open space.  The proponent has
not satisfied the performance goal: TMC (18.45.050(2)(e) “...expansion of existing
opportunities or provisions for new and improved community or public recreation
opportunities…)

Furthermore, there is no public  access through the development to the open space to the
West..  As show on the proponents map, the only public access to this land is behind lot #23,
24,25,26.  The land behind these lots has rock outcroppings, and is extremely steep with some
vertical rock faces.  This terrain will make the largest open space inaccessible and unusable by
those within the PD community and the larger Twisp community.   This PD again, does not
satisfy the performance goal: TMC (18.45.050(2)(e) “...expansion of existing opportunities or
provisions for new and improved community or public recreation opportunities…)
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● Section 7. Written Planned Development Program and Specifications. Air Quality

Considerations (18.45.050(2)(j)):

Proponents states that this development is, “closer to groceries, banking, entertainment, etc., the

project will result in less miles driven and less automobile emissions”

The proposed development limits alternative green transportation due to its location.  There

are no paths, trails or sidewalks into town.  It is 1.8 (round trip) miles to the nearest public

transit and  2.4 miles (round trip) to the major grocery store. With these restrictions, vehicle

traffic will be the only feasible option.  This PD will diminish air quality due to its challenging

location.  This development fails to address 18.45.050 (2)(j) Air Quality.
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● Section 7. Written Planned Development Program and Specifications.

Proponent states in item (1) ”Increase the number of developable lots within the town, thereby

contributing to a more sustainably affordable community.” The word “affordable” is a

subjective word that needs to be defined if it is to have any weight or lack of.

Moreover, the Proponent states that they are “increasing developable lots.”  This statement is

contradictory and misleading because the proponent also states in their executive summary, “By

Proposing a planned development with only 53 lots there will be less residence in the final build

out than is allowed at this time by current R-1 zoning” Because the proponent has stated

contradictory statements, one suggesting less lots is beneficial the other implying more lots are

beneficial, it is unclear what the proponent is suggesting. Proponents' statement for item  (1) lacks

merit.

Item (3) suggests they own the ridgeline.  They do not.

Proponent states in item (2) “Provide the open space for a park as planned for in the Twisp

Comprehensive Plan.”   The largest open space  has very limited access to it.  There is no public

access through the development, as shown on the proponents map.  The only public access to

this land is behind lot #23, 24,25,26.  The land behind these lots has rock outcroppings, and is

extremely steep with some vertical rock faces.  This terrain will make the largest open space

inaccessible and unusable by those within the PD community and the larger Twisp community.

Proponent states in item (4)  See above address to item (2)

Each of these four stated points by the proponent fail to address or meet the performance goal of

18.45.050 (2)(m)
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● Visual Impacts (18.45.050(2)(f)) and (18.45.030 (2)) states that the proposal shall

give consideration to views...those views from neighboring properties..” in

addition “proposal shall be designed to minimize obstruction… From desirable

view from neighboring properties”

My house was oriented to face the northern range. It is the only house with a desirable

view that could be obstructed by the proposed development.  Without consideration, by

the proponent this view could be partially obscured.   Despite the proponent stating,

“Palm Investments North has made a concerted effort to minimize the visual impacts that this

project will have for the citizens of Twisp and the surrounding areas.” There are no

development plans or documentation that indicates that my view has been considered.

This needs to be addressed per (18.45.030 (2) and (18.45.050(2)(f).

Sincerely,

Doug Irvine
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March 1, 2023 
 
  

19. Updated Comments and Responses 
Orchard Hills Planned Development (PD) - Resubmittal 

 

Palm Investments North LLC 
BY NORTH CASCADES ENGINEERING PLLC 
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Updated Comments and Responses - Orchard Hills PD             
Page | 1 
 

Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 
 

This document has been updated with the comments and responses that have been received since the December 
7 resubmittal.  Most of the comments where consistent with the original comments addressed in this document 
so Palm Investment has augmented the original comments and responses document to clarify earlier responses 
and add new responses.  The changes to the original document have been inserted in italics and blue.  

First, we have read and contemplated all of your comments from the first submittal of the Orchard Hills 
Development.  This review highlighted some deficiencies in both design and communications that we hope we 
have mitigated with this submittal.   

It was at times difficult to make concise responses to comments because a good portion of them where “SEPA 
comments” but related to Twisp code and preliminary design.  The purpose of the SEPA checklist is “to help 
determine whether the environmental impacts of your proposal are significant.”     

The SEPA has been updated with additional information that we have acquired since the original submittal but 
only within the scope of the SEPA process, for current design and compliance to codes please refer to the design 
drawings. 

Some of the comments are confusing the issue at hand.  The planned development proposal put forward by 
Palm Investments North is straight forward.  Palm investments north will dedicate 40% of the lot to open space, 
keep building off the ridge line and limit the number of lots to 52 if the Town of Twisp agrees to allow smaller lot 
sizes and a limited number of zero lot line townhouses (not to exceed two residences per townhouse).  Palm 
investment north is not proposing limitations in addition to the town’s existing codes for residential construction 
be imposed on the future owners of lots within the development.   In theory and in general, since this proposal 
is not exceeding the overall density allowed by R-1 zoning and the zoning process has already undergone the 
SEPA process the additional environmental impact is anticipated to be very small if residences are built in 
accordance with the Town of Twisp’s codes and regulations.  Additional mitigations should only be needed if 
there are environmental concerns that have not already been mitigated by the requirements of the codes and 
standards.  It is Palm Investment North’s opinion that if there are concerns about town wide items such as air 
quality that they should be addressed by modification to the code and apply to all citizens of Twisp equally.  
However, if the Town requests and has good justification for requiring additional construction limitations Palm 
Investments will entertain adding Plat and/or deed restriction to accommodate these requests.  

There was a considerable overlap in the comments that were received, in fact they are surprisingly 
similar, so the 37 most frequent comments have been identified and responded to below instead of 
over and over again in the individual comment sheets. 
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 
 

The Frequent Comment List below has been added to help in navigating to the responses (those with * 
indicate that information has been added or the comment and response is new): 

Frequent Comment #1: The project density is too great and 53 lots is to many. 

Frequent Comment #2: Storm water runoff is going to run off the site and negatively affect Painters 
Addition.  

Frequent Comment #3: The roads proposed are not adequate in width for safety and snow plowing. 

*Frequent Comment #4: The proposed development does not meet the fire code requirement for two 
accesses for developments with over 30 residences. 

Frequent Comment #5: The submittal states that trails and pedestrian access are ideals that are 
aspired to but they seem to be inadequate and there should be a trail to town. 

Frequent Comment #6: Minimum house size of 700sqft is too small. 

Frequent Comment #7: Does the town of Twisp have the resources needed to maintain the new roads 
and open space dedicated to them in this proposal. 

Frequent Comment #8: Pedestrian trails should take priority. 

Frequent Comment #9: Energy source for heat should be limited and not include propane or wood. 

Frequent Comment #10: The painters addition citizens have been hiking and recreating on this property 
and these recreational opportunities need to be maintained. 

Frequent Comment #11: The project is proposed within critical areas (aquifer recharge, and steep 
slopes) as identified by the Town of Twisp that have not been addressed. 

Frequent Comment #12: This development is not low impact. 

Frequent Comment #13: Soil map is not legible. 

*Frequent Comment #14: How will the storm water be collected, treated and infiltrated. 

Frequent Comment #15: May and Harrison Street do not have enough capacity. 

Frequent Comment #16: Parking is not adequately addressed. 

Frequent Comment #17: The roads shown in the submittal are not compatible with snow removal. 

*Frequent Comment #18: There was historical Native American use of the property that would 
preclude it or part of it from development. 

*Frequent Comment #19: How does the development make sure the houses will be affordable. 

Frequent Comment #20: Wood burning stoves should not be allowed.  
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 
 

Frequent Comment #21: Distance to the closest public transit. 

Frequent Comment #22: Not enough detail is given in relation to landscaping. 

Frequent Comment #23: The development will have a negative impact on aquifer recharge. 

Frequent Comment #24: More detail is needed on what grading will be required on the site. 

Frequent Comment #25: Does the town of Twisp water and Sewer infrastructure have the capacity to 
service 53 new lots? 

Frequent Comment #26: Are the streets included in the open space. 

Frequent Comment #27: Are the adjacent lots going to be developed 

Frequent Comment #28: The property was an old orchard and should be tested for arsenic 

Frequent Comment #29: The total estimated impervious area stated as 30% is incorrect. 

Frequent Comment #30: Our kids play in the street and we wish them to be able to continue to do so. 

Frequent Comment #31: May and Harrison Street should be improved as part of this project. 

Frequent Comment #32: The development will cause slope instability and erosion. 

Frequent Comment #33: The development will make the seasonal flooding of Painters addition worse. 

*Frequent Comment #34: May Street is a dead-end street and in the case of wild fire will restrict the 
ability to quickly evacuate all people.  Palm Investments North needs to provide a second access. 

Frequent Comment #35: Lights in the development will cause glare and light pollution and need special 
controls in addition those in the Twisp Municipal Code. 

Frequent Comment #36: The area with seasonal flows is also a wetland and setbacks apply. 

Frequent Comment #37: How will dust be controlled during construction. 

*Frequent Comment #38:  Ridge line not protected; the property does not extend over the top of ridge 
in all areas. 

*Frequent Comment #39:  A decision on whether a to have an alternate fire apparatus access road or 
utilize residential fire sprinklers needs to be made before project can get preliminary approval. 

*Frequent Comment #40:  The Town should not accept the land dedication. 

*Frequent Comment #41:  The Orchard Hills Planned development has extreme wildfire risks. 
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 
 

 

Comments and Responses: 

Frequent Comment #1: The project density is too great and 53 lots is to many. 

Response: The actual density of this project is less than the overall density allowed by R-1 zoning.  Palm 
Investment North, LLC has spent a considerable effort in determining what the best lot layout would be 
to meet the project goals and a good balance in terms of density.   The starting point for this 
calculation was the number of lots that would be allowed if a subdivision per the R1 zoning was 
executed.   The parcel encompasses 16.81 acres or 732244sqft so if 18% is removed for infrastructure 
(the area of the road right of way as currently designed) that leaves 600440 sqft remaining for lots.  
Which equates to 60 ten thousand square foot lots.  By proposing a planned development with only 52 
lots there will be less residences in final build out than is allowed at this time by R-1 zoning and they 
will be concentrated on smaller lots that are below the ridge line and preserve a large portion of lot 
(40%) as public open space.  Since this area is proposed to be dedicated to the town the citizens could 
work with the Town to utilize it in ways that are consistent with the Towns open space policy.  Because 
it was important to Palm Investment North the open space was selected so that a route for hiking to 
the high point of the property was maintained.  Additionally, the smaller lot sizes will be more 
affordable furthering the project goal of helping to provide affordable housing.  The TMC states that 
minimum lot sizes do not apply to planned developments. 

Frequent Comment #2: Storm water runoff is going to run off the site and negatively affect Painters 
Addition. 

Response: The preliminary design of the storm water system has been completed in accordance with 
the Storm Water Management Manual for Eastern Washington.  Like almost all jurisdictions in eastern 
Washington Twisp has adopted this manual as the basis for its storm water management standards 
because it defines the best management practices that are applicable.  Onsite Infiltration is the 
preferred method of disposing of stormwater runoff and this site is especially well suited.  Palm 
Investments North hired Aspect Consulting to analyze the soil and geomorphology to verify the 
feasibility of this approach.  Their conclusion is that the soils are highly infiltrative and deep enough to 
support a storm water infiltration system more than adequate to meet the maximum design storm 
water flows.  The report has been included in our resubmittal.  What does this mean?  It means that 
the storm water system for this development will collect, treat and infiltrate all of the storm water for 
a design storm frequency of 10yrs(Twisp standard) and any runoff in excess of this will be directed to 
the location it would have drained to prior to the development.   There are comments alluding to an 
existing problem of seasonal water flow crossing the property at the south end and flowing into 
Painter’s Addition.  This project will not modify this area of the property and therefore will not solve or 
exacerbate the situation.  Also, to be clear, each residence when built will collect treat and infiltrate 
their storm water as well. 
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 
 

Frequent Comment #3: The roads proposed are not adequate in width for safety and snow plowing. 

Response: Twisp public works also had this concern.  The ask for a variance from town standard has 
been dropped and the roads have been redesigned to meet Town of Twisp standards. 

Frequent Comment #4: The proposed development does not meet the fire code requirement for two 
accesses for developments with over 30 residences. 

Response: An alternate fire apparatus access road has been designed into the project that drops down 
to Issabella Lane to the North.  If easement for this access is unattainable then all Orchard Hills Planned 
Development residences will be equipped with residential fire sprinkler systems in accordance with the 
International fire code.  Both having residential fire sprinklers or having an alternate fire apparatus 
access road clearly meet the requirements of the town code and the requirements as specified by the 
Local Fire District 6 and should therefore have no bearing on the preliminary approval of the project. 

Frequent Comment #5: The submittal states that trails and pedestrian access are ideals that are 
aspired to but they seem to be inadequate and their should be a trail to town. 

Response: Palm Investments North has no control of trail development off of their site.  5’ paved side 
walks have been included adjacent to the roadways within the development and the open spaces is 
situated to allow for a hiking trails within them.  It seems that a likely pattern of town walking access 
will develop, (contingent on adjacent land owners) that would include walking down the north fire 
access to Issabella Lane, continuing east across May Street and using the existing path down to the 
Twisp Community Center. 

Frequent Comment #6: Minimum house size of 700sqft is too small. 

Response: This request for variance has been dropped from the proposal. 

Frequent Comment #7: Does the town of Twisp have the resources needed to maintain the new roads 
and open space dedicated to them in this proposal. 

Response: Palm Investments North cannot speak directly to the resources that the town of Twisp has 
but in consulting with Twisp public works this has been one of their concerns.  The current design has 
consolidated the road and utility system onto less road length while making them wider and easier to 
maintain.  Further development of the open spaces has been removed from the project because it was 
indicated that it would be more appealing to not have the additional infrastructure to maintain at this 
time. 

Frequent Comment #8: Pedestrian trails should take priority. 

Response: 5’ paved sidewalks have been included adjacent to the roadways within the development 
and the open space maintains the opportunity for hiking by accessing the ridge line off of Harrison and 
hiking north or accessing the open space off of Harrison to the south. 
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Palm Investments North LLC 
28 Longhill Rd, Winthrop, WA 98862 
 

Frequent Comment #9: Energy source for heat should be limited and not include propane or wood. 

Response:  Palm Investments North in general agrees with these concerns but does not believe that 
restricting the emissions from heating equipment more than the requirements of the TMC would 
further the primary goal of providing affordable housing.  The current requirements of the TMC are “All 
uses that produce emissions shall comply with the requirements of the Environmental Protection Agency and/or 
the Washington Department of Ecology." 

Frequent Comment #10: The painters addition citizens have been hiking and recreating on this 
property and these recreational opportunities need to be maintained. 

Response: First Palm Investments North would like to remind commentors that they do not have any 
right to enter the private property of others without their consent.  However, a fundamental design 
parameter for this development was to layout the open space to accommodate public access to these 
opportunities. If the open space is acquired by the Town it will then become public property after 
which it is assumed that this access would be reserved into the future. 

Frequent Comment #11: The project is proposed within critical areas (aquifer recharge, and steep 
slopes) as identified by the Town of Twisp that have not been addressed. 

Response:  The proposed project will have no negative impacts related to the critical areas criteria.  
The development will treat and infiltrate storm water as required by the town codes.  All surface 
water, except in extreme storms, will be infiltrated and go towards recharging the aquifer.  Steep 
slopes have been avoided within the developed lots and the Geotech report has not identified any 
areas of concern.  The Geotech has cleared road cuts and graded slopes with 1:2 slopes as long as basic 
stabilization measures are implemented such as jute matts and hydroseeding.  The specification of this 
will be included in the final design.  See the preliminary grading plan that has been included in the 
resubmittal for an idea of how this will be implemented. 

Frequent Comment #12: This development is not low impact. 

Response: By consolidating the improvements and infrastructure onto 60% of the property and 
limiting the residences to 52 instead of 60 this project has much less impact than the alternatives.  
Some impact is unavoidable and further impact reduction is not feasible due to the requirements of 
the Twisp public works and the applicable codes.   

Frequent Comment #13: Soil map is not legible. 

Response: This map should be legible in this submittal.  Since the last submittal we have hired the 
services of a Geotechnical Engineer that has verified that the soils present on site are all conducive to 
the proposed development.  See included geotechnical report.   

Frequent Comment #14: How will the storm water be collected, treated and infiltrated. 
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Response: The storm water system for this development will collect, treat and infiltrate all of the storm 
water for a design storm frequency of 10yrs(Twisp standard) and any runoff in excess of this will be 
directed to the location it would have drained to prior to the development.  Palm Investments North 
hired Aspect Consulting to analyze the soil and geomorphology to verify the feasibility of this approach.  
Their conclusion is that the soils are highly infiltrative and deep enough to support a storm water 
infiltration system more than adequate to meet the maximum design storm water flows.  The report 
has been included in our resubmittal.  It is required that the storm water system meet the requirements 
of the Stormwater Manual for Eastern Washington.  This is based on the best management strategies 
for storm water systems for Eastern Washington.  The system will be approved by and inspected by the 
city before occupancy. 

Frequent Comment #15: May and Harrison Street do not have enough capacity. 

Response:  Palm Investments North has hired SCJ to do a preliminary traffic study to determine the 
probable traffic that will result from the project.  This report has been included in the resubmittal.  
They anticipated that both May and Harrison streets will see a peak hourly increase of 55 trips and an 
additional 563 daily trips.  Although these are an increase in traffic flows, they do not represent an 
excessive traffic volume for the types of streets involved.  The report has been made available to the 
Town and no request for additional information has been made. 

Frequent Comment #16: Parking is not adequately addressed. 

Response:  Twisp code requires that each residence have 2 off street parking stalls per residence and 
Palm Investment is not requesting a variance from this.  In addition, Twisp Public Works has requested 
that an 8’ gravel parking strip be installed on both sides of the roads and this has been incorporated 
into the resubmittal. 

Frequent Comment #17: The roads shown in the submittal are not compatible with snow removal. 

Response:  Twisp Public works agreed with this comment and after meeting with them they requested 
the current street section that includes (2) 11-foot paved lanes and (2) 8 parking lanes which in their 
opinion gave ample room to clear snow. 

Frequent Comment #18: There was historical Native American use of the property that would preclude 
it or part of it from development. 

Response:  The Methow Artifacts Research Project has no record of any artifact being found on the 
property and known locations of native American settlements were all along the Twisp and Methow 
rivers.  Camping upon this property was unlikely due to the lack of a reliable water source.  It is 
probable that many of the peoples on the surrounding areas hiked to the top of the property to enjoy 
the vista much as many of the residents of Twisp do today.  The high points of the property are all 
proposed to be protected from further development.    

Palm Investments North has reached out to the Colville Tribe and is awaiting their return call. 
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Frequent Comment #19: How does the development make sure the houses will be affordable. 

Response:  Palm Investments North has been in direct communications with The Methow Housing 
Trust and, although an agreement has not been finalized, we are hopeful that they will be procuring 10 
of the lots to construct housing upon.  Additionally, the cost of smaller lots and the ability to build 
smaller houses should both hold the cost down.  By adding to the inventory of buildable lots within 
Twisp it should help to keep prices affordable. 

Just committing to selling lots at under market value is not an option to control cost because this would just 
cause speculation buying.  Winthrop has just done a housing analysis and determined that the largest driver of 
housing cost is supply.  This project will represent more than a fivefold increase in the number of buildable lots 
and these lots will have guaranteed water and sewer. 

Smaller lots do cost less.  There is a reason that the first question when getting a lot appraised is the area.  Tax 
appraisal is based on sqft.  Lots sale by the square footage.  The base price is set by the area and then modified 
up or down to represent the value or lack of value of other futures. 

Frequent Comment #20: Wood burning stoves should not be allowed. 

Response:  Palm Investments North in general agrees with these concerns but does not believe that 
restricting the emissions from heating equipment more than the requirements of the TMC would 
further the primary goal of providing affordable housing.  The current requirements of the TMC are “All 
uses that produce emissions shall comply with the requirements of the Environmental Protection Agency and/or 
the Washington Department of Ecology." 

Frequent Comment #21: Distance to the closest public transit. 

Response:  The closest public transit stop is the intersection of Glover St. and Twisp Ave which is 
approx. 2000 feet as the crow flies from the proposed development. 

Frequent Comment #22: Not enough detail is given in relation to landscaping. 

Response:  The bulk of the landscaping will be up to the individual lot owners the same as the adjacent 
Painters Addition and the open space will be unmodified from its natural state.  The property has 
water rights on the MVID ditch that will be available to land owners if their lots are within the area 
served by the ditch.  The location of landscaping along the road right of way can be seen in the 
landscaping plan and at when building permits are obtained from the Town of Twisp for the building of 
structure, they will be required to meet the towns minimum standards.  Additionally, please note that 
this is a single-family residential development and TMC 18.20.160 (2)(1) states " In no case shall 
landscaping regulations apply to single family residences." 

Frequent Comment #23: The development will have a negative impact on aquifer recharge. 

Response:  By collecting and infiltrating all of the storm water up to the 10yr storm no perceivable 
negative impact to aquifer recharge will occur.   
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Frequent Comment #24: More detail is needed on what grading will be required on the site. 

Response:  In general, the design minimizes grading for road and utility installation.  For further 
information on this see the preliminary grading plan included with the resubmittal. 

Frequent Comment #25: Does the town of Twisp water and Sewer infrastructure have the capacity to 
service 53 new lots? 

Response:  Palm Investments North has been assured by Twisp public work that the water and sewer 
systems have the needed capacity for this development.  Additionally, a good portion of the lots have 
water rights on MVID and this will remove irrigation flows for those lots from the Town water system. 

Frequent Comment #26: Are the streets included in the open space. 

Response:  As required by the Town of Twisp the area of streets and their associated right of ways are 
not included when calculating the open space. 

Frequent Comment #27: Are the adjacent lots going to be developed. 

Response:  Palm Investments North has no control over whether adjacent lots are developed or not 
but the Town of Twisp development standards assume that eventually all lots will be developed.  Palm 
Investments North owns no other properties in the vicinity of this development. 

Frequent Comment #28: The property was an old orchard and should be tested for arsenic. 

Response:  This was a good recommendation and Palm Investment North has had the property tested 
for arsenic.  Arsenic was found to be present but not primarily in the location of the old orchard and at 
depth that are not consistent with pesticide application.  The arsenic found is highest in concentration 
the higher you go and closer to the rock outcropping and seems to be natural background arsenic.  
Palm Investments North will coordinate with the Department of Ecology on any mitigation required.  
The types of mitigation that is usually done is outlined the Department of Ecology’s “Model Remedies 
for Former Orchards”.    

Frequent Comment #29: The total estimated impervious area stated as 30% is incorrect. 

Response:  This is the basis of the estimated impervious area.  The current design has 1945 ft of roads 
with 22 ft width of paved lanes, 16 ft width gravel parking and 5 ft width of paved walkway which 
equate to 83635 sqft, 6180 sqft for fire apparatus access road, 14800 sqft for private access corridors, 
300 sqft per lot allotment for parking and driveways (15,600 sqft total) and 1800 sqft per lot of 
structure (93,600sqft total) giving a total estimated impervious area of 213,815 sqft .  The total sqft of 
the parcel being developed is 732,243 sqft.  After dividing the total square footage into the estimated 
impervious area you get .292 or 29.2%. 

Frequent Comment #30: Our kids play in the street and we wish them to be able to continue to do so. 
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Response: Palm Investment North would never recommend that kids play in any street.  It would be 
much safer for these kids to play in the open spaces provided by this project. 

Frequent Comment #31: May and Harrison Street should be improved as part of this project. 

Response: Palm investment has hired the outside consultant SJC to approximate the additional traffic 
that will be the result of this project and evaluate the traffic impacts.   The additional 563 trips per day 
are not anticipated to exceed the capacity of the existing roads and trigger road improvements.   

Frequent Comment #32: The development will cause slope instability and erosion. 

Response:  Palm Investment North’s geotechnical consultant Aspect Consulting has determined that 
slopes 1:2 rise to run can be easily stabilize with hydro seeding and jute mats with the soil types that 
are found on the site.  The preliminary grading plan has been developed with this as a design 
constraint.  The Geotech report has been included in this resubmittal. 

Frequent Comment #33: The development will make the seasonal flooding of Painters addition worse. 

Response:  As described by the commentors there is a problem with water crossing the area of the 
development proposed as open space at the south end.  This area of the development is the natural 
drainage path for water that originates offsite. This drainage path will not be modified and therefore 
will not solve or exacerbate the situation. 

Frequent Comment #34: May Street is a dead-end street and in the case of wild fire will restrict the 
ability to quickly evacuate all people.  Palm Investments North needs to provide a second access. 

Response:  The Town is aware of this situation and has for many years been trying to provide a 
solution that is feasible both in terms of right of way and financing.  The town and Palm Investments 
spent a considerable amount of time and effort trying to work together to find a feasible alternate 
access to May Street and Palm investments was willing to assist in the construction of this access.  
However, as most of Painter’s Addition residents are probably aware, just finding a feasible route is 
extremely difficult.  To make a long story short the Town of Twisp agreed that the burden of an 
alternate access shouldn’t be the responsibility of Palm Investments North and this should not be a 
limiting factor for the planned development.  The Town has pledged to keep trying to find a solution to 
this issue and Palm Investments North agreed to assist as much as possible.  The development as a 
whole should reduce the overall wild fire risk to Painter Addition by providing a buffer of fire hydrants 
and irrigation sources to the West. 

A large number of the Orchard Hill second round comments further emphasize the wildfire concerns of the Twisp 
residents.  Palm investments heard these concerns , and made a concerted effort to identify the state of the art 
measures to adequately address them. 

After extensive investigation the code that best addresses and mitigates the risks presented by wildfire is the 
2018 International Wildland Urban interface code.   This code has been compiled in coordination with the 
International Associations of Fire Chiefs and the National Association of State Fire Marshals.  “It is founded on 
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data collected from tests and fire incidents, technical reports and mitigation strategies from around the world”. 
Washington state has adopted portions of this code but did not adopt the sections on water supply and access 
requirements. 

Palm investments north proposes going above and beyond the state code using CC&Rs and requiring building 
within Orchard Hills meet the requirements of the 2018 International Wildland Urban Interface code including 
those items not adopted by the State.   

Palm Investments North believes that all neighborhoods should have an evacuation plan that are updated 
regularly.   

Frequent Comment #35: Lights in the development will cause glare and light pollution and need 
special controls in addition those in the Twisp Municipal Code. 

Response: Palm Investments North does not believe this to be the case primarily because when 
looking up from Twisp proper the houses in Painter’s Addition will be in the line of site of most of the 
houses that will be constructed within the development.  The Painter Addition houses have no 
additional lighting constraints and to our knowledge there has been no glare or light pollution 
complaints directed toward them.  Additionally, TMC has requirements related to glare in the general 
provisions that must be met before issuance of a residential building permits. 

Frequent Comment #36: The area with seasonal flows is also a wetland and setbacks apply. 

Response: Palm investments North hired an outside environmental consultant, Grette and Associates, 
LLC, to determine if any wetlands were present on the site and delineate them if they were present.  
No wetlands were found.  Grette and Associates’ report has been attached to the resubmittal. 

Frequent Comment #37: How will dust be controlled during construction. 

Response:  The Department of Ecology publication “Methods for Dust Control” 2016 will be utilized to 
prepare a dust control plan in accordance with the town of Twisp’s codes and regulations.  This will be 
finalized prior to the final permit application. 

Frequent Comment #38:  Ridge line not protected,  the property does not extend over the top of ridge 
in all areas. 

Response: The property to the west is in Okanogan Co. and has a 25’ set back, therefore no buildings 
can be constructed within 25’ of property line.  Additionally, the owner of the property to the west has 
testified that looking out 50yrs there are no plans to develop their property and they are generally 
averse to having the property developed at all. 

*Frequent Comment #39:  A decision on whether a to have an alternate fire apparatus access road or 
utilize residential fire sprinklers needs to be made before project can get preliminary approval. 
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Response: Both having residential fire sprinklers or having an alternate fire apparatus access road 
clearly meet the requirements of the town code and the requirements as specified by the Local Fire 
District 6 and should therefore have no bearing on the preliminary approval of the project. 

*Frequent Comment #40:  The Town should not accept the land dedication. 

The comprehensive plan indicates that a park is desired in the Painter’s Addition neighborhood and this 
dedication provides the property on which to this park could be located.  The dedication of this land to 
the town allows the Town of Twisp and its citizens to control its future and assures that the citizens 
have access to it.  If the Town determines that this acquisition is unappealing to them Palm investments 
north is willing to entertain the formation of a home owners association to manage it.  It is worth 
noting that this land would be owned by the members of the HOA and public access to it would be at 
their discretion. 

 Frequent Comment #41:  The Orchard Hills Planned development has extreme wildfire risks. 

The International Wildland Urban Interface Code has a fire hazard severity form that can be used to 
quantify the relative fire risk that a development or neighborhood has.  We have filled out this form 
below for the Orchard Hills Planned Development.  This process of determining fire risks highlights how 
the overall risk is the combination of multiple factors.  There are much more efficient means of lowering 
fire risk than adding additional accesses.  Note these are meant to be filled out by the fire authority and 
should be verified by the towns fire authority. 

 

 

Proposed Conditions of Approval 

11. CC&R’s will be provided for review with the Final Plat that all homes meet the 2018 International 
Wildland-urban interface code and that all homes be equipped with fire sprinklers.  A note on the final 
plat will also be required referencing the requirement that all homes meet the 2018 International 
Wildland-Urban Interface code and fire sprinklers be provided. 

 

12. A note on the final plat map shall state that areas of the site the is served by Methow Valley 
Irrigation District shall have automatic irrigation systems installed to aid with fire protection. 
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Orchard Hills Planned Development Fire Risk:
A.  Subdivision Design Points

1.  Ingress/Egress
Assoc. 
Points

Allotted 
Points

Two or more primary roads 1
One Road 3 3
One-way road in, one-way road out 5

2.  Width of Primary Road
20 feet or more 1 1
less than 20 feet 3

3.  Accessibility
Road Grade 5% or less 1
Road Grade more than 5% 3 3

4.  Secondary Road Terminus
Loop roads, cul-de-sacs with an outside turning radius of 45 feet or greater 1
Cul-de-sac turnaround 2
Dead-end roads 200 feet  or less in length 3 3
Dead-end roads greater than 200 feet in length 5

5.  Street Signs
Present 1 1
Not present 3

B.  Vegetation as defined by the International Wildland Urban Interface Code.
1.  Fuel Types

Light 1
Meduim 5 5
Heavy 10

2.  Defensible Space
70% or more of site 1
30% or more, but less than 70% of site 10 10
Less than 30% of site 20

C.  Topography
8% or less 1
More than 8% but less than 20% 4
20% or more but less than 30% 7 7
30% or more 10

D.  Roofing Material
Class A Fire Rated 1 1
Class B Fire Rated 5
Class C Fire Rated 10
Notrated 20

E.  Fire Protection-Water Source
500 gpm hydrant within 1000ft 1 1
Hydrant farther than 1000 ft 2
Water source 20 min or less round trip 5
Water source farther than 20 min and 45 min or less round trip 7
Water source farther than 45 min. round trip 10

F.  Existing Building Consruction Materials
Noncombustible siding /deck 1
Noncombustible siding /combustible deck 5 5
Combustible siding and deck 10

G.  Utilities (gas and electric)
All underground utilities 1 1
One underground utility 3
All above ground 5

Summation of Points 41

Moderate hazard = 40-59 points
High hazard = 60-74 points
Extreme hazard = 75+ points
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March 7, 2023 

 

Dear Twisp Planning Commission, 

 

As you consider whether to recommend preliminary approval of the Orchard Hills Planned 

Development, you may also be considering whether to recommend that the Town Council accept 

ownership of and responsibility for the 6.8 acres of open space that Palm Investments North 

proposes to dedicate to the Town of Twisp. 

 

This open space is included in the Parks and Recreation Comprehensive Plan, and described as 

follows: 
4d. Schoolhouse Bluff Overlook 

The rocky outcrop overlooking town above the Isabella Ridge development provides great 

views of Twisp, the Methow Valley, and the Sawtooth and Cascade Ranges. It is entirely on 

private land. Development pressure of neighboring sub-divisions is high. Though no cur- 

rent action is recommended, the landowner has expressed openness to potentially devel- 

oping, though not in the immediate future, a low-impact public overlook and access trail. 

(See 2022 Town of Twisp Comprehensive Parks and Recreation Plan, page 25). 
  

The proposed Orchard Hills open space is characterized by steep slopes, erosion-prone soil, 

prominent views, and a shrub steppe ecosystem; the 6.8 acres should absolutely be excluded 

from development for both ecological and aesthetic reasons. 

 

But I am genuinely uncertain as to whether the Town of Twisp is the right recipient of this open 

space, at this time. Below are three main reasons for my uncertainty, in the form of questions. 

 

Question 1. 

Is there adequate area, either on or adjacent to the 6.8 acres of open space, to provide ADA 

accessible parking so that all citizens have access to this open space, particularly when it 

(eventually) includes an “official” trail and other park-like amenities such as interpretive signage 

or an overlook? 

 

Question 2. 

Does the Town of Twisp have the resources and the partnerships in place to make sure that 

trails across the open space are sustainable and maintainable? Currently several “social 

trails” cross the property, but if the hillside experiences more public use, a planned trail system 

will need to be built, in order to prevent erosion and rutting, and preserve the shrub steppe plants 

from over-trampling. 

 

Question 3. 

Are there other options for preserving the 6.8 acres of open space (e.g., retaining the open 

space within the development, but with a conservation easement)? If so, would public access 

to the open space be allowed, and who would maintain trails and care for the land? 

 

Thank you for listening to and considering the many thoughtful public questions, concerns, and 

comments that have been shared in response to the proposed Orchard Hills development. 

 

Ellen Aagaard 
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Written Comment for March 8th Orchard Hills Hearing 

 

At the Feb 8th Orchard Hills public hearing, there were several verbal comments from concerned citizens 

who claimed that Methow Housing Trust staff had told them (at a public housing update the night 

before) that MHT has “no interest” in the possibility of buying lots and offering permanently affordable 

housing in the proposed Orchard Hill neighborhood.  Those representations were not accurate or true, 

and I’d like to clarify MHTs interest in this project. 

Although the applicants did overstep by stating in their pre-application that MHT is a partner that will 

likely to buy 10 lots, the applicants did meet with me several times in 2022 to assess MHT’s interest in 

being a partner, because they are very committed to finding concrete ways for this planned 

development to be of service to local housing needs.  In those informal meetings, I explained to the 

Palms that MHT might be interested in purchasing some lots from them, but that I could not move at 

their pace to formalize such an agreement, as it will come down to the size, steepness, location, and 

price of the lots offered, and just as importantly, whether or not MHT would be able to raise the money 

to purchase lots in Orchard Hills, weighing that land acquisition opportunity against other important 

housing projects in the community.  I explained that it would not be possible me to make a 

determination through our board process in time to be included in the application, but that in general, 

we support their efforts to add to the local housing stock, particularly if they are willing to implement 

affordability tools through a ground lease (the Community Land Trust approach) or deed restrictions 

that could ensure that the lots (or future homes) serve people who live and work in our community.   

MHT has not said yes or no to a future role in this development, and we are hopeful that we will have an 

opportunity to consider being a part of it when more details are available to help us assess the 

opportunity. 
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                 Via E-Mail: townplanner@townoftwisp.com 
 

Kurt E. Danison, Town Planner 
Town of Twisp 
P.O. Box 278 
Twisp, WA 98856 

June 23, 2023 

Re: Comments on MDNS and proposed conditions of approval  
Project File Number PD22-02 

Dear Mr. Danison:  

As you are aware, we represent Palm Investments North, LLC, with respect to their Orchard Hills 
Planned Development. Contained in this letter as well as the attached submittal materials, we 
provide our comments regarding the MDNS mitigation measures/project conditions of approval 
as well as concerns regarding the Town Council’s review of the project.  

As a procedural matter, we are very concerned about the Town’s process leading up to the Council 
meeting on June 27, 2023. The Town reissued the SEPA threshold determination twice earlier in 
the year in order to accommodate the general public’s ability to comment and provide testimony. 
The most recent version of the MDNS provides for a comment deadline of June 23rd and appeal 
deadline of July 19, 2023. No further explanation is provided for this appeal deadline, which does 
not appear to readily correlate to any state or town regulation.  

Staff then advised the applicant that the Town Council would hear a presentation from staff on 
June 13 and vote on the project at its regular meeting on June 27th. The applicant did not receive 
any other, earlier notice of those dates. The applicant promptly let staff know that its planner and 
legal counsel could not attend the June 27th meeting so as to provide its comments on the project 
and proposed conditions of approval. The applicant requested the project be placed on the next 
regular Town Council meeting, July 11th. However, staff advised that the schedule was set based 
on the published MDNS (despite there being no information therein about these dates). This 
situation prejudices the applicant as it does not have the ability to advocate for its project as it 
would in any other application review process in other jurisdictions.  

Despite our objection, we understand the Council will proceed with its action on June 27th. In 
doing so, we ask the Council ensure it follows the procedures set forth in TMC 18.45.060(5). More 
specifically, the Town Council can either vote summarily to approve the recommendation of the 
planning commission, i.e. to approve the Planned Development, or take other action. In the event 
of any other action, the Town Council must then set a date for public hearing. We believe the 
project is appropriately approved, albeit with the following conditions removed or modified as 
requested.  
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*** 

With respect to the substantive SEPA mitigation and proposed conditions of approval, we 
generally support these conditions and certainly project approval with exception to the following 
conditions for the reasons stated herein and in the attached materials.  
The use of a mitigated determination of non-significance (MDNS) has been viewed very favorably 
by the Washington courts. See, Hayden v. City of Port Townsend, 93 Wn.2d 870, 880, 613 P.2d 
1164 (1980) (overruled on other grounds); SANE v. Seattle, 101 Wn.2d 280, 676 P.2d 1006 (1984). 
The MDNS process accomplishes efficient, cooperative reduction or avoidance of adverse 
environmental impacts: “The mitigated DNS provision in WAC 197–11–350 is intended to 
encourage applicants and agencies to work together early in the SEPA process to modify the 
project and eliminate significant adverse impacts.” Anderson v. Pierce County, 86 Wn. App. 290, 
304.  
It is very important to bear in mind that SEPA “does not require that all adverse impacts be 
eliminated; if it did, no change in land use would ever be possible.” Maranatha Mining, Inc. v. 
Pierce County, 59 Wash. App. 795, 804, 801 P.2d 985 (1990).  Instead, SEPA and the use of 
mitigation measures are used to achieve balance and control rather than to preclude development. 
Cougar Mountain Associates v. King County, 111 Wn.2d 742, 753, 765 P.2d 264 (1988).  

By statute, cities may condition project approvals to mitigate a “direct impact that has been 
identified as a consequence of a proposed development, subdivision, or plat.” RCW 82.02.020. 
However, the Town has the duty to establish that exaction (whether restricting the use of land 
through a buffer or requirement that the applicant construct infrastructure) is “reasonably 
necessary as a direct result of the proposed development or plat.” Id; See e.g. United Development 
Corp. v. City of Mill Creek, 106 Wn. App. 681, 698, 26 P.3d 943 (2001).  

It is essential that the Council carefully consider the actual evidence in evaluating this project 
rather than on general fears or unsupported concerns. Washington courts have long explained that 
a Council should not make decisions based only on public perceptions, such as general discontent 
over adding housing, is not lawful. Maranatha Mining, Inc. v. Pierce County., 59 Wn. App. 795, 
805, 801 P.2d 985 (1990) (the Court scolded the Pierce County Council for basing its decision “on 
community displeasure and not on reasons backed by policies and standards as the law requires”). 
Instead, the Council can and should carefully consider the evidence in the record and issue its 
decision based on that information. In doing so, we are confident that the Council will find the 
project is well designed and supported by expert evidence, consistent with the Town’s adopted 
regulations and policies.  

Our comments and requests regarding the following conditions of approval/mitigation measures 
are based on the previously submitted expert consultant reports as well as the attached materials 
from LDC and Aegis Engineering, a well-known fire protection engineering firm. They have based 
their evaluation on the most conservative assumptions reasonable for the project. Even with those 
assumptions, Aegis does not find that certain conditions, including Conditions 16 and 18, are 
warranted.  
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Condition 7. “The proposed second access from the proposed development to Isabella Lane be 
built to International Fire Code standards for an emergency fire apparatus access and be signed 
as such prior to final approval.” 
The applicant does not have easement rights to build this access within the Town easement. In the 
Amended Easement, recording number 3269852, the Town relinquished its prior right of way for 
a very narrow easement limited to Public Works access to the water tanks and public, 
nonmotorized recreational use. Because the Town relinquished its right of way, the Town’s actions 
have unilaterally operated to limit access. As a result, the applicant volunteered to provide fire 
sprinklers in the homes, standard mitigation where secondary access is not available. See attached 
materials.  
The applicant will voluntarily work further with the Town to accomplish secondary access, if 
feasible but this should not operate as a condition of approval. We respectfully request the Council 
either remove this condition from its approval or amend the condition as follows: 

If feasible, the proposed second access from the proposed development to Isabella Lane 
should be built to International Fire Code standards for an emergency fire apparatus access 
and be signed as such prior to final approval.  If this or other secondary access is not 
available prior to approval of the first building permit, all homes within the development 
will be provided with automatic fire sprinkler systems meeting the most current code at the 
time of building permit submittal. 

 
Condition 8. “That a traffic study be completed analyzing the impacts of the development on the 
capacity of the intersections of May Street and Second Avenue and Second Avenue and SR 20 
during emergencies. Potential mitigation measures required of the applicant for addressing 
identified impacts on intersection capacity shall be as determined by the analysis.” 
The identified intersections currently operate at levels of service A and B during peak hours, i.e. 
the best level of service possible for this type of intersection. The traffic engineering for the project 
projects LOS A for the intersection of 2nd Avenue and May Street in 2028 with or without this 
project. As the expert traffic engineers concluded: “An evaluation of the existing 2023 and 
projected 2028 horizon year with and without the project traffic was performed. All of the study 
area intersections are projected to operate at LOS B or better. This indicates that even during high 
traffic events, including emergency situations that might funnel additional traffic through the study 
area, the intersections should operate with an acceptable level of service.” 
We respectfully request the Council remove this condition from its approval.  
Condition 12. “That prior to final approval the applicant participates with the Town in the 
amendment of the adopted Comprehensive Emergency Response Plan that sets forth a plan for 
traffic control in the event of a wildfire or other emergency that necessitates evacuation of the May 
Street neighborhood.”  
This condition requires action that is beyond the applicant’s control. The applicant is certainly 
prepared to participate with the Town on an amendment as described if the Town does proceed 
with any such work. While this could result in voluntary actions from the applicant, depending on 
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the timing of the Town’s amendment, this condition cannot and does not purport to make the 
project approval on future, unknown conditions.  
We respectfully request the Council remove this condition from its approval. The applicant will 
voluntarily participate with the Town if the Town takes action to amendment the Emergency 
Response Plan, but this should not operate as a condition of approval. 
Condition 15. “That the Town amend its Capital Facilities Plan and Six Year Transportation 
Improvement Plan to add a second point of access from the May Street neighborhood to the Twisp 
Carlton Road with the intent of completing the project within 5 years.” 
This condition does not relate to the project or set forth actions that would be within the applicant’s 
control. The applicant wholly supports a second point of access from the neighborhood to the 
Twisp-Carlton Road. However, as written, this would not condition the project per se, nor would 
the Town have authority to impose such a condition as it requires action on the part of the Town, 
potentially including condemnation, rather than the applicant.  
We respectfully request the Council remove this condition from its approval. The applicant will 
voluntarily coordinate with the Town whenever the Town takes action to add a second point of 
access to the May Street neighborhood, but this should not operate as a condition of approval.  
Condition 16. “That a 100-foot-wide buffer as per Fire Marshall recommendation be created 
along the western boundary of the development from the western property line to Harrison Street. 
Such buffer shall be gravel, irrigated grass or other acceptable fire-resistant vegetation and must 
be completed prior to deeding of open space to Town.”  
As a prefatory note, the Town has not adopted the Wildlife-Urban Interface Code (WUI Code) 
which consists of a set of model regulations and solutions that cities and counties can, but are not 
required to, adopt.  Nonetheless, the project consultants have reviewed the project under that WUI 
Code, including the project rating standards and find this condition is not warranted. See attached 
materials.  
The applicant objects to this condition as exceeding what the WUI Code outlines, particularly for 
the rating of this project thereunder. The WUI Code does not recommend any buffer, let alone 
100-feet in width, for projects such as that proposed. The City has no regulation or policy 
supporting this buffer, nor any best management, engineering or scientific basis to impose such 
buffer. Instead, the applicant has volunteered to develop a fire hazard reduction plan to be 
implemented as outlined in condition 17 and Appendix B of the WUI code.   
We respectfully request the Council remove this condition from its approval.  
Condition 18. “That the PD be redesigned to eliminate proposed townhomes and modify lot sizes 
that ensure that there is a minimum of 30 feet of clear space between the eave line of structures.” 
As discussed in the attached materials, under the WUI Code, where the overall project is protected, 
the individual homes do not each need their own defensible space based on the low fire risk 
resulting from the type of construction.  
We respectfully request the Council remove this condition from its approval.  
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Condition 29. “Covenants, Conditions and Restrictions must be developed and provided to the 
Town that address the following items: 
Maintenance of private access and utility easements 
Landscape standards for individual lots  
Limitation of one wood burning device for each home  
Design criteria and standards for new homes and accessory buildings 
Exterior lighting standards (dark sky compliant)” 
These provisions are common for plat restriction notes on a final plat rather than being imposed 
through CC&Rs. We do recognize that the project would have some CC&Rs based on applicable 
state law, but limiting the extent of those will reduce immediate and long-term homeowner costs 
and financing burdens. We request the Town modify Condition 29 to state “Covenants, Conditions 
and Restrictions Final plat notes must be developed….”  

*** 

With the foregoing in mind, we respectfully request the Town Council approve the project. We 
request the Council remove Conditions 8, 12, 15, 16, and 18 as not appropriate conditions imposed 
on the project. As discussed above, the applicant desires to voluntarily work with the Town on 
future planning. As also discussed, the applicant has voluntarily upgraded the project in various 
ways to comport with the WUI Code recommendations and provide a community that will be a 
very positive addition to the community. With respect to Conditions 7 and 29, we request the 
Council modify said conditions as stated above.  

Sincerely, 

 
Duana T. Koloušková 
 
Direct Tel: (425) 467-9966 
Email: kolouskova@jmmklaw.com 
 
Attachments:  
LDC Memo, June 21, 2023 
Aegis Fire Protection Summary, June 22, 2023 with attachment 
 
 
2023-06-22 Town Planner Ltr 1699-001.docx 
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Appeal of MDNS (Dated May 24, 2023 under SEPA) and 
MDNS/Project Comments  

TWPD 22-02, Orchard Hills Planned Development 

Submitted: June 23, 2023 

 From: Isabelle Spohn,  419 N. Methow Valley Highway, Twisp, Wa. 98856. 509-997-4425. 

Submitted electronically to:    townplanner@townoftwisp.com,  

 deputyclerk@townoftwisp.com 

     clerktreasurer@townoftwisp.com 

To: Kurt Danison, Town of Twisp Planner  

      Randy Kilmer, Town Clerk and Treasurer 

      Heather Davis, Deputy Clerk and Planning Commission 

Dear Mr. Danison,  Ms. Davis,  and members of the Twisp Planning Commission:  

Thank you for this opportunity to comment on the SEPA process for the Orchard Hills 
development proposal and on the project itself.  Please consider this letter an appeal of  the 
MDNS due to concerns that have been previously expressed by the public and have still not 
been adequately addressed with appropriate mitigations in the MDNS as written.   

In addition, I am incorporating by reference any and all comments and appeals I previously 
submitted for: 

DNS dated 6/26/22; 

 MDNS dated 1/ 5/23;  

 MDNS dated 2/1/23  

A.  PROCEDURAL CONCERNS: 

*The Threshold Determination was not available to the Planning Commission during its 
review and discussion on May 10th and May 17th.  The SEPA process was not complete at the time 
of the deliberations of the Planning Commission, including Findings of Fact and Proposed 
Conditions. It is required by Twisp Municipal Code that the Threshold Determination and Findings 
of Fact be available at the time the Planning Commission reviews the project. The current 
description of the project being presented to the Town Council is out of date.  
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*I am filing this appeal electronically in a timely fashion by the end of the business day today. 
Hopefully they will be accepted. However, since the Town’s offices are closed on Friday, this 
presents a complication for others who do not file such documents electronically. 

*While public comments are due today, there is no up-to-date map of revisions to the last 
proposal/DNS.  Thus it is not possible for the public to comment in a knowledgable manner by 
today. Due to numerous changes and re-written documents over the time this development has been 
under discussion, there is confusion as to how this proposal will look as currently planned with no 
updated site plan containing revised housing density, egress in case of wildfire, etc.  Numerous 
changes and suggested (or delayed) changes need to be incorporated into a fresh and accurate 
application, Threshold Determination/MDNS, and site plan for the public to review.  

*Published deadline of July 19th for appeal to Superior Court is not clear in relation to the 
deadlines in Code. 

*There is no way the Planning Commission can logically recommend approval of such a 
project before existing adequate egress in regards to fire actually exists  - which it clearly does 
not. Possibilities for adequate egress  have been discussed, but nothing has been confirmed in 
regards to legal access, enforcement of this access and the conditions required. In fact, it appears 
more than likely that such egress will not materialize.  

In conclusion, neither can the Planning Commission pass on an adequate recommendation to the 
Town Council as to SEPA, the MDNS or comment on the project itself without a revised 
application, revised site plan, and adequate map that can be clearly understood by the Commission 
and the commenting public.  

B.  SUBSTANTIVE ENVIRONMENTAL ISSUES IN RELATION TO THE 
MDNS, REQUIRING AN EIS OR UPDATED MDNS FOR THE PLANNING 
COMMISSION.   

1) MDNS and Traffic backup probability in the area of  the junction of May Street/
Lookout Mountain Road/Twisp River Road and Twisp Fire Hall parking lot   

Fire in such a densely populated area as the May Street development together with Orchard 
Hills could result in many more casualties than the three individuals who lost their lives on 
Woods Canyon Road - considering the existing egress problems of May Street exacerbated 
by 52  new units (now changed?  But still a considerable impact)   plus more vehicles 
attempting to evacuate at the same time as firefighting units attempt to access the area. 
Emergency ingress and egress  for both  developments plus  responding emergency 
vehicles must be addressed adequately in any MDNS for this project.  

 In addition, it seems to be forgotten that the Twisp Fire Hall is very close to the May Street/
Twisp River Road/Lookout Mountain intersection. Fire engines and volunteer firefighters 
will likely  be attempting to enter/leave  the Fire Hall parking lot during a wildfire event at 
the same time Twisp River residents could be evacuating via Twisp River Road and/or  
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entering May Street and Orchard Hills communities to help friends and relatives evacuate.  
In addition, attempted evacuation of livestock from the  White farm should be considered.  

These issues or mitigations are not addressed in the MDNS except to say that an egress route 
has to be completed within 5 years.  This is not adequate. What will happen if the egress road 
possibility does not materialize? What kind of obligations will the town have incurred?   And 
what position will the developer be in at that point, having spent time and money up to that 
point only to find that no egress can be established?   

The Town of Twisp’s claims as to a “Pre-existing condition” on May Street:   

An EIS must be issued, addressing the cumulative impacts of all units and new traffic 
expected to exist upon build-out. Without updated maps, without any confirmed 
additional egress, without updated  traffic estimates, and without other important 
updated factors, the pubic is unable to comment effectively and the Planning 
Commission is unable to deliver a realistic recommendation to the Town Council 

During the recent 2/8/2023 public hearing on the Orchard Hills proposal itself, the Town 
Planner emphasized that the proponents of this new project did not bear burden of 
responsibility to solve the lack of ingress/egress situation, since the existing May Street 
community  already has an issue in that regard. However, the very fact that such a situation 
already exists emphasizes the fact  that any further development  (Orchard Hills) poses  an 
even greater risk than already exists.  It is the “direct, indirect, and cumulative impacts” 
that are in question. Consider the reasoning in Lanzce Douglass v. City of Spokane 
Valley once again on “pre-existing deficiencies:”  

“  [14-16] ¶35 Douglass's plat has not been conditioned on improving a preexisting 
deficiency. The hearing examiner here reversed the mitigated determination of 
nonsignificance and remanded for preparation of an environmental impact statement to 
address emergency evacuation. Yes, the hearing examiner refers to evacuation of the entire 
Ponderosa area and considers evidence that even the current population is inadequately 
served by the two egress roads. But his decision is not based on preexisting deficiencies. It 
focuses instead on the cumulative effect of the traffic from the Ponderosa development. An 
environmental impact statement analyzes the "direct, indirect, and cumulative impacts" of a 
proposed project. WAC 197-11-060(4)(e)." 

¶36 SEPA requires that decision makers consider more than the narrow, limited 
environmental impact of the current proposal. Cheney v. City of Mountlake Terrace, 87 
Wn.2d 338, 344, 552 P.2d 184 (1976). And so the hearing examiner properly considered the 
impact of adding traffic from the Ponderosa PUD to the current egress roads. He concluded 
that an environmental impact statement was necessary to address what are probable 
significant adverse effects of the proposed project on the ability to safely evacuate the area. 
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WAC 197-11-360(1); RCW 43.21C.031; SVMC 21.20.100, .110. That is an appropriate 
consideration and an appropriate conclusion. 

2) Future Overwhelming of the Community’s roads at : 

1) The intersection of May Street/Lookout Mt Road, Twisp River Road  and the existing fire 
hall. How long would evacuation take for the May Street and proposed Orchard Hills 
communities, considering that fire-related vehicles could very likely be attempting to 
use the same narrow roadway for ingress, together with traffic from neighbors or 
relatives assisting with evacuation?  

2) At the intersection of Twisp River Road and Highway 20.  This includes possible (or 
likely) increase in evacuation traffic coming from the north from both Twisp residents and 
residents outside the town limits. This intersection is already causing traffic problems that 
would only increase in case of wildfire.  

The proposed mitigation of a traffic director is inadequate.  The efficacy of putting a traffic 
director at the intersection of Twisp River Road and Highway 20 in the event of evacuations 
and fire traffic has not been analyzed and, especially in a worse case scenario, could be 
tragic. Such a scenario, considering the current wildfire situation, is not speculative, but 
actually quite likely in the case of wildfire evacuations. 

Please consider the reasoning of  the Court in Lanzce Douglass v. City of Spokane 
Valley  in paragraph 38 regarding roads:  

 ¶38 Douglass suggests that the approval of several other development projects in the 
Ponderosa area, including Ponderosa Ridge, requires approval of this project without 
addressing the probable adverse environmental impacts of the cumulative impact. But at 
some point, the population growth in an area will overwhelm the roads. The evidence 
supports the hearing examiner's findings that the City failed to adequately evaluate 
emergency evacuation (see CP at 85-86 (Conclusions of Law 18-25)), and those findings 
support the hearings examiner's conclusions that an environmental impact statement is 
necessary. University Place, 144 Wn.2d at 652; Hilltop Terrace, 126 Wn.2d at 34. 

Questions such as the following should be answered and accompanied with adequate 
mitigation in a revised checklist and MDNS (with map) or with the analysis  an  EIS 
would provide by focusing upon direct, indirect, and cumulative impacts.   

* During an evacuation scenario,  can important nearby intersections  (such as the 
intersection of May Rd/ Twisp River Road, Fire Hall and the close-by intersection of 
Highway 20 and Twisp River Road,)  even be mitigated for such a large development in 
the proposed location and terrain?)   Is this development proposal in the wrong location?  
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* What mitigations are necessary, and who will be responsible for carrying them out at these 
intersections?  If a new (and unlikely) egress is obtained , what will be the impact of the 
egress upon the school bus parking areas and the Twisp-Carlton road where this 
prospective egress joins that road?  How about the junction of Twisp-Carlton road and 
Highway 20?  There has been no analysis of these vague egress plans by a  qualified Fire 
Marshal.  

C. ADDITIONAL COMMENTS:  

The town needs to consider the extent of obligations it is taking on if this proposal proceeds 
now without further analysis.  This means that the tax burden on taxpayers also needs to be 
considered.  The following items are of concern to me, as a resident of Twisp. A town that 
can’t even afford $2.50 increased taxes for each parcel for Firewise services by the 
Conservation District needs to reconsider the much larger cost that will be incurred by 
approval of this project as currently designed.  

I am concerned about these items, although it is not an exhaustive list.  The impacts upon 
humans, such as increased taxes, are an environmental concern. 

*Maintenance of storm water management system. 

*Enforcement of the International Fire Code requirements.  

*Maintenance of the proposed 20 foot emergency access road from Isabella Lane and 
enforcement of no barricade. 

*Adoption of the 2018 International WUI Code as of July, 2023 and enforcement of that 
Code . 

* Cost of obtaining services for ongoing information  and review of on the International 
WUI Code when review of all permit applications, to ensure compliance.  

* Amending of capital facilities plan and Transportation Plan along with proposed second 
point of access to May Street to Twisp-Carlton road.   

* Adequate maintenance of the 100 ‘ fire buffer along the westerly edge of Orchard Hills. 

* Establishment,, implementation, and maintenance  of a fire hazard and reduction plan for 
the opens space planned south of Harrison St. by a professional.  

* Amending the town building code to comply with the mitigations on air quality.  
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*  Escalation in real estate taxes and demand  for services.  Town residents.  

* Enforcement of all Code as a result of this development,  in the face of no Town police 
force, a Planner who is contracted for 3 hours a week, and no enforcement by the County.  

Sincerely yours,  

Isabelle Spohn 
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Written Comments
Commentor Address Comments Action?

1 Fire District #6 Winthrop Fire apparatus access roads should “be designed and maintained to support the 

imposed loads of fire apparatus and shall be surfaced so as to provide all weather 

driving capabilities.”

Require as condition of approval

" " The required turning radius of a fire apparatus access road shall be determined by 

the fire code official.” OCFD6 recommends a 28ft radius.

Require as condition of approval

" " Dead-end fire apparatus access roads in excess of 150ft in length shall be provided 

with an approved area for turning around fire apparatus.

Require as condition of approval

" " Approved signs or other approved notices shall be provided for fire apparatus access 

roads to identify such roads or prohibit the obstruction thereof. Signs or notices shall 

be maintained in a clean and legible condition at all times and be replaced or 

repaired when necessary to provide adequate visibility.” Where and when applicable, 

both sides of each fire apparatus access road need to be signed as a Fire Lane.

Require as condition of approval

" " Fire apparatus access roads should “not be obstructed in any manner, including the 

parking of vehicles. The minimum widths and clearances established in Section 

503.2.1 shall be maintained at all times.

Require as condition of approval

" " Developments of one- or two-family dwellings where the number of dwelling units 

exceed 30 shall be provided with separate and approved fire apparatus access roads 

and shall meet the requirements in Section D104.3. OCFD6 does NOT recommend a 

gated access for an emergency use only road for this kind of Development that will 

also share an access with other developments

Require second access to Isabella Lane or sprinkle all units

" " Where there are more than 30 dwelling units on a single public or private fire 

apparatus access road and all dwelling units are equipped throughout with an 

approved automatic sprinkler system in accordance with Section 903.3.1.1, 903.3.1.2 

or 903.3.1.3, access from two directions shall not be required.

Require second access to Isabella Lane or sprinkle all units

" " New and existing buildings should “have approved address numbers, building 

numbers or approved building identification placed in a position that is plainly legible 

and visible from the street or road fronting the property. These numbers shall 

contrast with their background. Address numbers shall be Arabic numerals or 

alphabet letters. Numbers shall be a minimum of 4 inches high with a minimum 

stroke width of 0.5 inches.

Each lot will have an E911 Address assigned at PD approval

Orchard Hills Comment Matrix
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" " Fire hydrant systems should “be subject to periodic tests” as required by Washington 

State Rating Bureau (WSRB). Fire hydrant systems shall be maintained in an operative 

condition at all times and shall be repaired where defective. Additions, repairs, 

alterations and servicing shall comply with approved standards.

Require as condition of approval

" " Posts, fences, vehicles, growth, trash, storage and other materials or objects should 

“not be placed or kept near fire hydrants, fire department inlet connections or fire 

protection system control valves in a manner that would prevent such equipment or 

fire hydrants from being immediately discernible. “The fire department shall not be 

deterred or hindered from gaining immediate access to fire protection equipment or 

fire hydrants.” This includes snow.

Require as condition of approval

" " A 3 ft clear space should “be maintained around the circumference of fire hydrants 

except as otherwise required or approved.

Require as condition of approval

" " Where fire hydrants are subject to impact by a motor vehicle, guard posts or other 

approved means should comply with Section 312

Require as condition of approval

" " All fire hydrants servicing these parcels meet or exceed the standards found in IFC Require as condition of approval

" " All fire hydrants servicing these parcel, newly installed and existing, be equipped with 

a 5 inch Storz fitting with a tethered cap on the large diameter port prior to 

occupancy being granted. These fittings shall be approved by the OCFD6 prior to 

installation. This fitting is required to connect to OCFD6 fire hose.

Require as condition of approval

2 Scott Demergue 501 June Street, Twisp Fire and emergency access Will meet or exceed 2018 Urban Wildland Interface building standards 

and International Fire Code for access

Pedestrian safety The public road serving the development will have a sidewalk or similar 

pedestrian facility

Concerned about density Density is compliant with zoning

3 Isabelle Spohn - written and 

oral testimony and SEPA 

appeal

Twisp Air quality - wood burning devices All wood burning devices will have to meet and/or exceed state and EPA 

standards and be required to obtain a permit prior to installation.

4 Barbara Gohl - oral and 

written testimony, SEPA 

Appeal

7 Isabella Lane, Twisp Does not believe the homes will be affordable Town does not have the ability to set price standards, affordability is an 

important issue, proponent is attempting to increase affordability by 

increasing density and clustering homes.

" " Not enough water - need to complete valley-wide study Town has sufficient water for the development

5 Ellen Aagaard - oral and 

written testimony

Twisp Areas proposed to be developed with approximate footprints of proposed buildings 

and their nature (e.g., residential, community use, commercial, office, etc.)

Require as condition of approval
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" " Location, dimensions and schematic design of off-street parking areas or facilities , 

showing points of ingress and egress

Require as condition of approval

" " Pedestrian and vehicular circulation pattern Require as condition of approval

" " Conceptual landscape plan Require as a condition of approval

" " Stormwater collection and disposal plan. Require as condition of approval

" " Air quality considerations and mitigation measures, including dust control measures. Require all wood burning devices to meet and/or exceed state and EPA 

standards and be required to obtain a permit prior to installation. 

Require dust control during construction

" " Fire Access Will meet or exceed 2018 Urban Wildland Interface building standards 

and International Fire Code for access

6 Mark and Leone Edson - 

written and oral testimony

321 Bigelow, Twisp Not consistent with zoning Minimum lot sizes do not apply to Planned Developments - see Table 5, 

Title 18 TMC

" " noise Will have to comply with Town nusiance regulations, no different than 

existing residential area

" " overcrowding ?

" " traffic Traffic study found that existing road network has capacity for proposed 

development

" " private accesses Private access permitted by Town regulations and meeting IFC 

requirements. CC&R's will detail maintenance of such accesses

" " generally disagree with all aspects and facts and figures ?

7 Mary Bean and Jo and Dennis 

Doyle - written and oral 

testimony

409 Bigelow, Twisp Fire access Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Seond and SR 20 being completed

" " Snow removal Road standards include space for snow removal and storage

" " private accesses Private access permitted by Town regulations and meeting IFC 

requirements. CC&R's will detail maintenance of such accesses

too much density Density is compliant with zoning

8 Arthur Tasker - written and 

oral testimony, SEPA Appeal

7 Isabella Lane, Twisp Wildfire and access Will meet or exceed 2018 Urban Wildland Interface building standards 

and International Fire Code for access

Increase lot sizes Minimum lot sizes do not apply to Planned Developments - see Table 5, 

Title 18 TMC

9 Sarah Schrock 413 Bigelow, Twisp Does not meet intent of PD Conditions of approval require to address PD intent

" " Areas proposed to be developed with approximate footprints of proposed buildings 

and their nature setbacks, parking, trails, common spaces

Require as condition of approval

" " too high of density Density is compliant with zoning

" " views Landscape plan and photo representations of views
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" " Traffic Will be conditioned to meet or exceed IFC standards, good idea for LID

10 Kasey Ketterling, Ardurra Consulting Engineer Plans suffcient for preliminary review

11 Doug Irvine - written and oral 

testimony

612 June St, Twisp does not control the ridgeline TRUE

" " topography and density figures miscalculated Have to rely on licensed surveyor for data

" " no benefit from open space Proposed to be given to Town

" " limit to R1 zoning, no PD PD is allowed under zoning

" " too far from services true for existing neighborhood and other parts of community

" " no pedestrian features PD does include sidewalk

12 Barbara Irvine 612 June St, Twsip not affordable Town does not have the ability to set price standards, affordability is an 

important issue, proponent is attempting to increase affordability by 

increasing density and clustering homes.

" " access Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Seond and SR 20 being completed

" " consistency with neighborhood single family residences, interpretation

13 CB Thomas 43 Lost River Airport, Mazama supports development

14 Ina Clark 501 Highway 20, Winthrop supports development

15 Diane Childs 70 McLean Hill, Winthrop supports development

16 Roger and Anna Stull 105 Florance Lane, Twisp fire safety and access Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Seond and SR 20 being completed

" " Traffic Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Seond and SR 20 being completed

" " too much density Density is compliant with zoning

17 Ross and Marti Darling Twisp supports development

18 Bill Bates Twisp limit number of homes Density is compliant with zoning

" " snow removal Road standards include space for snow removal and storage

" " fire lanes Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Seond and SR 20 being completed

19 Ken and Virgina Borg - 

written and oral testimony, 

SEPA Appeal

Isabella Lane Twisp emergency access, fire safety Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Seond and SR 20 being completed

" " stormwater Stormwater management plan required - all stormwater generated on-

site must be handled on-site
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" " density Density is compliant with zoning

" " water Town has ample water resources to serve development, developer 

responsible for engineering and construction improvements needed to 

meet town and IFC standards

" " construction dust Best management practices required during construction

" " affordability Town does not have the ability to set price standards, affordability is an 

important issue, proponent is attempting to increase affordability by 

increasing density and clustering homes.

" " snow removal Road standards include space for snow removal and storage

" " access to open space Open space proposed to be given to town, if public land access would be 

allowed20 Dean Kurath, Dark Sky Winthrop Dark sky compliant lighting plan require as condition of approval

21 Larry and Barbara Schaber 618 June Street parking require two off-street parking spaces on each lot plus parking lanes on 

both sides of road.

snow removal Road standards include space for snow removal and storage

" " traffic Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Seond and SR 20 being completed

" " density Density is compliant with zoning

" " affordability Town does not have the ability to set price standards, affordability is an 

important issue, proponent is attempting to increase affordability by 

increasing density and clustering homes.

22 Mark and Leone Edson 321 Bigelow, Twisp inconsistent with comp plan and zoning interpretation

" " stormwater runoff Stormwater management plan required - all stormwater generated on-

site must be handled on-site

" " traffic circulation Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Seond and SR 20 being completed

23 Bill and Sandy Moody - oral 

and written testimony, SEPA 

Appeal

Twisp access and fire safety issues Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

" " density Density is compliant with zoning

" " parking require two off-street parking spaces on each lot plus parking lanes on 

both sides of road.

" " private access corridors Private access permitted by Town regulations and meeting IFC 

requirements. CC&R's will detail maintenance of such accesses

" " residential sprinklers won't help
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24 Methow Housing Trust Winthrop misinformation - the Trust has no made any commitment one way or the other as far 

as potentially purchasing lots in the proposed PD

Still a possibility

25 Rudy and Katrina Miniutti 104 Florance Lane solve second access before approval Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

26 Mary Sharman and Jerry Cole 1023 Burton Street air quality All wood burning devices will have to meet and/or exceed state and EPA 

standards and be required to obtain a permit prior to installation.

" " water and sewer capacity Town has ample water and sewer capacity, developer responsible for 

engineering and constructing improvements to town standards

" " traffic - fire access Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

" " affordable housing Town does not have the ability to set price standards, affordability is an 

important issue, proponent is attempting to increase affordability by 

increasing density and clustering homes.

" "  need more planning yes, but have to live with codes we have until amended

27 Janice Liu 613 Bigelow St, Twisp emergency ingress/egress, Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

" " inconsistent with R1 zoning Density is compliant with zoning

" " not affordable, Town does not have the ability to set price standards, affordability is an 

important issue, proponent is attempting to increase affordability by 

increasing density and clustering homes.
" "  stormwater Town has ample water and sewer capacity, developer responsible for 

engineering and constructing improvements to town standards

" " dark skies require in CC&Rs

28 Doug Irvine - written and oral 

testimony

612 June St, Twisp does not satisfy requirements for PD Chapter 18.45 TMC Conditions of approval require to address PD intent

" " light and glare not addressed require in CC&Rs

" " no aesthetics considered Conditions of approval require to address PD intent

" " no landscaping Conditions of approval require to address PD intent

" " ownership pattern (open space) Proposed to give to Town

" " not a planned development interpretation

" " no recreation improvements included Conditions of approval require to address PD intent
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" " air quality All wood burning devices will have to meet and/or exceed state and EPA 

standards and be required to obtain a permit prior to installation.

" " traffic distance to services similar conditions throughout community

" " no public benefit will provide for new, much needed, housing opportunities

29 Barbara Irvine 612 June St., Twisp Access - town's responsibility, fire safety, Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

30 Jerry Heller - oral and written 

testimony, SEPA Appeal

510B  Bridge Street Twisp failure to address access and permit requirements Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

" " fire safety Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

31 Delores Barnard 507 Bigelow St Twisp second access, no plan Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

" " affordability Town does not have the ability to set price standards, affordability is an 

important issue, proponent is attempting to increase affordability by 

increasing density and clustering homes.

32 Marie Tracy - written and oral 

testimony

Isabelle Lane Twisp existing regulations insufficient true but must following regulations in place, not ones we'd like to have

" " reduce density to 30 units Density is compliant with zoning

" " second access Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

" " snow removal Road standards include space for snow removal and storage

" " wood stoves, no alternative energy All wood burning devices will have to meet and/or exceed state and EPA 

standards and be required to obtain a permit prior to installation.

" " pedestrian access The public road serving the development will have a sidewalk or similar 

pedestrian facility

" " affordability Town does not have the ability to set price standards, affordability is an 

important issue, proponent is attempting to increase affordability by 

increasing density and clustering homes.
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33 Dave Hopkins and Susan Speir 605 Lookout Place Twisp access Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

" " fire safety Will meet or exceed 2018 Urban Wildland Interface building standards 

and International Fire Code for access

34 Robert Thorpe Mercer Island supports development

35 Suellen White - written and 

oral testimony

Lookout Mt. Rd Twisp emergency access, fire safety Access must comply with IFC standards, traffic analysis of intersections of 

May and Second and Second and SR 20 being completed

" " snow removal Road standards include space for snow removal and storage

SEPA APPEALS
1 Art Tasker/Barbara Gohl Twisp Access, inaccurate information in checklist regarding slopes, energy requirements, 

noise, density, affordablity  lack of mitigation for air quality, not consistent with 

comprehensive plan

2 Pearl Cherrington Twisp objects to characterization as low impact - traffic, air quality fire.  No source of fill 

indicated, increase in vehicles and wood stoves will affect air quality, no landscape 

plan as required by code, potential arsenic/lead issues, noise, compatibility to 

neighborhood, no housing being provided steep slopes impacted by development, no 

housing being provided, access

3 Howard Cherrington Twisp Traffic study, fire access

4 Vince and Nancy Friggione Twisp objects to characterization as low impact - traffic, air quality fire.  No source of fill 

indicated, increase in vehicles and wood stoves will affect air quality, no landscape 

plan as required by code, potential arsenic/lead issues, noise, compatibility to 

neighborhood, no housing being provided steep slopes impacted by development, no 

housing being provided, access, just do 25 or 30 lots and everyone would be happy

5 Ken and Virginia Borg 5 Isabella Lane traffic, emergency access

6 Bill and Sandy Moody 620 Moody Lane Twisp interior lots difficult access

" " high density development contributes to fire risk

" " lack of standards meeting Cal Fire recommendations

" " not consistent with neighborhood and existing zoning

7 Jerry Heller 510B  Bridge Street Twisp MDNS not published as required, March 8th hearing not advertised, inconsistent with 

zoning, lots contain steep slopes, density - fire safety, priavte accesses

8 Marcia Butchart 515 June Street stormwater runoff, fire safety, increased traffic, no housing trust purchasers, not 

affordable
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9 Isabelle Spohn 419 N. Methow Valley Highway mitigation in MDNS inadequate for access and air quality. Needs to provide specific 

mitigation measures. Call for new regulations and change in materials used for 

sanding roads, need to increase planner time

Sign-In Sheets from Public Hearing
1 Marcia Butchart 515 June Street Twisp who is responsible for stormwater, enforce mitigation, SEPA Appeal, no housing trust 

purchasers, not affordable

2 Ellen Aagaard 1 Isabella Lane Twisp Need pedestrian and cycling facilities, fire insurance issues, increasing costs due to 

potential number of new homes, prioritizing highest needs - market rate rentals, see 

written comments

3 Barbara Gohl 7 Isabella Lane Twisp do not oppose, application in complete, not going to be affordable - deceitful, not 

enough water, need valley wide water availablity study, need moratorium on 

development until town has updated plans, see  written comments, SEPA Appeal

4 Art Tasker 7 Isabella Lane Twisp fire issues and evacuation, second access not sufficient as it is for emergency 

vehicles, lots to small, houses to close together, sprinkling houses don't address this 

issue, see written comments, SEPA Appeal

5 Marie Tracy 8 Isabella Lane Twisp no solar or alternative energy requirements, do need housing but does not think this 

development will be affordable, no assurance will be affordable, air quality issues, 

see written comments, SEPA Appeal

6 Barbara Irvine 617 June Street Twisp ingress and egress, concerned before development proposed, second access besides 

May Street needs to be provided before development can be approved, see written 

comments

7 Leone Edson 321 Bigelow Street Twisp objected to Jasmine, but not clear, that she needed to step down, see written 

comments

8 Mark Edson (3) 321 Bigelow Street Twisp does not agree with townhouses, sees them as doubling density of some lots, issue 

about open space, make them 10,000 sq ft lots eliminate need for sprinklers and 

second access, neighbors feelings and issues don't count, see written comments, 

18.15.020 conflicts - stricter applies... 18.15.010 - protect existing development over 

new development

9 Bill Moody (3) 620 Moody Lane Twisp Fire issues, ingress and egress, several examples of fires that destroyed communities, 

low density, larger lots, greater setbacks, responded to new fire code - what is above 

and beyond and BMPs?,  who will be responsible for enforcing fire code?  see written 

comments, SEPA Appeal

10 Carrie Port Twisp Need housing, not sure will be affordable, can't afford a home in Twisp, wants to see 

more option for "middle class" people

11 Emalie Ricco Twisp hard to think about staying in the valley due to housing shortage, need housing 

options
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12 Howard Cherrington Twisp Codes and ordinance are intended to provide consistency between existing and 

planned uses, character and density must be considered, code does not support 

planned developed, conflicts with existing code and plans, town must uphold the 

investments of those already there see written comments, SEPA Appeal

13 Barry Stromberger 316 Burgar Street Twisp concerns have already been brought up

14 Russ Thomas (3) Twisp a lot of concerns shared, supports the Palms, however, concerned about fire, 

stormwater flooding, development below concerning, should require 10,000 sq ft 

lots, 4 unincorporated landowners need ingress and egress during development (is 

there an easement), questions about who builds second access

15 Scott Domergue 501 June Street Twisp shares many concerns, appreciates PD process, walks ridge and wants to continue to 

be able to, , need to widen Harrison and May to add sidewalks, not safe in winter, 

question affordability, not a good place due to single access, 40 acres due west in 

town limits, could be another 100 homes, need second access besides May street, 

see written comments

16 Ken Borg Isabella Lane fireissues, too much density, small lots, emergency ingress/egress, need to provide 

study of May/Second and Second/SR 20 capacity, sprinkler systems a joke, not 

affordable, lots too small, no park, will set dangerous precident, need to revise rules, 

see written comments, SEPA Appeal

17 Lucy Reid Carlton not enough water based on previous 1990's study, has town purchased water rights, 

should not allow use of town property/easement for second access, town should not 

accept open space, should not allow woodstoves - impacts on people, traffic impacts - 

overly optomistic, will need traffic light or circle, booster station creates more 

maintenance by town

18 Doug Irvine (4) 612 June Street Twisp does not think development in the right place, does not own ridgeline so cant' 

promise no development, nothing makes this a planned development, does not meet 

the intent of code or have park, will only provide housing for Seattle people, not 

affordable, proponents provide misleading information, does not require information 

required by code, ownership pattern, e.g. landscaping, need to define affordable, see 

written comments

19 Jerry Heller (3) 510 B Bridge Street Twisp project has significant impact on neighborhood, does not meet requirements of 

planned development, subdivision under guise of PD, will open the door to bad 

development, should only be 30 lots at 10,000 sq ft, access need to be decided, see 

written comments, SEPA Appeal, does not agree with SEPA process, needs an EIS

20 Deb Barnard 507 Bigelow Street Twisp not affordable, see written comments

21 Jocelyn Murray 249 Twisp River Rd Twisp no comments
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22 Lisa (Doran) Marshall 302 Canyon Street Twisp mom lives on May St. Excited about more housing, too dense, not affordable, cut 

number of lots in half

23 Scott Domergue 501 June Street Twisp Does a long plat require a SEPA Checklist, questions whether impact of proposed PD 

are the same as a long plat…. Proposed second access

24 Suellen White

Lookout Mt Road

owns property to the west, irrigated 40 acres, no intention of selling, not willing to 

provide access easement, but folks can certainly evacuate to the fields in an 

emergency, see written comments

25 Mark Edson (2) 321 Bigelow Street Twisp claims it 66 lots, confusing town homes and open space question, quoted from comp 

plan, conflicts, zero setbacks promote fires, will need blasting, too dense, not 

coordinated, tearing community apart, does not protect existing development - 

protecting developers from existing land uses, see written comments.

26 Ellen Aagaard (4) 1 Isabella Lane Twisp town accept open space but require improvements - ADA parking, access, trails, does 

the town have the ability to construction and maintain improvements, other options 

for preserving open space, opens spaces not connected, part of open space has 

porton of road - should not be there, stormwater inflitation ponds should not be in 

open space, does not really adhere to a planned development - especially the open 

space and lack of public amentities, see written comments

27 Brian McAuliffe (3) 610 May Street Twisp stormwater management, will flood his property, not opposed to development, don't 

add to existing issues, fire code access - width of streets, enforcement, inadequate 

snow removal, 28 Lorah Super 980 Twisp Carlton Rd Twisp MVCC - growth needs to be planned for the Towns to protect the valley, does not 

necessarily provide affordable housing, wildfire safety, ingress/egress, - not full 

responsibility of developer, however, something needs to be done before approval, 

need to involve the tribes, need to delay approval of new developments until HAP is 

done

29 Paula Mackrow 515 Twisp Ave Twisp hold open for comment until issues are resolved, agree with all other comments, 

SEPA appeal - adverse impacts to natural and built environment must be addressed, 

MDNS does not provide specific mitigation measures, issue can be resolved by 

withdrawing the MDNS and new one with specific mitigation

30 Dennis Doyle 409 Bigelow Street Twisp see written comments

31 Isabelle Spohn (3) 419 N. Methow cart before the horse with several large developments coming, are this many homes 

needed? MDNS issue from spokane county re: emergency access, air quality, Ecology 

concerned about Twisp air quality, woodstove upgrade program, concerned that 

town is only doing bare minimum on air quality, nothing about resuspended dust 

during winter, see written comments
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32 Lisa (Doran) Marshall North Methow Valley Highway Thoughts on four way stops at Second/SR 20?  Traffic, may st inadequate, who is 

responsble for maintaining roadways, not affordable

33 Katrina Menudy? How can move forward without egress and stormwater not addressed

34 Sarah Schrock (2) Bigelow In her professional opinion the project does not meet the intent of the PD process, 

open space not adequately addressed, Parks Committee wants it dedicated
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June 22, 2023 

 

To the Mayor and Council 

Town of Twisp 

PO Box 278 

118 Glover Street 

Twisp, Washington 

98862 

 

RE: Orchard Hills Development 

 Town of Twisp 

 Application:  PD 22-02 

 

Responsibilities Assumed by Town 

 

This paper is written to address the Town’s obligations created by the proposed 

Orchard Hills subdivision and the resulting administrative and financial burdens 

which must be assumed by the town. It is always appropriate, timely and relevant 

for a Twisp resident to communicate financial and administrative concerns to the 

town’s governing body. 

 

This is based on the Proposed Conditions from the planning commission as set 

forth in the staff report dated May 17, 2023. It focuses on governance, that is, 

what the town must deal with if the subdivision is approved and built out. There 

will be management responsibility, cost burdens and exposure to liability. The 

town will be required to: 

 

1. Maintain the Orchard Hills storm water management system, including 

the infiltration ponds which (according to the original site plan) appear to 

be in the open space. (#2) 
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2. Ensure that all access and fire flow requirements of the International Fire 

Code ((TMC 15.05.010(4)) are constructed prior to granting final 

approval. (#10) 

 

3. Maintain, on a year-round basis, the 20’ emergency access road servicing 

the subdivision from Isabella Lane. It will be located on about 350’ of 

town right-of- way, about 125’ of privately owned tax parcel 

#7290000201.  It cannot be barricaded. (#11) 

 

4. Adopt, as town code, the 2018 International Wildland-Urban Interface 

Code (as amended, new updates effective July, 2023). This must be done 

in order to give the town enforcement authority for the code. (#13) 

 

5. Obtain the ongoing services of a qualified professional, knowledgeable in 

the International Wildland-Urban Interface code to act as the building 

official to review all construction permit applications in the subdivision to 

ensure compliance with the Wildland-Urban Interface code. (#13) 

 

6. Amend its capital Facilities Plan and Six Year Transportation 

Improvement Plan and complete within 5 years a second point of access 

from the May Street neighborhood to the Twisp Carlton Road. (#15) 

 

7. Maintain a 100’ fire buffer (estimated to be about 2.5 acres) of gravel, 

irrigated grass or other acceptable fire-resistant vegetation along the 

westerly edge of the subdivision. (#16) 

 

8. Establish, implement and maintain a fire hazard reduction plan for the 

proposed open space south of Harrison Street to be prepared by a 

qualified professional. (#17) 

 

9.  Amend the town building code to limit each home in the subdivision to 

one wood burning device and prohibit fireplaces. (#20) 
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Please, consider that Proponent must provide a 100’ fire buffer (estimated 2.5 

acres) and the infiltration ponds (estimated 7,000 – 8,000 s/f) which are required 

facilities for the permitting and long term operation of the project. They are 

essential and integral to the subdivision. They should be included within the 

boundary of the subdivision plat and not be located in the open space. Further, 

the town should not assume maintenance responsibility for these facilities. 

 

The hype for “growth” is strong in communities. It must be balanced with the 

town’s administrative and financial resources capabilities. Twisp’s current 

population is 1,000-1,100 people. As proposed, the Orchard Hills subdivision 

would create 52 new homes. With a typical ratio of 2.5 persons per household the 

town’s population would increase by about 12% in a very short period of time. 

 

Twisp’s tax levy is $1.37 per $1,000 valuation. Using $400,000 as an average 

assessment, 52 homes would generate about $28,500/yr in real estate taxes. This 

is not a significant amount considering the town’s annual budget of $4.3 million. 

Yet, the demand for town public services would increase by 12%. The town must 

have the administrative and financial resources to satisfy such demand. Further, 

the town should not accept ownership of any of the open space. Doing so would 

forfeit the tax base associated with the 6.5, plus, acres. 

 

Presently, Twisp has no code enforcement official. This has been mentioned in a 

number of recent council and planning commission meetings. The building official 

is contracted with Okanogan County and code enforcement is specifically 

excluded from his duties. The contracted town planner is swamped with ongoing 

planning activities with no time for code enforcement. The town is currently 

without a police force and receives limited services via contract with Okanogan 

County. 

 

One example of deficient code enforcement is in the very neighborhood of the 

Orchard Hills proposal. The most recent subdivision is The School House Plat 

(2019). It contains a fire response hammer head. According to Fire District 6 

specifications, the paved road is to be 26*’ wide; the fire hydrant on the south 
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side of Florence Lane is to have an adjacent pad so a response unit can be 

positioned next to it and not block other emergency units; and the hammerhead 

extensions are to total 120’ in length. A recent on site visit established the 

pavement was 23’ 3” wide, there was a ditch between the south side of the road 

and the hydrant which would not allow an emergency vehicle to pull alongside it 

and the hammerhead was only 100’ long, 20’ short of the standard. In addition, 

two vehicles were parked on the fire lane. Given the importance of fire safety in 

the Orchard Hills proposal, there is much concern about code enforcement, both 

during design and construction and thereafter. Of particular concern is snow 

removal on the proposed emergency vehicle access road from Isabella Lane to the 

subdivision. 

 

The complexities of this subdivision application present an array of new code 

enforcement obligations including a high demand for building permits, 

compliance with the special provisions of the Wildland/Urban Interface code, 

special wood stove/fireplace rules, street parking issues in a dense residential 

area, snow removal and storage and others. It is necessary for the council 

members to consider these issues as they consider the Orchard Hills permit 

request. 

 

Respectfully submitted, 

 

/s/   Jerry Heller__________________________________ 

Jerry Heller 

PO Box 546 

510 B Bridge Street 

Twisp, WA  98856 

jwheller70@yahoo.com 

360.708.4320 
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To the Town of Twisp

MDNS Comments/Appeal

June 22,2023

Attention: Kurt Danison, Town Planner

Randy Kilmer, Town Clerk/Treasurer

RE: Orchard Hills Project

Application:-22-02

SEPA MDNS: Dated May 24,2A23

Published May 31 & June 7,2023
Comment/appeal deadline, June 23, 2023

Please, consider this notice of my comments and appeal of SEPA MDNA described

above. The May 24,2023 SEPA MDNS and the SEPA review for the project are

flawed and cannot support further review or any approval decision by the town of
Twisp regarding the project.

This is the fourth SEPA notice given on this project. Three previous notices were

issued and withdrawn: DNS dated 6/26/22; MDNS dated L/ 5123; and MDNS

dated 2lt/23.1 have commented/appealed regarding each of those preceding

notices. All of those preceding comments/appeals are incorporated herein by this

reference

The current MDNS and the SEPA review failto meet Washington's environmental

review standards for at least the following reasons:

L'u -Er'*"
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1. The SEPA process was not completed prior to the planning commission's

deliberations on the permit applicatidn. The MDNS was published after it

issued its Proposed Conditions and Findings of Fact.

The Twisp Municipal Code (TMC) requires the MDNS to be concluded

before the planning commission reviews a permit application and creates

its Proposed Conditions and Findings of Fact. The code says:

"The planning commission shall consider ... environmental

information including review of the SEPA environmental checklist

and the threshold determination thereon made by the responsible

official...." See TMC 18.45.060(2).

ln this case the "threshold determination" is the MDNS. There was no

threshold determination in place when the planning commission met on

May 10, 2023 and May t7,2923.|t had been withdrawn on March28,

2023 and the planning commission was advised it would be reissued after

their Proposed Conditions and Findings of Fact were finalized. The new

MDNS was issued on May 24,2923. Thus, the planning was unable to
perform its duty under the code because it could not consider the "...

threshold determination thereon...," which was not available as is

required by the code as part of its review.

2. The MDNS states the deadline for filing comments/appeals is June 23,

2023. That is a Friday and Twisp town hall's posted schedule says the

town offices and town hall are closed on Fridays. lt is not possible for a
person to file a comment/appeal at town hall on the stated deadline date.

3. The MDNS states the appeal deadline to appealthe MDNS to superior

court is July 19,2A23. The basis for this deadline is unknown. lt doesn't fit
with known required appeal deadlines. There is little clarity in the town

code regarding the appeal process. Appeals under the Land Use Petition

2
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Act {LUPA; RCW Chapter 36.70C} must be filed within 21 days of the

decision.

4. The description of the project in the MDNS is grossly inaccurate when

compared to the project being presented to the councilfor consideration.

a. lt describes a 52 unit subdivision, which is not accurate given the
requirements of the fire marshal's report.

b. Bullet point four, "Wildfire," discusses "...fire sprinklers be provided

if a second access isn't provided." The planning commission clearly

required a second emergency access route from the subdivision to
lsabella Lane and eliminated "sprinkled homes" as a fire protection

alternative.

c. Bullet point nine, "Wildfire," requires the plan to be redesigned to
provide a "...minimum of 30 feet clear space between the eave line

of structures." This requirement will significantly change the layout

and character of the subdivision; it is essential to the project and a

revised site plan must be part of the SEPA public review.

5. Fire safety requirements mandate a L00' buffer strip along the west side

of the subdivision. Comparing this to the outdated site plan it appears

Lots L3, 22,23,24 and 25 encroach on the buffer area.

6. The tOO'fire buffer strip is a necessary and integral part of the

development which has not been depicted on the site plan. This area

should be contained within the subdivision boundary and not be a part of
the "open space."

Conclusion: The SEPA review and analysis, as required by state law and the Twisp

Municipal Code, has not been met and cannot be completed without a new

permit application and a revised site plan. ln its current form both the application

t
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and the site plan are incornplete and confusing to the extent it is not possible for
the public to understand and make informed comrnents about it. Neither is it
possible for the council to know what the project will look like when all

recommended revisions are completed. The matter must be returned to staff
with instructions to: L) start over with clean, understandable documents; 2)

require a new and fresh SEPA Checklist and new and fresh permit application; 3)

include an updated site plan; and, 4) consider the recommendations of the
planning commission

Respectfully, submitted this 22 day of June, 2023.

Je Heller

PO Box

510 B Bridge Street

Twisp, WA 98856

360.708.4320
jwhellerT0@yahoo.com
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914 164th St SE Ste B12 #205
Mill Creek, WA 98012-6366 
www.AEGISengineering.com  
phone 425.745.4700

Fire Protection  Building Code 
Consult  Design  Engineer 

ORCHARD HILLS

TWISP, WASHINGTON

FIRE PROTECTION SUMMARY 

June 22, 2023 

for:

PALM INVESTMENTS NORTH, LLC 
PO Box 322 

Winthrop, WA 98862 
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PALM INVESTMENTS NORTH, LLC Page 1
ORCHARD HILLS PD – TWISP, WASHINGTON June 22, 2023
Fire Protection Summary

AEGIS Engineering 

INTRODUCTION

AEGIS Engineering has been retained by Palm Investments North, LLC to prepare a 
Fire Protection Code Summary report for the Orchard Hills project, a Planned 
Development (PD) proposed in Twisp, Washington (Parcel Number 3322180099).  

This project is subject to the 2018 IFC (International Fire Code, as adopted and 
amended by the State of Washington and Town of Twisp), enforced in accordance with 
19.27.050 RCW (Revised Code of Washington). Reference to the IFC as amended by 
State of Washington is found in Section 15.15.010 of the Twisp Municipal Code (TMC).  
 
Additionally, pursuant to 19.27.560(3) RCW, enforcement of the 2018 International 
Wildland Urban Interface Code (IWUIC) must not result in criteria which exceed the 
minimum performance standards and requirements contained in the published model 
code.

Written comments have been provided June 13, 2023 by Twisp Planning Commission, 
May 9, 2023 by Chelan County Fire Marshal, and Town of Twisp Staff Report dated 
May 17, 2023. Select comments related to fire protection items are addressed below 
and provided with section headings and numbers corresponding to those present in the 
Staff Report. For context, comments are shown in italics followed by our response. 
 
 
UTILITIES AND TRANSPORTATION 

7. The proposed second access from the proposed development to Isabella
Lane be built to International Fire Code standards for an emergency fire 
apparatus access and be signed as such prior to final approval. 

 
Comment 7 appears to reference Section 503.1.2 of the model International Fire Code,
presented below: 

 
503.1.2 Additional access. The fire code official is authorized to require more than one fire 
apparatus access road based on the potential for impairment of a single road by vehicle congestion, 
condition of terrain, climatic conditions or other factors that could limit access. 
 

This provision of the International Fire Code is not adopted by State of Washington or 
Town of Twisp. 

Further, consistent with Exception 1 as referenced on the Orchard Hills PD site plan, 
subject secondary emergency access is not required when all homes are equipped with 
automatic sprinklers per Section 903.3.1.3 (NFPA 13D). This is supported by NFSA 
(National Fire Sprinkler Association) statistics that sprinklers control 96% of fires, 
achieve 93% reduction in property damage, and in 22 years have resulted in zero fire 
deaths in sprinklered homes. 
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PALM INVESTMENTS NORTH, LLC Page 2
ORCHARD HILLS PD – TWISP, WASHINGTON June 22, 2023
Fire Protection Summary

AEGIS Engineering 

Therefore, secondary access should not be required at Orchard Hills. The absence of 
secondary access is accounted for in Item A.4 of the Fire Hazard Severity Assessment 
provided in Attachment A.
 
 

8. That a traffic study be completed analyzing the impacts of the development 
on the capacity of the intersections of May Street and Second Avenue and
Second Avenue and SR 20 during emergencies. Potential mitigation 
measures required of the applicant for addressing identified impacts on 
intersection capacity shall be as determined by the analysis. 

 
The April 2023 Traffic Impact Analysis (TIA) completed for Orchard Hills evaluates the 
Level of Service (LOS) for both subject intersections. Sections 6.3.1 and 6.3.2 state that 
the current LOS provided at each of the intersections during peak demand was found to 
be unchanged in the projected 2028 horizon with the Orchard Hills development. With 
these findings, the TIA concludes: 
 

[E]ven during high traffic events, including emergency situations that 
might funnel additional traffic through the study area, the intersections 
should operate with an acceptable level of service. [emphasis added]

 
Therefore, the subject analysis finds no required mitigation measures.

FIRE/EMERGENCY 

10. That all provisions of the International Fire Code related to access and fire flow be 
included in project designs and be built prior to granting of final approval of the PD.  

Section 503.1 of the IFC states: 

503.1 Where required. Fire apparatus access roads shall be provided and maintained in 
accordance with locally adopted street, road, and access standards. 

This project will be in accordance with locally adopted street, road, and access 
standards of TMC Section 17.40.030. Other provisions of Section 503 “Fire Apparatus 
Access Roads” are not adopted by State of Washington or Town of Twisp.  
 
Section 507.3 of the IFC provides for use of IWUIC fire flow provisions. Orchard Hills 
will be provided with a conforming water supply per IWUIC Section 404 and TMC 
Section 17.35.110.  
 
 

11. That the planned emergency access road cannot be barricaded and must be 
maintained year-round.
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PALM INVESTMENTS NORTH, LLC Page 3
ORCHARD HILLS PD – TWISP, WASHINGTON June 22, 2023
Fire Protection Summary

AEGIS Engineering 

In accordance with IFC Section 503.1, maintenance of provided fire apparatus access 
roads must be in accordance with locally adopted street, road, and access standards.
This project will be in accordance with locally adopted street, road, and access 
standards of TMC Section 17.40.030.

However, consistent with Exception 1, as identified on the Orchard Hills PD site plan
secondary emergency access is not required when all homes are equipped with 
automatic sprinklers per Section 903.3.1.3 (NFPA 13D). 
 
 

12.That prior to final approval the applicant participates with the Town in the amendment
of the adopted Comprehensive Emergency Response Plan that sets forth a plan for 
traffic control in the event of a wildfire or other emergency that necessitates 
evacuation of the May Street neighborhood.

 
Consistent with IFC Section 503.1, the PD should only be subject to already adopted 
street, road, and access standards. As stated with Comment 8, the TIA concludes:  
 

[E]ven during high traffic events, including emergency situations that 
might funnel additional traffic through the study area, the intersections 
should operate with an acceptable level of service. [emphasis added] 

 
Based on the analysis for the PD, no such mitigation measures are warranted.  
 
 

13. That all construction be completed in compliance with applicable requirements of 
the International Building Code and all homes meet the 2018 International 
Wildland-Urban interface code A note on the final plat will also be required 
referencing the requirement that all homes meet the 2018 International Wildland-
Urban Interface code [sic]

This seems a reasonable and prudent condition of approval. More specifically, based on 
the lowest hazard rating determined as presented in Attachment A, with a conforming 
water supply and a defensible space between homes and some property lines which 
may be less than 30 feet, the homes are to be of Class 2 Ignition-Resistant Construction 
(IR2) in accordance with IWUIC Section 505. As an added level of safety, we 
understand the roofs will be metal or Class A, which exceeds IR2 criteria and is 
accounted for in Attachment A.

14. That each lot be labeled with an E911 address prior to filing and recording of PD
Plat.
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Each home must be labeled with its address for Premises Identification per IFC Section
505.1. If addresses are not assigned until the time a building permit is sought, for the 
purposes of Comment 14, it should be sufficient for each lot to be identified with its 
number shown on the PD plan. 
 
 

15.That the Town amend its Capital Facilities Plan and Six Year Transportation 
Improvement Plan to add a second point of access from the May Street 
neighborhood to the Twisp Carlton Road with the intent of completing the project 
within 5 years.

Consistent with IFC Section 503.1, the PD should only be subject to already adopted 
street, road, and access standards. As identified with Comment 11, subject secondary 
emergency access is not required when all homes in Orchard Hills PD are equipped 
with automatic sprinklers per Section 903.3.1.3 (NFPA 13D).

16. That a 100-foot-wide buffer as per Fire Marshall [sic] recommendation be created 
along the western boundary of the development from the western property line to 
Harrison Street. Such buffer shall be gravel, irrigated grass or other acceptable fire-
resistant vegetation and must be completed prior to deeding of open space to 
Town.  
 

The basis for this finding is unclear and the stipulated distance extends beyond the 
parcel boundary upon which the Orchard Hills PD site exists. The area of the subject 
buffer would occupy nearly 2.4 acres of land set-aside by the PD to be preserved as 
undisturbed open space and represents an increase of over 23% to the footprint of the 
development. 
 
With ignition resistant construction, including noncombustible exterior walls and decks, 
metal or Class A roofs, the presence of defensible space maintained on each lot around 
the homes per IWUIC Sections 603.2.1 and 604, and installation of automatic fire 
sprinklers in each home, the subject buffer is unnecessary. 
 
With the area indicated generally involving land sloping up away from the development, 
the concern appears to consider a fire in a home an exposure to the open space. NFPA 
(National Fire Protection Association) approved American National Standard 80A, 
Recommended Practice for Protection of Buildings from Exterior Exposure Fires, 
addresses an exposing building in Section 5.6.3:  

5.6.3 Exposing Building. Where the exposing building or structure is protected throughout 
by an approved, properly maintained automatic sprinkler system or other approved 
automatic fire suppression system of adequate design for the hazard involved, no exposure 
hazard should be considered to exist. 

As indicated in this NFPA standard, no exposure hazard should be considered to exist 
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from the homes in Orchard Hills PD equipped with automatic fire sprinkler systems.
Further, the assignment of IR2 construction from IWUIC Table 503.1 and the fire hazard 
severity assessment presented in Attachment A account for defensible space present 
only between the homes and their property lines. 
 
Therefore, no buffer should be required when all homes are of IR2 construction, 
provided with metal or Class A roofs, and equipped with automatic fire sprinkler systems 
in accordance with IBC/IFC Section 903.3.1.3 (NFPA 13D). 
 
 

17. That a fire hazard reduction plan prepared by a qualified professional be prepared, 
approved by the Town and implemented in the proposed open space area south of 
Harrison Street be completed prior to deeding of open space to Town.  

This stipulation is accounted for in the fire hazard assessment in Attachment A which is 
based on a “medium fuel” condition. IWUIC Section 202 considers defines this as
vegetation consisting of round wood ¼ to 3 inches in diameter and references Fuel 
Models B, H, and T from the 1978 USDA Forest Service General Technical Report INT-
39 National Fire Danger Rating System. These fuel models are excerpted and 
summarized below as examples of contemplated “Medium Fuel” conditions. 

 Fuel Model B accounts for mature, dense fields of brush 6 feet or more in height. 
“One-fourth or more of the aerial fuel in such stands is dead. Foliage burns 
readily.” 

 Fuel Model H contemplates a healthy stand of short-needled conifers (white pines, 
spruces, larches and firs) with sparse undergrowth and a thin layer of ground fuels. 

 Fuel Model T includes sagebrush-grass types of the Great Basin and 
Intermountain West with shrubs which burn easily, and can also represent 
immature scrub oak and desert shrub associations of the West. 

 
 

18. That the PD be redesigned to eliminate proposed townhomes and modify lot sizes 
that ensure that there is a minimum of 30 feet of clear space between the eave line 
of structures. 

This is unnecessary and contradicts Comment 13 which relies upon construction in 
accordance with the IWUIC. As a PD, all homes will be of appropriate ignition-resistant 
construction (IR2). Accordingly, the defensible space around each home should be 
acceptable as submitted, as provided for in IWUIC Section 603.2 excerpted below: 

 
The fuel modification distance shall be not less than 30 feet or to the lot line, whichever is 
less. 

Where the structure is less than 30 feet from a lot line, IR2 ignition-resistant 
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construction addresses the applicable criteria given in the top row of IWUIC Table 
503.1. 

CONCLUSION

AEGIS Engineering has prepared this Fire Protection Summary for Orchard Hills PD 
based upon review of select Town of Twisp Staff Report comments and applicable code 
provisions, including from the 2018 IWUIC. 

Considering the findings of the project’s April 2023 Traffic Impact Analysis, our fire 
hazard severity assessment, the commitment for installation of sprinklers in accordance 
with NFPA 13D, and compliance with 2018 IWUIC criteria, including the use of Class 2 
Ignition-Resistant construction with metal or Class A roofs, Orchard Hills PD meets or 
exceeds the level of safety prescribed by the code. 

Please contact me at 425-745-4700 or BrianT@AEGISengineering.com with any 
questions or for clarification of the information presented in this report. 

Prepared by: 

AEGIS ENGINEERING

Brian C. Thompson, P.E.

Reviewed By: 

AEGIS ENGINEERING

Grant Lilly, EIT-MD

Attachment
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The following table illustrates the various site features addressed by the Fire Hazard 
Severity Form of the IWUIC and the corresponding assessment and explanation for 
each category score assigned to the Orchard Hills Planned Development in Twisp.

POINTS  
CATEGORY Form Site COMMENTS

   
A. SUBDIVISION DESIGN    

1. Ingress/Egress    
 Two or more primary roads 1  Harrison Street and McIntosh Lane 

represent a single access route through 
development. 

 One road 3 3 
One-way road in/out 5

2. Width of Primary Road
 20 feet or more 1 1 Harrison Street and McIntosh Lane 

provide minimum 20-foot wide roadway.  Less than 20 feet 3  
3. Accessibility    
 Road grade 5% or less 1  Varying road grades with portions 

exceeding 5%.  Road grade more than 5% 3 3 
4. Secondary Road Terminus    
 Loop roads, cul-de-sacs 1  

Harrison Street and McIntosh Lane each 
exceed 200 feet. 

 Dead-end road, max. 200’ 3  
 Dead-end road >200’ 5 5 
5. Street signs    
 Present 1 1 

Street signs will be present. 
 Not present 3  
     

B. VEGETATION (WUIC DEFINITION)   
1. Fuel Types    

Light 1 Ref. Section 202 for Fuel Model T per 
App. D.IV.B.2.a, conservatively 
accounting for woody brush on up to 2/3 
of the site. If brush were less than 1/3 of 
the site, Fuel Model A would apply for 
grasses and score would reduce to 1.

 Medium 5 5 
 Heavy 10  

2. Defensible Space    
 70% or more of site 1  Each lot needs only about 635 sq.ft. of 

defensible space for site to have at least 
30%; each lot anticipated to have more, 
contributing to site total of over 50%. 

 30% to 70% 10 10
 Less than 30% of site 20  

     
C. TOPOGRAPHY    

 8% or less 1  Topography varies, generally does not 
exceed 30% in area of development, but 
hill with slopes steeper than 30% rises 
from west side of site.

 8% to 20% 4  
 20% to 30% 7  
 30% or more 10 10
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POINTS

CATEGORY Form Site COMMENTS

D. ROOFING MATERIAL

Class A 1 1 While IR2 construction only requires
Class B roof per IWUIC Section 505.2, 
Orchard Hills will require roofs to be 
metal or Class A.

 Class B 5  
 Class C 10  
 Nonrated 20  
     

E. FIRE PROTECTION – WATER SOURCE   
 500gpm hydrant w/in 1,000ft 1 1 

New fire hydrants in accordance with 
Twisp standards will be installed along 
roadways and support required fire 
flow. 

Hydrant >1,000ft 2
Water <20 min. roundtrip 5

 Water 20 to 45 min. roundtrip 7  
 Water >45min. roundtrip 10  
     

F. BUILDING CONSTRUCTION MATERIALS   
 Noncombustible siding/deck 1 1 Construction will meet IR2, equivalent to 

noncombustible siding and decks per 
IWUIC Sections 505.5 and 505.7.

 NC siding/combustible deck 5  
 Combustible siding and deck 10  
     

G. UTILITIES (GAS AND/OR ELECTRIC)    
 All underground utilities 1  Electric utilities underground; 

conservatively provides for above-
ground gas service (i.e. propane tanks). 

 One underground, one above 3 3 
 All aboveground 5  
     
 TOTAL  44 Orchard Hills PD scores within the 

lowest identified hazard category based 
on use of IR2 construction for the homes 
and defensible space only between the 
homes and their property lines (<30’). 
Additionally, this score does not account 
for the increased level of safety present 
with all homes equipped with automatic 
fire sprinkler systems per NFPA 13D. 

 Moderate Hazard  (40-59) 
High Hazard (60-74) 
Extreme Hazard ( >75  )  
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TOWN OF TWISP 
STAFF REPORT 

ORCHARD HILLS PLANNED DEVELOPMENT 
 
TO: PLANNING COMMISSION 
FROM:  KURT DANISON, TOWN PLANNER  

SUBJECT: FINAL PLANNING COMMISSION STAFF REPORT  

DATE: 5/17/23 

CC: PALM INVESTMENTS NORTH LLC – PD22-02 
 

********************************************* 
Applicant: Palm Investments North LLC 
Parcel #: 3322170391 
Project Description: 
Palm Investments North LLC proposes, through a Planned Development (“PD”) permit 
(Chapter 18.45 TMC), to divide a 16.81acre site (parcel number 3322180099), located west of 
the Painters Addition to Twisp in the western half of the Town of Twisp, into 52 individual 
single-family residential lots ranging in size from 3,630 sq ft to 8,903 sq.ft. with 3 open space 
tracts of 8,390 sq.ft., 116,669 sq.ft. and 171,156 sq ft. The applicant proposes engineering and 
installation of water, sewer, stormwater, irrigation and street infrastructure compliant with the 
Town’s Development Standards and installation of power and telecommunication infrastructure 
engineered and installed to the appropriate entities (Town, PUD, MVID, telecom) requirements. 
Chronology: 
Representatives of the Palm Investments North, LLC (“LLC”) contacted the Town in late 2021 
with discussions centered on land use regulations and processes and public utility availability 
and capacities. Over the following year, the LLC begin detailed planning and discussions with 
Town Staff on code requirements. Several pre-application conferences were held during the 
winter of 2021/22 with an application submitted in May 2022 that was declared complete by the 
Town on May 26, 2022. 
A public hearing before the Planning Commission was set for July 13, 2022 with a Notice of 
Application (published in Methow Valley News on June 1, 2022 and posted on the project site). 
A SEPA Determination of Non-Significance (DNS) was published on June 1, 2022 as well. 
During the public review process prior to the July 13th planned hearing the Town received 
numerous comments on the PD application and 3 appeals of the SEPA DNS. As a result of the 
scope and scale of the comments, the Town withdrew the SEPA DNS, requested that the 
applicant prepare a revised application and SEPA Checklist and postponed the public hearing 
until August, that was subsequently postponed until September then postponed indefinitely until 
the revised application and SEPA checklist were submitted and accepted as complete. 
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The revised application, SEPA checklist and numerous special studies were submitted in late 
December of 2022 and accepted as complete by the Town on January 5, 2023. A Mitigated 
Determination of Non-Significance was signed by the Town on January 23, 2023 with a 
comment/appeal period ending on February 22. The Town received letters from 9 individuals 
who labeled their comments as a SEPA Appeal. 
A public hearing before the Town’s Planning Commission was set for February 8, 2023 which 
was continued until March 8 due to the comment/appeal period for SEPA not ending until 
February 22, and then to April 12 for the same reason. 
Role of the Planning Commission: 
The Planning Commission’s role in the review process for a Planned Development is to hold the 
single open record public hearing as required by 14.05 TMC. The Commission’s task is to 
review written or oral comments received during the public review process, interpret the 
comprehensive plan and zoning regulation, and prepare a recommendation to the Town Council 
on whether to grant preliminary approval of the PD, approval with conditions or deny the 
request. 
18.45.060(4) provides the following guidance for the Commission once the public hearing is 
closed: 

 
(4) Planning Commission Recommendation. Within 30 days after conclusion of the hearing on a 
preliminary development plan application (including any continued hearing), the planning 
commission shall recommend approval, conditional approval, or disapproval of the application. 
The recommendation of the planning commission shall be in writing, with all conditions of 
approval (if any) precisely stated, and shall be accompanied by findings of fact to justify such 
recommendation. Conditions may include, but shall not be limited to, change of types of uses, 
limitations on density, change in locations of improvements or uses, provision for pedestrian 
trails, conveyance of land, money or other property to the town for the purpose of providing 
public facilities, services or other mitigation needed, and/or the monitoring of development 
proposed or specific impacts therefrom. The planning commission may recommend disapproval 
of the application if, in the opinion of the commission, impacts from the proposed project cannot 
be mitigated sufficiently to assure maintenance of the public health, safety and welfare, or if the 
comprehensive planning goals and/or the policies and objectives stated in this title are not met. 
When the application calls for construction or alteration of roads, utilities, or other 
improvements for which public agencies would have responsibility for completion should the 
developer fail to complete them adequately, or when the application or the recommendation of 
the planning commission conditions the project on improvements or changes to mitigate 
anticipated adverse impacts from construction, and when such required improvements will not 
be completed at the time of final approval of the plan, the planning commission shall 
recommend to the town council that a bond or other acceptable security be required of the 
developer in an amount equal to at least 120 percent of the estimated cost of the required 
improvements. If the development is to be done in stages, the planning commission shall ensure 
that open spaces and facilities proposed for the entire development be developed or committed 
in proportion to the impact and needs of each phase of construction of the development. 
 
Applicable Codes and Town Standards: 
Preliminary approval of a Planned Development Permit is a Type IV action. The application, 
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contents, review process, timelines and public hearing for the proposed PD is required by 
Chapters 18.45 and 14.05 of the Twisp Municipal Code. The following excerpts from the 
Comprehensive Plan and Zoning Code provide the planning goals and regulations that govern 
the PD process. 
It is important to note that the Town has to use and follow the adopted plans and regulations that 
are in place at the time an application is accepted as complete, not what folks believe what the 
plans and regulations should be. There is a formal process for amending the Town’s 
Comprehensive Plan and implementing regulations which can be pursued in a variety of ways, 
but any such changes will not impact this development. 
Comprehensive Plan - Property is designated as R-1 Low Density Residential 

Land Use Goals: The Twisp Comprehensive Plans provides the following overall land use 
goals: 
1. Encourage the growth of the community that will ensure the general health, safety and 

welfare of the citizens of Twisp while protecting individual choice and the integrity of the 
natural environment. Promote the concentration of urban life within the town and 
promote the “rural” residential character of the town. 

2. Coordinate land use with circulation routes and public facilities in promoting the 
convenience, efficiency, health, and welfare of the town. Provide for pedestrian 
connection of neighborhoods. 

3. Protect and help develop desirable public and private investments in land and 
improvements. 

4. Maintain and enhance the composition of the town as a vibrant tourist, commercial, and 
residential center. 

5. Preserve open space. Both public and private lands can be considered open space, 
including, parks, farmlands, playing fields, forested hills, wetlands, and public right-of- 
ways. These special features contribute to Twisp’s small-town atmosphere, offer visual 
relief and separation from urbanized areas, and serve as natural systems which protect 
surface and ground water, and air quality. Also, open space provides and maintains 
valuable wildlife habitat. 

6. Promote the Methow and Twisp River frontages as a valuable economic and recreation 
source. 

7. Provide safe and convenient access for differently-abled people, pedestrians, and 
bicyclists. 

General Principles for Development: 
1. Residential Areas – Residential areas should be varied in density, dwelling types, and 

design to provide a maximum range of choice to meet the needs of diverse family sizes, 
age groups, and income levels. 

5. Resource Lands, Critical Areas and Shorelines – Critical areas should be designated 
where natural features such as wetlands, floodplains, steep slopes and other critical areas 
preclude or require special considerations for residential, commercial or industrial 
development. 
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6. Recreation – Twisp has an opportunity to obtain a strong recreation base comprised of 
parks and trail systems. It will be important to acquire new properties for recreation, open 
space and to establish new programs to accommodate growth and changing needs. Refer 
to the Parks and Recreation Element of this comprehensive plan. 

 
General Goals for Residential Development: 
a. Residential areas should be located within close proximity of institutional facilities such 

as schools, parks, and churches. 
d. Future residential development should have sufficient street right-of-way to provide 

curbs, paving of two driving lanes, at least one parking lane, sidewalks and other 
pedestrian walkways. 

e. Future high-density residential development should occur in such a manner as to allow 
maximum utilization of the land while retaining adequate open space for recreational and 
aesthetic values. 

Land Use Designation - Single Family Low Density Residential (R-1) 
The purpose of the single-family residential designation is to provide for areas of town where 
low-density residential uses will be provided for. For the purposes of this comprehensive 
plan, low density shall mean from 1 to 4 dwelling units per acre of land, or a minimum of 
10,000 ft. sq. lot size 
Planned Development – Planned development regulations are intended to provide an 
alternative method for land development which: 
a. Encourages flexibility in the design of land use activities so that they are conducive to a 

more creative approach to development which will result in a more efficient, aesthetic 
and environmentally responsive use of the land. 

b. Permits creativity in the design and placement of buildings, use of required open spaces, 
provision of on-site circulation facilities, off-street parking, and other site design 
elements that better utilize the potential of special features, such as geography, 
topography, vegetation, drainage, and property size and shape. 

c. Facilitates the provision of economical and adequate public improvements, such as, 
sewer, water, and streets. 

d. Minimize and/or mitigate the impacts of development on valuable natural resources and 
unique natural features such as agricultural lands, steep slopes, and floodplain and 
shoreline areas. 

Planned development regulations may be incorporated into the Town’s zoning ordinance or 
developed as a separate ordinance. It is also possible for the Town to use the planned 
development process for certain uses which due to their nature may be more appropriately 
reviewed under such regulations. 

Comprehensive Plan – Analysis: 
The Town’s Comprehensive Plan contains some contradictory goals and principals. Some 
support the type of development planned for Orchard Hills others seem to discourage such 
development. The provisions related to Planned Development support the proposed Orchard 
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Hills planned development. The Planning Commission will have to determine whether 
recommending approval of the planned development, as conditioned, is consistent with the 
comprehensive plan. 
Zoning Code: Property is Zoned R-1 

18.25.030 Low-density residential single-family (R-1) district. 
(1) Intent. The low-density residential single-family district is intended to reserve areas 

primarily for family living in single-family dwellings on large lots, characterized by 
privacy, an atmosphere conducive to sleep and repose, and living environments that 
promote the enjoyment of residential and neighborhood life. Certain community and 
commercial uses that are compatible with residential uses and consistent with the 
character of single-family neighborhoods should be allowed. Approved accessory 
dwelling units should be allowed. 

(2) Uses Allowed. 
(a) Uses allowed in the R-1 district are shown in the district use chart in Appendix A of 

this title. 
(b) Approved accessory dwelling units may be allowed in R-1 zoning districts. The 

following standards shall apply: 
(i) Minimum lot size: 10,000 square feet. 
(ii) In R-1 zoning districts, an accessory dwelling unit may be located in a separate 

accessory structure or incorporated within the principal dwelling. See definition in 
TMC 18.20.060. 

(iii) Accessory dwelling units in R-1 zoning districts must be sited so that they will 
conform with all applicable regulations, including all setback requirements, if the 
parcel is to be divided. 

(3) Dimensional Requirements. Lot sizes, minimum dwelling unit sizes, allowable densities, 
lot coverage, height and setbacks shall be as set forth in Table 5. (Ord. 753 § 3 (Exh. C), 
2019; Ord. 620 § 5(3), 2010) 
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The District Use Chart, Appendix A provides for the following uses: 

 
LEGEND: 

 
A = Allowed Use P = Prohibited Use 

 
AP = Allowed; Administrative Permit Required PD = Planned Development Permit Required 

CUP = Conditional Use Permit Required BSP = Binding Site Plan 

 
 
 
 

 

 

 
 
 

 
 
 
 
 
 
 
 
 
 

 

 

 R-1 R-2 R-3 C-1 C-2 C-3 C-R I AIR PU* 

Residential uses           

Accessory dwellings A A A AP AP P PD P P P 

Accessory structures A A A A A A A A P A 

Adult family homes A A A PD PD CUP PD P P P 

Assisted living facility CUP CUP AP PD PD CUP PD P P P 

Bed and breakfasts AP13 AP13 A13 P** P** P** P** P P P 

Boarding homes CUP CUP AP PD PD CUP PD P P P 

Boarding houses CUP CUP A A A A A P P P 

Condominiums, residential PD PD PD PD PD P PD P P P 

Convalescent CUP CUP AP PD PD CUP PD P P P 

Duplexes P A A AP14 AP14 P PD P P P 

Dwellings, multifamily P P A AP14 AP14 P PD P P P 

Dwellings, single-family A A A AP14 AP14 P P P P P 
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Table 5 provides dimensional and density standards for residential development: 
 

Table 5 – Residential Districts 
Lot Size, Coverage, Density, Setback, and Height 

 
 
R-1 

 
R-2 R-3 

 

Minimum lot size1 10,000 square 
feet 

5,000 square feet, 
single-family; 
7,500 square feet, 
duplex 

5,000 square feet 
single-family; 
1,500 square feet each 
additional unit 

Maximum density, with PD 
permit 

6 d.u./net 
residential acre 

10 d.u./net 
residential acre 

16 d.u./net residential 
acre 

Maximum building coverage2 35% 50% 50% 

Maximum lot coverage2 50% 65% 80% 

Minimum front yard setback2,3 15 feet 15 feet 15 feet 

Minimum side yard setback2,3 5 feet 5 feet 5 feet 

Minimum rear yard setback, 
main structure3 

15 feet 10 feet 5 feet 

Minimum rear yard setback, 
accessory structure3 

5 feet 5 feet 5 feet 

Maximum height, main 
structure 

30 feet 30 feet 30 feet 

Maximum height, accessory 
structure 

24 feet 24 feet 24 feet 

Minimum lot size with 
accessory dwelling unit 

15,000 square 
feet 

7,500 square feet 6,500 square feet 

Minimum primary dwelling 
unit size 

950 square feet 500 square feet 360 square feet 

Minimum accessory dwelling 
unit size4 

360 square feet 360 square feet 360 square feet 

LEGEND: d.u. = dwelling unit 
1 Minimum lot sizes do not apply to planned developments. 
2 Maximum lot coverage, front yard setback, and side yard setback apply to all structures, including 

accessory dwelling units. 
3 Required off-street parking is not allowed in required front, side, or rear yard setbacks. 
4 Limited to detached dwellings. 

 
Planned Developments: 18.45 Twisp Municipal Code 
18.45.010 Intent. 
The intent of the planned development permit process is to allow a variety of uses and 
developments within the town of Twisp while retaining the ability of the town to review and 
condition those developments that might without restriction infringe on other uses in the 
district or threaten the environmental or aesthetic attributes of the town. The planned 
development permit process allows review and the implementation of restrictions or 
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conditions on a development by the town, pursuant to identified issues and standards, in 
order to achieve the following objectives: 
(1) Provide for flexibility in the design of land uses and activities to encourage more creative 

approaches to development, to result in more efficient, aesthetic, and environmentally 
responsive use of lands within the town; 

(2) Allow for public input and response by town citizens and interested persons, agencies and 
groups, to better assure that land uses and development within the town reflect the needs 
and desires of town citizens and are consistent with the public welfare of the town; 

(3) Permit creativity in design and placement of buildings, use of required open spaces, 
provision for on-site circulation plans, off-street parking and other site design elements 
that better utilize the potentials of special features of the property, including location, 
geography, topography, vegetation, size or shape, and scenic views; 

(4) Facilitate the provision of economical and adequate public improvements, including 
streets and utilities; 

(5) Minimize and/or mitigate the impacts of development on valuable natural resources and 
unique natural or existing features including but not limited to key wildlife habitats, 
riparian habitats, floodplain and other wetlands, mature tree stands, steep slopes, unique 
or aesthetically important views and vistas, and similar resources and features; 

(6) Minimize and/or mitigate the impacts of development on the public health, safety, 
welfare, aesthetic values, and other interests of the town; 

(7) Require the incorporation of public access to recreational opportunities, including trail 
systems, as a part of development activities; 

(8) Allow areas to be combined together for development that would otherwise be developed 
on a lot-by-lot basis, and to develop the area jointly with clustered or common features 
and structures and shared roads and utilities for more economic use of the land and better 
utilization of limited land and natural resources and maintenance of open space areas; 

(9) Assure that aesthetic values are considered in the architectural design of structures and in 
the overall development plans, and are a part of the review process of significant 
developments within the town; 

(10) Provide regulations for the planned development permit process which will give notice 
to developers of pertinent issues, concerns and limitations in planning of projects. (Ord. 
620 § 9(1), 2010) 

18.45.030 Additional planned development permit regulations. 
(1) Utilities. All electrical lines, telephone lines, and other wiring conduits and similar 

facilities in planned developments shall be placed underground by the developer, unless 
this requirement is waived by the planning commission and the town council. Waiver of 
this requirement must be based upon the physical constraints of the site and/or technical 
difficulties with such underground installations that are unique to the lot or parcel, and 
shall not be based upon financial considerations alone. Waiver shall not be permitted 
when it would be in violation of the requirements of this or other town ordinances or 
regulations for the zone in which the planned development is located. When a planned 
development includes utility extensions that are to be dedicated to and become the 
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responsibility of the town upon completion and acceptance thereof, the developer shall 
provide to the town a one-year maintenance bond for such utility extension to cover all 
necessary maintenance and repairs of the utility extension during the covered period. 
The developer may be required to increase the one-year term when special 
considerations or unique circumstances make a longer term advisable for the protection 
and welfare of the town, and upon order for such increased bond period by the town 
council; provided, that in no event shall the one-year term for the maintenance bond be 
reduced. Water and sewer line extensions shall be properly engineered with plans 
approved by the town and shall meet all applicable town, state, and federal 
requirements. 

(2) Views. Planned development proposals shall give consideration to views, both those 
available from the subject lot(s) or parcel in orientation of the development, and those 
views from neighboring properties and roadways that might be obscured or obstructed by 
the development. Proposals shall be designed to minimize obstruction of river views and 
of other desirable views from neighboring properties, including usage of more stringent 
height limitations, view corridors, and building orientation and location restrictions where 
feasible and appropriate. 

(3) Trails and Recreation Facilities. As additional consideration for increased densities and 
development approval on riverfront parcels, developers may be required to dedicate a 
public nonmotorized trail along the river (in such location as shall be determined by the 
developer with approval of the administrator and in consultation with town departments 
and resource agencies). Residential planned developments shall consider additional trail 
systems in their development plans to promote both nonmotorized recreational 
opportunities and pedestrian circulation. Commercial planned developments shall 
consider and provide for pedestrian access to and through the development where 
practical. Multifamily residential planned developments or larger-scale residential 
planned developments shall consider other recreational areas and facilities, such as 
community parks, picnic areas and play areas, in the design of the development. 

(4) Landscape Plans. Planned development applications shall include a general landscape 
plan which shall include plantings for street frontage and interior lot line buffers and 
parking lot and ornamental landscaping (including light diffusion and site obstruction), 
and which shall concentrate on low-water-use plantings where feasible. As a minimum, 
plantings shall include the landscaping and buffers specified in TMC 18.20.120 for the 
zoning district in which the planned development is proposed. Timed irrigation systems 
will generally be required in planned developments to minimize irrigation water needs. 

(5) Additional Areas of Regulation. Those areas of concern set forth in TMC 18.45.050(2) as 
planned development program items shall be reviewed by the town and may be subject to 
regulation to meet the specified performance goal for each item where appropriate. (Ord. 
620 § 9(3), 2010) 

Zoning Code – Analysis: There is a conflict between the intent of the R1 zoning district and the 
regulations which provides for the reduction of minimum lot sizes through the PD process. There 
is also a conflict with the comprehensive plan which calls for a maximum density of 4 units per 
acre rather than the 6 permitted under zoning. However, as the zoning code has been adopted by 
ordinance, the zoning provisions prevail. The proposed use is considered allowed as it consists of 
single-family residences and falls within the allowable zoning density providing it follows the 
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requirements for a planned development. 
 
SEPA and Critical Areas: 
Preliminary approval of a Planned Development Permit, which can only be granted by the Town 
Council, is subject to review under the State Environmental Policy Act (SEPA) and review for 
potential impacts to designated critical areas (Chapter 18.60 TMC). 
The applicant submitted a SEPA Checklist as part of the original application materials accepted 
as complete on May 26, 2022. The SEPA Administrator issued a Determination of Non- 
Significance (DNS) on May 26, 2022, which was published in the Methow Valley News (MVN) 
on June 1, 2022, with the required appeal period ending on June 28, 2022. This DNS was 
appealed and drew numerous comments. As a result, the Town withdrew the DNS and provided 
the applicant with a list of items that needed to be addressed in a revised SEPA Checklist and PD 
application. 
A revised SEPA Checklist with a revised PD application and numerous special studies intended 
to address the comments and concerns was submitted during the preliminary review process. The 
revised SEPA Checklist and related information resulted in the Town issuing a Mitigated 
Determination of Non-Significance (MDNS) on January 5, 2023 which was published in the 
Methow News on January 11, 2023. The MDNS drew comments from the Department of 
Ecology noting the MDNS form was incorrect and that more detailed information on the 
proposed mitigation needed to be included. 
The Town reissued the MDNS on the correct form with reference to the issues the Town required 
be addressed in the revised SEPA Checklist and references to the revised SEPA Checklist and 
special studies that provide information on impacts and proposed mitigation measures. The 
reissued MDNS was circulated to commenting agencies and individuals on January 26 and was 
published in the Methow Valley News on February 1, 2023 with comments or appeals due on 
February 22, 2023. 
Nine letters were received on or before February 22, 2023 stating that the letters were appeals of 
the MDNS. While the “appeals” were generally more comments on the proposed development, 
than suggestions for specific mitigation measures, the result was a review of the comments, 
concerns and questions raised. As a result of the review, how the appeals would be handled in 
light of conflicting requirements between appeals of land use actions and SEPA determinations 
and the timing thereof, as well as a procedural issued raised in one of the appeals, the MDNS had 
to be withdrawn again on March 28, 2023. 
As there will be no decision made by the Planning Commission and the decision to grant preliminary 
approval is vested with the Town Council, the MDNS will not be reissued until the Planning 
Commission has made its recommendation to Council. 
A new MDNS will be issued on May 19, 2023. 
Critical Areas/Environmental Concerns: 
A review of the Town’s geologic hazard areas designation maps finds that portions of the subject 
property lie within areas with steep slopes. Compliance with the geologically hazardous areas 
standards in Chapter 18.60 TMC requires specific geotechnical evaluations of development. The 
applicant provided a soils report which shows that the majority of the area to be developed 
avoids steep slopes. The project site is also within a designated critical aquifer recharge area 
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which requires all stormwater runoff to be retained and treated on-site in compliance with the 
provisions of the Eastern Washington Stormwater Management Manual. The applicant provided 
a preliminary Stormwater Management Plan that addresses the regulations. The report will need 
to be finalized, design completed and infrastructure be built, inspected and/or bonded prior to 
final approval. 
Other environmental concerns raised through the public comment period included the potential 
presence of wetlands and possible soil contamination due to former use as an orchard. The 
applicant provided a study which found the subject property contains no wetlands. The applicant 
also provided an analysis of the soils looking for arsenic/lead contamination. The results found 
that there are low levels, well below minimums, present in the soils with the highest 
concentrations closest to the rock outcrops, rather than the former orchard ground. 
The applicant also completed a traffic study which found the existing road network has the 
capacity for the increased traffic. This report is being updated to include an analysis of the 
capacity of the intersections of May St and Second and SR 20 in the event of emergencies. 
The Town has received a review of the plans from a qualified Fire Marshall.  
Planning Commission Public Hearing: 
The Town of Twisp Planning Commission held an open record public hearing on February 8, 
2023 which was continued to March 8, 2023 and continued again until April 12, 2023 then 
again until April 26th. The hearing was closed on April 26th and the Planning Commission 
began discussing potential conditions until the end of the meeting. The Planning Commission 
continued discussions at its May 10th meeting and came to an agreement on conditions to 
recommend to the Town Council. Staff was directed to revise the Staff Report to amend and add 
to the conditions to be recommended to the Town Council for preliminary approval of the 
Orchard Hills Planned Development. The Commission held a special meeting at 5:30 p.m. on 
May 17, 2023. 
Comments Received: 
The application and related materials were mailed or e-mailed to commenting agencies (see list 
in project file) and a notice provided to adjoining landowners on January 2023. Written 
comments were received from 35 individuals and couples and another 34 individuals (some also 
provided written comments) commented during the public hearing process (see list of 
commenters, comments and responses in Attachment A) Copies of all written comments are 
contained in the project file. 
Recommendation by Staff: 
Staff recommends that the Planning Commission make the following motion: 
Move “to recommend preliminary approval of the Orchard Hills Planned Development to the Town Council subject 
to the conditions and findings contained in the May 17, 2023 Staff Report and that all conditions be satisfactorily 
addressed prior to any granting of final approval” 

 

Proposed Conditions: 
Utilities and Transportation - 

1. That the water and sewer systems required to serve the development be designed and 
engineered to Town standards, subject to review and comment by the Town’s engineer, 
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approved by the Town and either be built or bonded prior to final approval. Said utilities 
must be inspected during construction, any system development fees paid, and accepted 
by the Town prior to final approval. 

2. A stormwater management plan compliant with Town standards and the Eastern 
Washington Stormwater Management Manual has to be prepared by a licensed 
engineer and approved by the Town and required improvements constructed to ensure 
that stormwater runoff from the development is retained, treated and dispersed within 
the project boundaries. 

3. That other utilities be engineered in accordance with specifications provided by the 
Okanogan County PUD, Methow Valley Irrigation District and/or telecommunications 
provider, said plans must approved in writing by appropriate entity, any fees paid, 
improvements constructed and inspected by the appropriate entity in compliance with 
approved plans. 

4. All utility lines shall be placed underground. 
5. A note must be placed on the face of the plat of the PD as follows: “The Town has no 

responsibility for maintenance, included plowing, of the identified private utility and 
access easements” 

6. That plans and specifications meeting Town standards for street and pedestrian 
improvements be provided to the Town for review and approval prior to construction and 
that any pavement on Harrison Street, May Street, or Isabella Lane disturbed during 
construction be repaired and approved by the Town of Twisp Public Works Director prior 
to granting of final approval. 

7. The proposed second access from the proposed development to Isabella Lane be built to 
International Fire Code standards for an emergency fire apparatus access and be signed 
as such prior to final approval. 

8. That a traffic study be completed analyzing the impacts of the development on the 
capacity of the intersections of May Street and Second Avenue and Second Avenue and 
SR 20 during emergencies. Potential mitigation measures required of the applicant for 
addressing identified impacts on intersection capacity shall be as determined by the 
analysis. 

9. Any proposed bond for incomplete utility extensions must comply with TMC 
18.45.030(1), and be approved prior to final development plan approval; 

Fire/Emergency - 
10. That all provisions of the International Fire Code related to access and fire flow be 

included in project designs and be built prior to granting of final approval of the PD.  
11. That the planned emergency access road cannot be barricaded and must be maintained 

year-round. 
12. That prior to final approval the applicant participates with the Town in the amendment 

of the adopted Comprehensive Emergency Response Plan that sets forth a plan for 
traffic control in the event of a wildfire or other emergency that necessitates 
evacuation of the May Street neighborhood.  

13. That all construction be completed in compliance with applicable requirements of the 
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International Building Code and all homes meet the 2018 International Wildland-
Urban interface code A note on the final plat will also be required referencing the 
requirement that all homes meet the 2018 International Wildland-Urban Interface 
code 

14. That each lot be labeled with an E911 address prior to filing and recording of PD Plat. 
15. That the Town amend its Capital Facilities Plan and Six Year Transportation Improvement 

Plan to add a second point of access from the May Street neighborhood to the Twisp Carlton 
Road with the intent of completing the project within 5 years. 

16. That a 100-foot-wide buffer as per Fire Marshall recommendation be created along the western 
boundary of the development from the western property line to Harrison Street. Such buffer 
shall be gravel, irrigated grass or other acceptable fire-resistant vegetation and must be 
completed prior to deeding of open space to Town.  

17. That a fire hazard reduction plan prepared by a qualified professional be prepared, approved by 
the Town and implemented in the proposed open space area south of Harrison Street be 
completed prior to deeding of open space to Town.  

18. That the PD be redesigned to eliminate proposed townhomes and modify lot sizes that ensure 
that there is a minimum of 30 feet of clear space between the eave line of structures. 

Environmental - 
19. That Best Management Practices shall be used during all construction activities to 

minimize dust, runoff, noise and associated environmental impacts. 
20. That only one wood burning device is permitted per home, requires a building permit 

and shall meet or exceed Washington State and federal Environmental Protection 
Agency standards. No fireplaces are permitted. 

21. That all mitigation measures in the SEPA checklist submitted with the application and as 
set forth in the Mitigated Determination of Non-Significance are implemented and 
maintained for the life of the project. 

22. That construction of improvements and development of parcels that contain steep slopes 
shall be required to follow the regulations contained in 18.60.180 TMC. 

General/Land Use - 
23. That the three open space parcels be deeded to the Town as proposed with the value of the 

land calculated as a donation for use as a match for future grant requests. 
24. That building envelopes be shown on each lot on the final plat of the PD. 
25. That improvements and other aspects of the project described in the Project Narrative 

submitted with the application be supplemented with greater detail and the means of 
implementing the improvements described.  

26. That all requirements for final plat stated in TMC 17.25.020 be completed. 
27. That any subsequent development/use of said parcel must comply with the regulations for 

the zoning district applied to the property.  
28. Open space percentage, must be at least 40% per TMC, needs to be recalculated without 

proposed roads/access and infrastructure improvements. 
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29. Covenants, Conditions and Restrictions must be developed and provided to the Town that 
address the following items: 

a. Maintenance of private access and utility easements 
b. Landscape standards for individual lots  
c. Limitation of one wood burning device for each home  
d. Design criteria and standards for new homes and accessory buildings 
e. Exterior lighting standards (dark sky compliant) 

Findings of Fact: 
The following Findings of Fact support the recommended approval and conditions placed 
thereon. 
The Planning Commission finds the following: 

1. Palm Investments North LLC is the legal owner of the property. 
2. There is a need for housing in the community and the Methow Valley as a whole; the 

proposal addresses that need. 
3. Adequate urban services (water, sewer, power and telecommunication) are available. 
4. The subject property is constrained by topographic features (critical area) limiting 

traditional development options. 
5. The development proposal of single-family homes is consistent with the uses allowed by 

zoning for the subject property. 
6. Development through the PD Permit will create approximately 10 acres of 

developable land and approximately 6.8 acres of permanent open space. 
7. At least 40% of the project site will be dedicated to permanent open space. The open 

space is to be deeded to the Town for future recreation/wildlife use. 
8. Long-term maintenance of private accesses, stormwater facilities and other private 

improvements will be subject to CC&Rs administered through a homeowner’s 
association and will not burden the Town. 

9. No additional development of the property is permitted. 
10. Development of the property will not displace public recreation opportunities. The 

potential exists for a future public access to the open space parcels. 
12. The proposal will not adversely affect wildlife habitat identified in the comprehensive 

plan for special consideration. 
13. Development of the property is subject to Town and State requirements for 

stormwater management. 
14. The development will create additional impervious surfaces. A stormwater 

management plan compliant with Town standards and the Eastern Washington 
Stormwater Management Manual will be prepared by a licensed engineer and 
approved by the Town and required improvements constructed to ensure that 
stormwater runoff from the development is retained, treated and dispersed within 
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the project boundaries. 
15. The proposal includes on-site pedestrian facilities. 
16. The applicant demonstrated through a preliminary utility plan that the development will 

be adequately served by water, sewer and electrical service. 
17. The property has access to Town water and sewer. 
18. The project is consistent with the requirements of Chapter 18, Zoning Code. 
19. All requirements for processing a Type IV Permit stated in Chapter 14 TMC were 

followed. 
20. That a public notice of the application was published in the Methow Valley News on 

June 1, 2022 
21. That a determination of non-significance was published in the Methow Valley News on 

June 1, 2022. 
22. A notice of the public hearing scheduled for July13 was published in the Methow Valley 

News on June 1, 2022. 
23. That the original notice of application, notice of hearing and DNS were withdrawn in 

September, 2022. 
24. That the applicant resubmitted the application and a revised SEPA Checklist on 

January 5, 2023. 
25. The application was determined to be complete on January 5, 2023. 
26. That a public notice of the application was published in the Methow Valley News on 

January 11 and 18, 2023 
27. That the applicant posted the property on January 1 1 ,  2023. 
28. That a Mitigated Determination of Non-Significance (MDNS) was issued on January 5, 

2023 which was published in the Methow News on January 11, 2023, which was 
subsequently withdrawn. 

29. That a new MDNS was published in the Methow Valley News on February 1, 2023 with 
a comment/appeal period ending on February 22, 2023. 

30. That a notice of the February 8, 2023 public hearing was published in the Methow Valley 
News on January 25 and February 1, 2023. 

31. That the public hearing was continued to March 8, 2023, continued to April 12, 2023 then 
April 26th when the hearing was closed. 

32. That 9 comments and appeals were received on the MDNS, which resulted in its 
withdrawal on March 23, 2023. 

33. That the requirements for increasing the distance between planned structures, providing a 
buffer along the development’s western boundary, implementation of the latest 
Urban/Wildland Fire Code and fire reduction plan for the area south of Harrison Street are 
based on the recommendations of a professional Fire Marshall to address reduce the 
potential wildfire impacts. 
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34. The proposed conditions are intended to address the comments and concerns raised during
the public review process.
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STATE ENVIRONMENTAL POLICY ACT 
Withdrawal of 

Mitigated Determination of Non-Significance 

June 29, 2023 

Town of Twisp 

Agency Contact: Randy Kilmer. clerktreasurer@townoftwisp,com, 509 997 4081 

Agency File Number: PD22-02 

Project: 
Palm Investments North LLC/Jerry and Julie Palm of Winthrop, Washington have submitted a  
revised application for preliminary approval of a 52 lot Planned Development to the Town of  
Twisp. The proposal entails development of Parcel No. 3322180099 with 52 residential lots  
ranging in size from 3,630 sq ft to 8,903 sq.ft. with 3 open space tracts of 8,390 sq.ft., 116,669  
sq.ft. and 171,156 sq ft. As a planned development the application requests that interior lots have  
a zero-side yard setback. The proposed planned development, which proposed streets, water and 
stormwater utilities built to Town standards, is located west of the Painters  
Addition to Twisp with access from Harrison Street and proposed emergency access to Isabella  
Lane within the Town’s reservoir access easement, within Section 18, Township 33 N., Range 22  
E.W.M. 

Applicant:   Palm Investments LLC 
PO Box 322 
Winthrop, WA 98862 

The Town of Twisp Town Council took action on June 27, 2023: that the Mitigated Determination 
of Non-Significance issued by the Administrator on May 24th, 2023 is inadequate and is 
withdrawn pending modifications to the conditions for preliminary approval of the Orchard Hills 
Planned Development recommended by the Planning Commission and the mitigation measures 
contained in the MDNS.  
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STATE ENVIRONMENTAL POLICY ACT 
CORRECTED Notice of Withdrawal of 

Mitigated Determination of Non-Significance 

July 31, 2023 

Town of Twisp 

Agency Contact: Randy Kilmer, clerktreasurer@townoftwisp.com, 509 997 4081 

Agency File Number: PD22-02 

Project: 
Palm Investments North LLC/Jerry and Julie Palm of Winthrop, Washington have submitted a 
revised application for preliminary approval of a 52 lot Planned Development to the Town of 
Twisp. The proposal entails development of Parcel No. 3322180099 with 52 residential lots 
ranging in size from 3,630 sq ft to 8,903 sq.ft. with 3 open space tracts of 8,390 sq.ft., 116,669 
sq.ft. and 171,156 sq ft. As a planned development the application requests that interior lots have a 
zero-side yard setback. The proposed planned development, which proposed streets, water and 
stormwater utilities built to Town standards, is located west of the Painters Addition to Twisp with 
access from Harrison Street and proposed emergency access to Isabella Lane within the Town’s 
reservoir access easement, within Section 18, Township 33 N., Range 22 E.W.M. 

Applicant:   Palm Investments LLC 
PO Box 322 
Winthrop, WA 98862 

On June 29, 2023, the SEPA Responsible Official issued a Notice of Withdrawal of the May 24, 
2023 Mitigated Determination of Non-Significance (MDNS) in accordance with WAC 197-11-
340(3)(a)(ii) and TMC 16.05.120(8). Due to a clerical error, an incorrect Notice of Withdrawal was 
issued and published. This Corrected Notice is issued to replace the previously incorrect Notice of 
Withdrawal.  

The basis for the Withdrawal is that during the 15-day Comment Period on the May 24, 2023 
MDNS, new information was provided which indicated the potential for significant adverse 
environmental impacts. As a result, the SEPA Responsible Official withdrew the MDNS dated 
May 24, 2023. An updated MDNS will be issued with a new 15-day comment period prior to 
further action on the referenced application.   
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Town of Twisp 
118 S. Glover Street • Box 278 • Twisp, WA 98856 • 509-997-4081 • F-509-997-9204 

STATE ENVIRONMENTAL POLICY ACT 
Mitigated Determination of Non-Significance 

August 14, 2023 

Lead Agency: Town of Twisp 

Agency Contact: Kurt Danison. townplanner@townoftwisp.com, 509 997 4081 

Agency File Number: PD22-02 

Description of Proposal: 

Palm Investments North LLC/Jerry and Julie Palm of Winthrop, Washington have submitted a 
revised application for preliminary approval of a 52 lot Planned Development to the Town of Twisp. 
The proposal entails development of Parcel No. 3322180099 with 52 residential lots ranging in size 
from 3,630 sq ft to 8,903 sq.ft. with 3 open space tracts of 8,390 sq.ft., 116,669 sq.ft. and 171,156 
sq ft. As a planned development the application requests that interior lots have a zero-side yard 
setback.  

Location of Proposal: 

The proposed planned development, which proposed streets, water and stormwater utilities built to 
Town standards, is located west of the Painters Addition to Twisp with access from Harrison Street 
and proposed emergency access to Isabella Lane within the Town’s reservoir access easement, 
within Section 18, Township 33 N., Range 22 E.W.M. 

Applicant:   Palm Investments LLC 
PO Box 322 
Winthrop, WA 98862 
Palmci1@gmail.com 
509 322 3032 

The Town of Twisp has determined that this proposal will not have a probable significant adverse 
impact on the environment. Pursuant to WAC 197-11-350(3), the proposal has been clarified, 
changed, and conditioned to include necessary mitigation measures to avoid, minimize or 
compensate for probable significant impacts. An environmental impact statement (EIS) is not 
required under RCW 43.21C.030. The necessary mitigation measures are listed below, the 
Environmental Checklist is attached, and the application, special studies and related materials are 
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available at: townoftwisp.com  

This determination is based on the following findings and conclusions: 

The application for the proposed planned development underwent a preliminary review process 
wherein a Determination of Non-Significance (“DNS”) was issued by the Town and was subject to 
numerous comments and several appeals. As a result, the Town withdrew the DNS and provided the 
applicant with a list of items to address in a revised SEPA Checklist and application for the planned 
development (“PD”). The Town issued a Mitigated Determination of Non-Significance (“MDNS”) 
on January 5, 2023, which was withdrawn as it was on the wrong form, then a new MDNS was 
issued on February 1, 2023, which was also withdrawn on March 23, 2023, when a commentor 
correctly pointed out that the notice provided did not meet the requirements of state statute.  

The Planning Commission completed the required Public Hearing process on April 26, 2023, then 
began discussion of the conditions to be placed on the recommendation for preliminary approval of 
the PD. The hearing process entailed the Planning Commission completing its discussion of the 
proposed conditions on May 10, 2023, with the conditions primarily intended to address the issues 
brought up via the written comments from 35 individuals and couples, another 34 individuals (some 
also provided written comments) commenting during the public hearing process and the 9 comments 
(some incorrectly labeled “appeals”) were submitted on the February 1, 2023, MDNS. 

A new MDNS was prepared and issued on May 24, 2023. As a result of comments on that MDNS, 
the SEPA Responsible Official withdrew the MDNS in accordance with WAC 197-11-340(3)(a)(ii) 
and TMC 16.05.120(8). Due to a clerical error, an incorrect Notice of Withdrawal was issued and 
published. A Corrected Notice was issued on July 31, 2023 to replace the previously incorrect Notice 
of Withdrawal.  

Many of the comments received on the original DNS and subsequent MDNS (withdrawn) mirrored 
the comments submitted on the PD application itself and were more about the Town’s land use plans, 
codes, and regulations, however, the following items have been addressed in the revised SEPA 
Checklist and the conditions of preliminary approval recommended by the Planning Commission: 

1. Air Quality
2. Glare and light pollution
3. Critical Areas and Wetlands
4. Design Standards
5. Density
6. Traffic – volume, road capacity and emergency access
7. Stormwater – how will it be handled
8. Consistency with Comprehensive Plan
9. Consistency with Zoning Code
10. Wildfire Risk
11. Contamination from previous agricultural use

The mitigating conditions set forth in the Mitigation Plan supporting this Mitigated Determination 
of Non-Significance attached hereto are requirements of approval of the PD. 
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This MDNS is issued under WAC 197-11-350 and the comment period will end on August 29, 2023.  
Comments can be submitted to Kurt Danison, Town Planner, townplanner@townoftwisp.com, P.O. 
Box 278, Twisp, WA 98856  509 997 4081  
 
Signature Kurt E. Danison  
(electronic signature or name of signor is sufficient) 

Date August 14, 2023  

Appeal process: 
You may appeal this determination to: 
 Okanogan County Superior Court 
149 3rd Ave. South 
Okanogan, WA 98840 
There are no administrative appeals for this MDNS because the decision on the underlying permit 
is being made by the Town Council. TMC 16.05.200(5). Therefore, in accordance with RCW 
43.21C.075(6)(c) and TMC 14.05.070(6), any appeals of this MDNS may be taken to Okanogan 
County Superior Court in conjunction with the underlying decision by the Town Council. Such 
appeal must be filed no later than 21 days following issuance of the Town Council’s decision on 
the PD in accordance with the deadlines contained in Chapter 36.70C RCW.  
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Orchard Hills Planned Development Mitigation Plan 
 

One of the conditions for preliminary approval of the PD requires that all mitigation measures set 
forth in the revised SEPA Checklist and any addendums thereto are required to be implemented and 
maintained throughout the life of the project. 
 
1. Air Quality.  

 
The applicant notes in the SEPA Checklist that all woodstoves must meet current state and federal 
standards and that the Department of Ecology publication “Methods for Dust Control” 2016 will be 
utilized to prepare a dust control plan in accordance with the Town of Twisp’s codes and regulations 
and best management practices.  
 

Mitigation conditions for preliminary approval of the PD should require that the final approval 
contain either Plat Conditions and Restrictions limiting each dwelling unit to one wood burning 
apparatus with no wood-burning fireplaces allowed or, in the alternative, that the applicant record 
Covenants, Conditions and Restrictions on all the lots containing this restriction.   
 

The issue of re-suspended dust from winter sanding operations is a Town issue that is not the 
responsibility of the developer. 
 
2. Glare and light pollution.  

 
The applicant notes in the SEPA Checklist that the project will adhere to current Town lighting 
standards and will limit all building sites to at least 30’ below the ridgeline. Demonstrated 
compliance with Town lighting standards in effect at the time of building permit application(s) 
(including standards provided in TMC 18.15.070) will be adequate to mitigate light and glare. The 
conditions for preliminary approval of the PD should require that no building site be developed that 
is not at least 30’ below the nearest ridgeline. The applicant will demonstrate compliance with this 
condition prior to issuance of approval of the Final PD. 
 
3. Critical Areas and Wetlands.  

 
Portions of the project site have been designated as Geological Hazardous Areas and Critical Aquifer 
Recharge Areas in the Town’s Comprehensive Plan. The applicant submitted the following reports 
prepared by qualified professionals: Geotechnical Report, a Limited Environmental Investigation, 
Wetlands Determination and Delineation, Habitat Assessment, and Lead and Arsenic Testing report. 
The studies provided data on the soils, topography, soil permeability and potential contamination 
from historic use of portions of the site as a commercial orchard. In general, the Geotechnical Report 
found the site suitable for the type of development being proposed and contained recommendations 
for measures to reduce potential impacts. The mitigation measures contained in the reports prepared 
by qualified professionals and submitted by the applicant should be made conditions of approval of 
the Final PD. The Limited Environmental Investigation did find evidence arsenic in the soils on the 
project site and made the following recommendation: 
 

Because arsenic was detected in soil above the MTCA Method A cleanup level at the 
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Subject Property, Ecology requires additional environmental investigation and/or 
cleanup to meet the requirements of MTCA and Ecology's Model Remedies for 
Cleanup of Former Orchard Properties in Central and Eastern Washington (July 2021, 
Publication No. 21-09-006). The highest concentrations of arsenic were measured in 
soil samples collected at depths of 8 and 10 feet bgs from test pits located nearest the 
bedrock ridge in the western portion of the Subject Property. It is possible that 
naturally occurring arsenic in the bedrock is a source of arsenic to soil at the Subject 
Property. However, because the Subject Property was historically used as orchard 
land, Ecology will likely require a background study of naturally occurring arsenic, 
completed in accordance with WAC 173-340-709, to establish area soil background 
concentrations and evaluate future cleanup requirements for the Subject Property. 

 
The applicant notes in the SEPA checklist that temporary sediment/erosion control measures will be 
incorporated during construction to prevent sediment transport off site. NPDES Construction Storm 
Water Permit from DOE will be obtained, and an associated plan implemented. All land disturbed 
during construction will be stabilized and revegetated. Measures to reduce or control erosion include 
stormwater management and dedication of permanent open space. 
 

The applicant provided a Wetlands Assessment conducted by a qualified professional. The 
Assessment found no wetlands on the subject property. 
 
 
4. Design Standards. 
 

As the applicant notes in the SEPA Checklist, the project will be required to comply with the Town 
design standards for public and private infrastructure and for the individual dwelling units. The 
applicant will adhere to such standards as are in effect at the time of the submittal of building or 
development permits. In addition, the applicant will be subject to the development standards 
contained in Chapter 18.45 TMC. 
 
5. Density. 
 

The proposed PD includes 52 individual single-family residential lots ranging in size from 3,630 sq 
ft to 8,903 sq. ft. with 3 open space tracts of 8,390 sq. ft., 116,669 sq. ft. and 171,156 sq. ft. The PD 
was determined to meet the density standards set forth in the Twisp Zoning Code (Title 18, Table 
5). While the proposed development is in an area zoned R1, with a minimum lot size of 10,000 sq 
ft, Table 5 contains a footnote indicating that the minimum lot size does not apply to a PD. 
Comprehensive Plan and Zoning regulations encourage PDs as a means to protect open space and 
critical areas by allowing flexibility in design, which includes clustering of dwellings on smaller 
lots. Preservation of the open space in perpetuity will off-set the clustered density proposed in the 
application.  
 
6. Traffic. 
 

The applicant notes in the SEPA Checklist that a study by independent consultant SJC Alliance 
estimates that there will be 563 new trips per day on May St and Harrison Ave. The study noted that 
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the existing street network has the capacity to handle the increased traffic, The applicant also 
provided a supplemental traffic study that examined the current and projected capacity of the 
intersections of May Street and Second Avenue and Second Avenue and S.R. 20. The supplement 
found that both intersections have the capacity to address existing as well as projected traffic 
volumes from this project.  
 

Two accesses to the development are required. If feasible, the applicant shall construct a secondary 
access road from the PD to Isabella Lane within the Town’s reservoir access easement. In the 
alternative, the applicant shall construct the secondary access road for ingress and egress to the 
project in another location subject to approval by the Public Works Director. Any such secondary 
access road may not be barricaded and must be maintained year-round by the applicant or successor 
HOA, unless made public. 
 
Public and private roads that do not have wide radius turn arounds have been shown to create issues 
with snow clearing and storage which can impede emergency access. Any public or private dead-
end streets and lanes shall meet all applicable codes. Private roads and access ways shall include 
design for snow clearing and storage in order to not impede emergency access and which does not 
result in snow being pushed onto the public street. 
 

In the event of an emergency, evacuation of the PD and adjoining neighborhood will occur consistent 
with the Town’s Emergency Response Plan, as it may be amended from time to time. 
 
 
7. Stormwater. 
 

The applicant states in the SEPA Checklist and a preliminary Stormwater Management Plan that 
stormwater runoff will result from developed hardscape areas including buildings, roadways, 
pedestrian paths, and parking areas. These areas will be directed via sloped surfaces and conveyance 
piping to water quality and infiltration swales or dry wells designed and sized to meet the 
requirements of the DOE Stormwater Manual for Eastern Washington 2019.  
 

A stormwater management plan compliant with Town standards and the Eastern Washington 
Stormwater Management Manual must be prepared by a licensed engineer and approved by the 
Town prior to final approval of the PD. The stormwater plan will ensure that stormwater runoff from 
the development is retained, treated, and dispersed within the project boundaries. In addition, the 
stormwater plan improvements must be constructed or bonded prior to final approval of the PD.  
 

The stormwater system may not be located in the preserved open space.  
 
 
8. Consistency with Comprehensive Plan. 
 

The applicant states in the SEPA Checklist that the proposal is developed pursuant to adopted Town 
of Twisp regulations. This is a proposed residential development with less overall density than the 
current zoning. The PD will be consistent with the Town’s comprehensive plan. 
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9. Consistency with Zoning Code. 
 

The applicant states in the SEPA Checklist that the proposal is developed pursuant to adopted Town 
of Twisp regulations. This is a proposed residential development with less overall density than the 
current zoning. 
 

The Staff Report prepared for the Planning Commission noted that there are conflicts between the 
Comprehensive Planning and Zoning code: “There is a conflict between the intent of the R1 zoning 
district and the regulations which provides for the reduction of minimum lot sizes through the PD 
process. There is also a conflict with the comprehensive plan which calls for a maximum density of 
4 units per acre rather than the 6 permitted under zoning. However, as the zoning code has been 
adopted by ordinance, the zoning provisions prevail. The proposed use is considered allowed as it 
consists of single-family residences and falls within the allowable zoning density providing it 
follows the requirements for a planned development.” 
 

The PD may be conditioned to create consistency with the Town’s zoning code. 
 
10. Wildfire Risk. 
 

One of the key issues raised during the public review process was wildfire risk and the impact the 
number of new dwellings would have on traffic in the event of an emergency and the small lots 
limiting the space between structures thus contributing to fire spread in the event of a wildfire. 
 

The Town retained a professional Fire Marshal who visited the site, reviewed the plans, and provided 
recommendations that addressed both issues. The applicant also provided a professional report on 
wildfire risk and mitigation measures that were reviewed by the City’s retained professional Fire 
Marshal. In order to mitigate the risk of harm to people, animals, property, and the environment, the 
following mitigation measures should be implemented prior to final approval of the PD: 
 

• That all provisions of the International Fire Code related to fire flow be included in project 
designs and be built or bonded prior to granting of final approval of the PD. In addition, 
prior to final PD approval, the applicant shall provide a report by a qualified professional 
that demonstrates that the water system has adequate fire flow for the project, including 
having adequate capacity to serve the required fire sprinklers in every home. Such report is 
subject to the review and approval by the Town Engineer. If fire flow is not shown to be 
adequate, then the applicant shall be required to make improvements to the water system 
serving the PD to ensure adequate fire flow. Such improvements shall be built or bonded 
prior to final PD approval. 
 

• Two accesses to the development are required. If feasible, the applicant shall construct a 
secondary access road from the PD to Isabella Lane within the Town’s reservoir access 
easement. In the alternative, the applicant shall construct the secondary access road for 
ingress and egress to the project in another location subject to approval by the Public Works 
Director. Any such secondary access road may not be barricaded and must be maintained 
year-round by the applicant or successor HOA, unless made public. 
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• Public and private roads that do not have wide radius turn arounds have been shown to
create issues with snow clearing and storage which can impede emergency access. Any
public or private dead-end streets and lanes shall meet all applicable codes. Private roads
and access ways shall include design for snow clearing and storage in order to not impede
emergency access and which does not result in snow being pushed onto the public street.

• In the event of an emergency, evacuation of the PD and adjoining neighborhood will occur
consistent with the Town’s Emergency Response Plan, as it may be amended from time to
time.

• That all construction will be completed in compliance with applicable requirements of the
International Building Code and all homes meet the 2018 International Wildland-Urban
interface code, including being constructed using Class 2 Ignition-Resistant construction
methods and materials. This requirement shall be recorded either as a note on the final plat,
or this requirement shall be recorded as part of Covenants, Conditions, and Restrictions for
the development prior to approval of the Final PD.

• In addition, all home(s) shall be equipped with NFPA 13D fire sprinkler systems. This
requirement shall be recorded either as a note on the final plat, or this requirement shall be
recorded as part of Covenants, Conditions, and Restrictions for the development prior to
approval of the Final PD.

• That each lot shall be labeled with an E911 address prior to filing and recording of PD Plat.

• That the applicant have a fire hazard reduction plan prepared by a qualified professional,
which is subject to approval by the Town. The applicant must implement said approved
plan in the proposed open space area south of Harrison Street prior to final approval of the
PD.

11. Contamination from previous agricultural use.

Portions of the project site have been designated as Geological Hazardous Areas and Critical Aquifer 
Recharge Areas in the Town’s Comprehensive Plan. The applicant submitted a Geotechnical Report 
and a Limited Environmental Investigation prepared by qualified professionals. The studies provided 
data on the soils, topography, soil permeability and potential contamination from historic use of 
portions of the site as a commercial orchard. In general, the Geotechnical Report found the site 
suitable for the type of development being proposed and contained recommendations for measures 
to reduce potential impacts. The Limited Environmental Investigation did find evidence arsenic in 
the soils on the project site and made the following recommendation: 

Because arsenic was detected in soil above the MTCA Method A cleanup level at the 
Subject Property, Ecology requires additional environmental investigation and/or 
cleanup to meet the requirements of MTCA and Ecology's Model Remedies for 
Cleanup of Former Orchard Properties in Central and Eastern Washington (July 2021, 
Publication No. 21-09-006). The highest concentrations of arsenic were measured in 
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soil samples collected at depths of 8 and 10 feet bgs from test pits located nearest the 
bedrock ridge in the western portion of the Subject Property. It is possible that 
naturally occurring arsenic in the bedrock is a source of arsenic to soil at the Subject 
Property. However, because the Subject Property was historically used as orchard 
land, Ecology will likely require a background study of naturally occurring arsenic, 
completed in accordance with WAC 173-340-709, to establish area soil background 
concentrations and evaluate future cleanup requirements for the Subject Property. 

The applicant will address the contamination consistent with Ecology’s requirements prior to Final 
PD. 

The applicant notes in the SEPA Checklist that temporary sediment/erosion control measures will 
be incorporated during construction to prevent sediment transport off site. NPDES Construction 
Storm Water Permit from DOE will be obtained, and an associated plan implemented. All land 
disturbed during construction will be promptly stabilized and revegetated following such activities. 
Measures to reduce or control erosion include stormwater management and dedication of permanent 
open space. 

12. Recreation.

The applicant states in the SEPA Checklist that currently residents of Painter’s Addition use the land 
without permission for hiking. The applicant further states that by putting 40% into open space and 
maintaining an informal route to the ridge summit and the informal hiking will be legal and 
maintained into the future. Such open space must be kept as undeveloped open space in perpetuity 
by one of the following methods: (1) deeding it to the Town, (2) by including such requirement in 
the Plat Notes, or (3) by recording Covenants, Conditions, and Restrictions against the property that 
require such open space to remain undeveloped in perpetuity. If the open space is not deeded to the 
Town, it shall be managed in perpetuity by the HOA.  
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 T: (425) 451-2812 • F: (425) 451-2818 
11201 SE 8th St. * Suite 120 * Bellevue, WA 98004 

www.jmmklanduselaw.com 

 

     
                 Via E-Mail: townplanner@townoftwisp.com 
 

Kurt E. Danison, Town Planner 
Town of Twisp 
P.O. Box 278 
Twisp, WA 98856 

August 29, 2023 

Re: Comments on Revised 8-14-2023 MDNS and proposed conditions of approval  
Project File Number PD22-02 

Dear Mr. Danison:  

As you are aware, we represent Palm Investments North, LLC, with respect to their Orchard Hills 
Planned Development. The applicant has submitted significant material to support the application, 
as well as comments regarding prior MDNS threshold determinations under SEPA. Most recently, 
the applicant provided comments in June, 2023 regarding that version of the MDNS. We maintain 
those comments and incorporate those with this letter, along with the consultant information that 
was attached, as if set forth in full.  

In particular, we understand the MDNS retains the secondary access provision. As we commented 
previously, the applicant does not have easement rights to build this access within the Town 
easement. In the Amended Easement, recording number 3269852, the Town relinquished its prior 
right of way for a very narrow easement limited to Public Works access to the water tanks and 
public, nonmotorized recreational use. Because the Town relinquished its right of way, the Town’s 
actions have unilaterally operated to limit access. No other feasible, second access route exists for 
the site. As a result, the applicant has volunteered to provide fire sprinklers in the homes, standard 
mitigation where secondary access is not available and consistent with other approved, equivalent 
projects.  
The applicant will voluntarily work further with the Town to accomplish secondary access, if 
feasible but this should not operate as a condition of approval. As provided in our June letter, we 
respectfully request the Council either remove this condition from its approval or amend the 
condition as follows: 

If feasible, the proposed second access from the proposed development to Isabella Lane 
should be built to International Fire Code standards for an emergency fire apparatus access 
and be signed as such prior to final approval.  If this or other secondary access is not 
available prior to approval of the first building permit, all homes within the development 
will be provided with automatic fire sprinkler systems meeting the most current code at the 
time of building permit submittal. 

With all our comments in mind, we respectfully request the Town Council approve the project 
with the foregoing revised, proposed condition. The applicant maintains its intention to voluntarily 
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Kurt E. Danison, Town Planner 
August 29, 2023 
P a g e  | 2 
 

 

work with the Town on future planning. As also previously discussed, the applicant has voluntarily 
upgraded the project in various ways to comport with the WUI Code recommendations and provide 
a community that will be a very positive addition to the community.  

Sincerely, 

 
Duana T. Koloušková 
 
Direct Tel: (425) 467-9966 
Email: kolouskova@jmmklaw.com 
 
 
Cc: Jennifer Robertson 
 
2023-08-29 Ltr Re SEPA comment 1699-001.docx 
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STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
Central Region Office 

1250 West Alder St., Union Gap, WA 98903-0009 • 509-575-2490 
 
August 25, 2023 

Kurt Danison 
Town of Twisp 
PO Box 278 
Twisp, WA 98856 

RE: 202303900; TWP PD22-02 

Dear Kurt Danison: 

Thank you for the opportunity to comment during the Mitigated Determination of Non 
Significance process for the Orchard Hills Planned Development. The Department of Ecology 
(Ecology) has the following comments. 
 
Water Resources  

If you plan to use water for dust suppression at your project site, be sure that you have a legal 
right. In Washington State, prospective water users must obtain authorization from the 
Department of Ecology before diverting surface water or withdrawing ground water, with one 
exception. Ground water withdrawals of up to 5,000 gallons per day used for single or group 
domestic supply, up to 5,000 gallons per day used for industrial purposes, stock watering, and 
for the irrigation of up to one-half acre of non-commercial lawn and garden are exempt from 
the permitting process. Water use under the RCW 90.44.050 exemption establishes a water 
right that is subject to the same privileges, restrictions, laws and regulations as a water right 
permit or certificate obtained directly from Ecology. Temporary permits may be obtainable in a 
short time-period. The concern of Water Resources is for existing water rights. In some 
instances, water may need to be obtained from a different area and hauled in or from an 
existing water right holder. If you have any questions or would like to respond to these Water 
Resources comments, please contact Christopher Kossik at 509-379-1826 or email at 
christopher.kossik@ecy.wa.gov. 

Sincerely, 

 
 
Joy Espinoza 
SEPA Coordinator 
Central Regional Office 
509-379-3967 
crosepacoordinator@ecy.wa.gov 



















You don't often get email from howard.idc@gmail.com. Learn why this is important

From: Kurt Danison
To: Scott Detro; jrobertson@insleebest.com; Soo Ing-Moody; Hans Smith; Randy Kilmer
Subject: FW: MDNS Comments
Date: Thursday, August 24, 2023 11:48:35 AM

 
 

From: Howard Cherrington <howard.idc@gmail.com> 
Sent: Thursday, August 24, 2023 11:19 AM
To: Kurt Danison <townplanner@townoftwisp.com>
Subject: MDNS Comments
 

Sir: In reviewing the published MDNS for Orchard Hills published in the MVN on 8/23/23, there are
significant differences between the above mentioned MDNS and the MDNS released on 5/24/23.
The elimination of several requirements stated as necessary for the approval of the Orchard Hills PD
in the 5/24/23 MDNS differ from the MDNS published on 8/23/23. Among the differences are: under
"Air Quality",   "Another condition is that the PD be redesigned so that there is at least 30 feet of
clear space between structures, which will result in a reduction of the number of lots thus
reducing the number of potential wood burning devices".  Under "Density", "As a result of the
recommendations provided by a professional Fire Marshall, preliminary approval is
conditioned on a redesign of the PD to ensure at least 30 feet between all structure envelopes.
This will result in a reduction of the density in the final PD as lots will have to be combined
and/or enlarged to address this requirement." These differences dramatically change the
original MDNS published on 5/24/23 and the MDNS published on 8/23/23. It would appear
that these changes are to the benefit of the developer and have a negative impact on the intent
of the original MDNS to protect the environment and mitigate those potential environmental
impacts. I would appreciate some response to address the changes to the MDNS of 5/24/23
and the MDNS of 8/23/23 and the reasoning behind  and authorization of  those changes.
Additionally, I request some comments as to the legality of revising the latest MDNS without
further public comment and authorization or approval by the Town Council. Thank you.
Howard Cherrington

mailto:howard.idc@gmail.com
https://aka.ms/LearnAboutSenderIdentification
mailto:townplanner@townoftwisp.com
mailto:scott.detro1@gmail.com
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August 26th, 2023 

 

Kurt Danison, Town Planner 

Orchard Hills MDNS Comments 

 

I would like to address number 10, Wildfire Risk in the MDNS, with regard to spacing between houses. 

The 30' was specifically addressed in paragraph 18 of the 5/17/23 staff report and in paragraph 1.a. of 
the 6/13/23 planning commission report. 

This is of great concern from an environmental and safety aspect. Sprinkler systems alone cannot 
prevent houses from burning down but spacing between houses can help. Once one house catches on 
fire, if there is not adequate spacing, it is much easier for a house much closer than 30’ to catch on fire. 

The Planning Commission also recommended that the PD be redesigned to eliminate the proposed 
townhomes and to modify lot sizes to ensure this 30’ clear space. 

Also, Density, number 5 indicates that there is reliance on open space that will off-set the clustered 
density. Again houses clustered together closely does not mitigate fire risk. 

I would like to see these two items above be addressed and put back into the final plan. 

Thank you, 

 

Pearl Cherrington 

Twisp, Wa. 

 

 



August 28,2023

RECEIVED

AUG 2 8 2023

TWISP CLERKS OFFICE
To the Town of Twisp

HAND DELIVERED

Attention: Kurt Danison, Town Planner

Randy Kilmer, Town Clerk/Treasurer

RE: Orchard Hills Project

Application:22-02

SEPA MDNS: Dated: August L4,2A23

Publication dates: August L5 & Augusl23,2023
Comment deadline: August 29,2023

Please, consider this notice of my comments regarding the SEPA MDNS described above. The

SEPA review and the MDNS dated August L4,2023 (first published on August 16, 2023) are

flawed because:

L. SEPA NOTICE: The MDNS stated comment period does not comply with Washington

law or Twisp ordinances. See: WAC t97-71,-340; TMC L6.05.L20(6).

2. PLANNING COMISSION MITIGATION: A current MDNS was not presented to the
Planning commission for review during its deliberations. The Town Planner stated
this was because its recommendations were needed and would be incorporated into

the final MDNS. ln fact, the August t4,2A23 MDNS is not an accurate desoiption or
a complete presentation of the project mitigation measures the Planning

Commission detailed in its June 13,2023 report. Further, the MDNS eliminates
mitigation measures contained in the earlier MDNS |15124/23!'which were consistent
with those recommended by planning staff and the Planning Commission.

SEPA NOTICE

This is the fifth SEPA notice given on this project. Four previous notices were issued and

withdrawn: DNS dated 6126/22; MDNS dated Ll5/23; MDNS dated 2/L/23; and MDNS dated
5/24/23.1 have commented regarding each of those preceding notices. All of those preceding

comments are incorporated herein by this reference.
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The first notice of the current MDNS was published on August L6,2023, with comments due by

August 29,2023, which provided a 13 day comment period. The comment period fails to meet
the required time frames set forth in WAC 197-tL-340,14 days, and TMC 16.05.120(6), 15 days.

INCOMPLETE DESCRIPTION OF

PTANNING COMISSION MITIGATION MEASURES

The Planning Commission, after six public meetings and much verbal and written public input,

identified very specific mitigation measures in its recommendations to the council. Fire safety

for the residents and homes in the area is one of the most significant environmental impacts of
the project. They were identified in a report (519123l'commissioned by the Town of Twisp and

produced by Stephen Rinaldi, Chelan County Fire Marshal (copy attached).

Based on this information the town planner, Kurt Danison, made the following "Proposed

Conditions" in his FTNAL PLANNING COMMISSION STAFF REPORT, 5/L7123:

"7.The proposed second access from the proposed development to lsabella Lane be

built to lnternational Fire Code standards for an emergency fire apparatus access and be

signed as such prior to final approval."

"1.L. That the planned emergency access road cannot be barricaded and must be

maintained year-round."

"13. That all construction be completed in compliance with applicable requirements of
the lnternational Building Code and all homes meet the 2018 lnternationalWildland-
Urban lnterface code. A note on the final plat will also be required referencing the
requirement that all homes meet the 2018 lnternational Wildland-Urban lnterface
code." [Note: This section will require the town to adopt the Wildland-Urban lnterface
Code to ensure enforcement.l

"1"5. That a 100-foot-wide buffer as per Fire Marshal recommendation be created along

the western boundary of the development from the western property line to Harrison

Street. Such buffer shall be gravel, irrigated grass or other acceptable fire-resistant

vegetation and must be completed prior to deeding of open space to Town."

"1"8. That the PD be redesigned to eliminate proposed townhomes and modify lot sizes

that ensure that there is a minimum of 30 feet of clear space between the eave line of
structures."
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Based on the Fire Marshal's report and the town planner's proposed conditions, the first two
recommendations in the Twisp Planning Commission's June L3,2023 report were:

"1. Overwhelmingly, the greatest public concerns were related to fire danger, in 2

specific areas: 1.Fire spread between houses and 2. A second road [for] inhabitants to
flee and access for the fire department in the event of a fire.

These public's concerns were supported by the recommendations from the Chelan

County Fire Marshal, who reviewed the plans and the site {see copy of his comments in
project file).

"a. ln response to the concerns of fire spread, the commission supports the fire
marshal's recommendation that structures are spaced at least 30' apart and a

100' wide defensible space of limited vegetation is installed in the proposed

open space along the west edge of the development and the planned open

space south of Harrison be subject to a fuels reduction project. The applicant has

voluntarily agreed to meeting building code requirements that meet or exceed

new Washington State Urban Wildland lnterface codes that allexterior building

materials are fire-resistant.

"b. ln response to the concerns for egress and access, the commission

recommends that a secondary emergency access, meeting IFC requirements is

installed before the final permit approval (which would be before any building
permits were issued). This road could not be barricaded and would be

maintained. This egress path would extend to May Street, and priorto final

approval, the developer and town must develop an amendment to the adopted

Emergency Response Plan that sets forth a plan for traffic control and evacuation

from the May Street neighborhood. Additionally, the commission recommends

that the town amend its Capital Facilities Plan and 6 year transportation
improvement plan with the intent of completing a link from the May street

neighborhood to the Twisp Carlton road within 5 years."

"2. Another repeated concern was that of density. The commission believes that the

recommendation of the 30' between structures, the 100' defensible space and fuels

reduction project will reduce the density materially."

Consistent with the staff's proposed conditions and the Planning Commission's

recommendations regardingthe second emergency road to lsabella Lane, the 8/14/23 MDNS,

paragraph L0 (bullet 2), Wildfire Risk, says: "Two accesses are required."
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lnconsistent with the staffs proposed conditions and the Planning Commission's

recommendations, the 8/Lal23 MDNS left out the 30' clear space between structures and 100'

fire buffer along the west side of the plat.

This omission is of particular concern because both of those mitigation measures were included

in the 5124123 MDNS, which said:

L. Wildfire, bullet 7: 'That a l0Gfoot-wide buffer as Fire Marshall recommended be

created along the western boundary of the development...."

2. Wildfire, bullet 9: "That the PD be redesigned to eliminate townhomes and modify

lot sizes to insure there is a minimum of 30 feet of clear space between the eave Iine

of structures."

SUMMARY

Adequate mitigation for this project must include the following mitigation measures

recommended by the town planner and the Planning Commission:

1. An emergency access road from the north end of the project to lsabella Lane in the

existing location of the Town's reservoir access road.

2. Reconfigured lots to allow 3d distance between structures, eave line to eave line.

3. A 100' gravel or irrigated and mowed grass lawn along the entire westerly boundary

of the westerly lots.

The Town Council should accept the Planning Commission's recommendations without further
public hearings. lf the Council seeks to change the Planning Commission's recommendations it
must set a date for a public hearing. See: TMC L8.45.060(5).

llv, this 2023.

Jerry ler

546,510 Street

wA 9885

6A.7 08.4320, jwh ellerT0@ya hoo.com
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Fire Prevention and Investigation

CHELAI{ COTI}YTY
STATE OF WASHINGTON

Stephen Riilaldi, Fire Marshal
stephen.rinaidi ii co.chelan.l a.us

cErL (s09) 630'92s9

May 9,2423

Kurt Danison

Town Planner

Town of Twisp

118 S. Glover St,

Twisp, WA 98856

Re: Orchard Hills Planned Development

Dear Mr. Danison

The following review was initiated for the proposed Orchard Hills Planned Development, per the

lnterlocal Agreement between the Tawn of Twisp and Chelan County for plan review services. Based

on that agreement, I conducted a site visit of the development today and was accompanied by you.

I have also performed a review of the site plan and drawings documentation dated November 9,

2022 you provided, as presented to the Town by Palm lnvestments North LLC from North Cascades

Engineering PLLC.

The review performed followed fire and life safety requirements as adopted by RCW 19.27.LLA,

lnternational Fire Code 2018 (lFC 20L8). However, the Washington Standard Building Code Council

has recently developed rules, which are all effective July 1, 2023 and adopt under Chapter 51-51

WAC the 2021 lnternational Residential Code First Edition, and under Chapter 5L-54A the 2021

Edition Washington State Amendments to the 2021 lnternational Fire Code (lFC) as well as the 2021

Washington Wildland-Urban lnterface (WUl) Code under Chapter 5L-55 WAC First Edition. These

newly developed codes would most likely be effective at the time of application for building permits

within this development.

The development as proposed and shown on the provided plans and drawings has some issues that
would require provision of additional information to the Town of Twisp or a modification to better
meet the fire and life safety requirements of the aforementioned documents. The list below

outlines items that are recommended for modification or consideration of additional mitigation
actions.

1. The proposed fire access road alternative route utilizing the existing road leading the town
water tank reservoir site would require improvement to accommodate a minimum of a 20-

foot-wide stabilized fire access road {Fire access roads are to be provided and maintained as
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required by locally adopted street, road, and access standards to include easement width
anci road surface requirements\. See figure 7

2. Fire hydrants shall be provided and maintained as required by locally adopted standards. To

include spacing and location coordinated with the fire district and water purveyor.

3. The open space area on the south end the development shown as Tract 999 Open Space

should have a mitigation project undertaken to accomplish fuels reduction. iee figure 7

4. The overall development is proposed with 52 lots with ali lots under 10,000 sq. ft. and

several lots well below 5000 sq. ft. in size. This development would be classified under the
WUI Code as being within the Wildland Urban lnterface. While zoning may allow side

setbacks of only 10 feet from eave to eave between structures the recommended defensible
space around a structure based on the WUI code is 30 feet for moderate wildland urban
interface areas. The project density as proposed should be modified to increase the size of
the lots to accomplish a reduction in the number and density of the structures. Even though,
this reduction still may not meet the specified distance it would better align with the intent
of the WUI Code regarding the defensible space requirement.

5. Due to the excessive grade (> LZYol of the road from 2nd Ave. southeast on May St. delays

may occur in emergency services response for fires particularly in inclement weather during
the winter. Therefore, it is recommended that all homes be required to have an automatic
fire sprinkler system to provide greater protection and time for residents to evacuate the
structure during an interior fire.

6. All structures shall meet the minimum construction requirements of the WUI Code in place

at the time of permitting.

7 . The lots {1-14 & 22^761on the western side of the development are recommended to be

provided with a minimum of a L00-foot-wide defensible space with the adjoining open
space. This area would be void of the shrub step vegetation and could be covered with
gravelor maintained with a watered and mowed grass lawn. See Figure L

Figure 1
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8. The development is located within a neighborhood of existing homes and some currently
being constructed. The area will almost double in density of structures and therefore in

population also. Based on the traffic study the area will realize a significant increase in

additional daily trips, which relates to an increase of vehicles involved during emergency
situations requiring an evacuation. The evacuation would only use May St. leading to the
intersection at 2nd Ave., which if obstructed during an evacuation would trap many people in

a potentially vulnerable area. The recommendation is that in conjunction with this
development the Town of Twisp workto develop a plan to establish a second egress point
even if for emergencies purposes only that would travel from Bigelow St. to the southeast
to Twisp Carlton Rd. See Figure 2

Figure 2

This review snd associoted recommendations offered ore bosed on the information provided and the site yisif

conducted cn Moy 9,2023 regarding the Orchard Hills Planned Development. The reviewer reserves the right
ta modify these recommendations should additional informotion become availoble or the design/scope of the

project changes.

Respectf ully

.6r,r-'?/frr;k
Stephen P. Rinaldi, MA, EFO, FM, CFPS

Chelan County Fire Marshol
Department of Fire Prevention and lnvestigation
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August 29, 2023


Attention: Kurt Danison, Town Planner

                 Randy Kilmer, Town Clerk/Treasurer


RE Orchard Hills proposal, Application 22-01


Public Comment due August 29, 2023


I wish to restrict my comments to Air Quality at this time.  I hereby incorporate by reference all 
of my comments submitted several times for the Orchard Hills development proposals, with an 
emphasis upon air quality. 


 I find it incredible that with all the woodsmoke the residents of the Methow Valley breathe in 
during the course of each year these days with our inversions, woodsmoke from wildfires, and 
woodsmoke from wood burning devices in the winter,   the Town of Twisp and the proponents 
of this development  are not willing to go further in mitigating this situation than is reflected in 
this proposal.  


Adding 52 more woodturning devices in our situation should not even be a consideration. It will 
not only be a detriment to the town’s residents, but it will set a terrible precedent for future 
developments,  of which a number are in the planning process.


For some reason, it appears that the mitigation measure of restricting each home to one wood-
burning device has been modified in a manner that is very difficult to understand. At least it 
was at first a plain and simple mitigation. It is very likely that more than one woodburning 
device is forbidden by statute anyway - and then in this case, restricting each dwelling to one 
woodturning device  wouldn’t really be a mitigation anyway - simply complying with the law.   


I agree with the restriction preventing fireplaces. These devices are more polluting than wood 
stoves and also less efficient in producing heat.  The purpose is  primarily for pleasure and 
relaxation. We can no longer afford such luxuries in consideration of the current year- round air 
quality situation for residents of Twisp and the Methow Valley.


It is the annual average we should be concerned about, since both the summer (wildfire) and 
the winter (woodburning devices) contribute heavily to health issues in the Methow as well as 
in other mountainous towns in the state of Washington. 


Please visit the website of the Washington Lung Association here in order to learn more:

https://www.lung.org/research/sota/city-rankings/states/washington/okanogan


Okanogan Populations At Risk 
Learn More 

Total Population: 42,634 Children Under 18: 9,791 Adults 65 & Over: 9,722 
Pediatric Asthma: 716 Adult Asthma: 3,404 COPD: 1,976 Lung Cancer: 21 
Cardiovascular Disease: 2,753 Pregnancy: 367 Poverty Estimate: 6,748

People of Color: 15,313 



The analysis and mitigation regarding air quality is unsatisfactory and does 
not protect the citizens of the Town of Twisp. 

Thank you for this opportunity to comment.

Isabelle Spohn
419 N. Methow Valley Highway
Twisp, WA 98856



Twisp Planning Commission 

Schedule for Evaluation of Short-Term Rental Units (STVR’s)  

Draft Schedule and Plan of Aug 11, 2023 

Aug 9 Meeting – Review components of the current code and discuss the revisions to 

be made, based on the data gained from other like towns.  

Aug 23 Meeting – Finalize draft recommendations for code revisions to be sent to the 

town council with staff report before Sept 1.  

Town Council will have to provide written comments to the planning commission by Sept 

13.   

September 13 – Planning commission reviews council comments, votes on any 

revisions and initiates the Public Review process (30 days min). Includes SEPA 

evaluation.  

September 27 – Planning commission continues review and discussion of comments 

and prepares for the public hearing.  

October 11 – Planning commission reviews council comments, votes on any revisions, 

returns the recommendation to town council by Oct 16. 

October 16 – Public Review process begins (30 days), during which time a public 

hearing can be scheduled.  

Oct 25 – Planning commission holds public hearing and prepares recommendations to 

the council. 

November 8 – Optional - Planning commission finalizes recommendation to council. 

November 14 – Council takes action on planning commission recommendations.  

Nov 9, 2023 moratorium expires. 

Plan for Preparing Revisions: 

1. Review and revise definitions (18.10.190) 

2. Review and revise District Use Chart (Appendix A) 

3. Review and revise the administrative permit requirements (18.50.080) 

4. Prepare a pamphlet of rules for owner and tenants to sign in agreement. 

5. Prepare introduction and explanation of the revisions to council. 
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Twisp Planning Commission 

Evaluation of Short Term Rental Housing 

Draft of Aug 28, 2023 

I. Introduction: 

The Twisp Planning Commission (PC) has completed its initial evaluation of the short-term rental 

a.k.a short-term vacation rental (STVR) housing in Twisp and has prepared the attached documents: 

1. List of STVR Problems and Benefits 

2. Inventory of STVR’s in Twisp 

3. List of other similar towns researched. 

4. Link to table of research information (Google Docs) 

5. Schedule for the Evaluation of STVR’s and Code Amendments 

6. Twisp Municipal Codes and District Use Chart with proposed changes underlined in red.  

As a result of the discussion and development of the above documents, the PC recommends several 

changes to the current town municipal code. In general, here follows the list of proposed changes, a 

further explanation of each change can be found below. 

A. Prohibit STVR’s in town residential zones. Currently, this is an allowed use and there are 

currently 2 of these in operation. These 2 uses could continue or be sunset when permit 

expires or property changes hands. (to be verified by town attorney). 

 

B. For the STVR’s in other zones: 

a. Increase permit fees and streamline permit requirements. 

b. Expand the list of owner and guest obligations to add more transparency and increase 

their understanding and accountability.   

 

C. Enhance Enforcement and Accountability for Violators.  

 

 

II. The Process of Evaluation: 

On May 9 the town council directed the PC to evaluate the STVR situation and make 

recommendations for any changes before the moratorium expires on November 9th. Discussion of 

STVR’s began in the flowing PC meeting on May 24, and with one exception has continued bi-weekly 

for the last 3 months.  

As part of the council’s direction, the planning commission (PC) was asked to include resident 

volunteers to form a task force for the research into STVR provisions in other ‘like towns’. The data 

from this research has been largely gathered and organized by categories for a library of information. 

This library gave the PC options to consider as well as patterns to reinforce changes in Twisp.   
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One of the first things discussed in the meetings was the list of problems, grievances and concerns of 

the town members who had negative experiences with STVR’s in their neighborhood.  

This discussion generated a list of the specific problems (#1 above) and focused our efforts on 

recommendations that would mitigate these specific problems. The most important concern was the 

STVR’s impact on the availability and affordability of local housing.  

Currently, in the town of Twisp, there are 2 STVR units permitted and operating in residential zones 

and 3 units are permitted and operational in commercial zones (see Inventory # 2 above). One unit is 

operating in a commercial zone without a permit. There are currently 441 Housing units in Twisp (per 

HUD), so the percentage of STVR’s of the total housing stock is exceedingly small (~1%), and 

significantly smaller than any of the other towns evaluated. Recognizing that commercial zones allow 

hotels, motels and multi-family housing, the PC saw no reason to prohibit STVR’s in commercial 

zones. Therefore, the focus of this evaluation has been on whether or not to prohibit STVR’s in 

residential zones (as well as to consider ways to improve the permitting and regulations for all 

STVR’s).  

As the research data into other town ‘s regulations were being developed and loaded into the Town 

google docs website (thank you Heather!) the meeting discussions focused on the following topics: 

A. The definition of the STVR’s to be regulated. It is important to understand that the STVR’s do 

not include hotels, motels, or B&B’s, as those uses are regulated separately. Also, STVR’s only 

include rental housing for 30 consecutive days or less. Eventually we agreed to not distinguish 

between owner-occupied units and non-owner-occupied units to simplify the code and 

enforcement. So both these uses fall under this same code.  

 

B. The benefits of STVR’s (#1) are real and potentially valuable to seasonal workers, tourists, and 

visitors, as well as the owners and their families use and financial gain. In discussing these 

benefits, we considered several points: 

a. The economic benefit to the town of 2 units (in residential zones) 5 units overall is quite 

limited in terms of tax, most $ benefits accrue to the owners. 

b. Another question considered was if guests would not find other accessible housing if 

STVR”s were prohibited in residential zones. In checking with Kathleen Jardan (Methow 

Valley Reservations), we learned that most rentals to visitors are near trails. Guests who 

are seasonal workers usually stay more than 30 days, thus outside the STVR 

regulations. Firefighters often stay in tents at the SJB or in campgrounds (KOA). In 

Twisp, lodging is generally less expensive than Winthrop and with few dates excepting, 

there is ample housing in a range of different types of accommodation in Twisp. In other 

words, if STVR’s were prohibited in residential areas, it would have little impact on 

housing availability and guest’s choices.    
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C. The PC recommends the following enhanced list of requirements for STVR owners and 

guests. 

a. Increase Permit fees as follows:  

i. Town Permit at $75, add an endorsement for STVR’s for $250 (In the range of 

fees in other towns.  

ii. State Permit leave as is at ~ $50.  

b. Review use of the Twisp Land Use Application for an Administrative Permit  for 

operation of a STVR and consider a new endorsement for STVR’s which could add fees 

and other requirements.   

c. Add or enhanced requirements for owners and their guests. This list grew out of the 

discussion of the specific problems as well as the learnings from other towns. In 

general, these provisions fall into the following categories: 

i. Owner / Manager accessible and available on short notice. Owner agreement to 

require contact information on guests and vehicles.   

ii. Guests are required to sign an agreement to comply with a list of general living 

provisions.    

 

III. Strategies for Enforcement: 

Recognizing that Twisp law enforcement is currently constrained, we recommend two ways of 

monitoring the operation of STVR’s. 

• One way is to require a site inspection by building and fire officials as a part of the permit 

review. 

• Another way is for the deputy clerk to search the web monthly for rental posts and record the 

ones with permits and not. This record would be submitted to the council monthly. A series of 

letters with progressively larger fines could be developed. We have several examples of other 

towns’ notice letters.    

 

IV. Schedule for Evaluation and Resolution of Code Changes 

The attached schedule shows the steps to this process more clearly, but the next step is for the 

council to review and return comments to the PC prior to the PV meeting on Sept 13. At this meeting, 

the PC will review council’s comments and vote on any revisions and initiate the 30-day Public 

Review and SEPA process. A public hearing must be held, and this is planned on October 16.  

On November 14th the PC will issue its final recommendation and on November 14 the council could 

take action. the moratorium expires on November 9, 2023.  

Kathleen Jardin of Methow Valley Reservations has provided information on the current STVR market 

and she has offered to attend a council meeting and answer questions.  

 



Twisp Planning Commission

Nightly Rental (STVR) Housing Study and Evaluation 

Problems and Benefits

Draft for 8.23.23

Specific Benefits Questions

1 Increased traffic 1 Housing for tourists

2 Congestion from additional parked cars 2 Housing for seasonal workers  & firefighters

3 Noise from tenants 3 Income, local spending and taxes from visitors 

4 additional garbage

5
Lack of property management 

contacts and availability

6 Lack of info on occupants

7

Negative impacts to neighborhood 

- disruptions and lack of 

community continuity

8

Ownership and use of nightly 

rentals reduces the availability of 

rental units and home ownership 

for local residents

Specific Problems/ Impacts

1. Would the prohibition of STVR's in residential zones limit housing for 

visitors or seasonal workers?

 2. What is the amount of income, tax and expenses significant for all 

STVR's in residential zones? Is it material ?



Twisp Planning Commission 
 

Similar Towns Who Have Addressed Short Term 
Vacation Rentals 

 

Draft of Aug 10, 2023 

 
 

1. How do we define “similar” towns? 

a. Similar size (1000-10,000) population 

b. Similar economy (Recreational tourism including seasonal employees, 
agriculture) 

c. Rural Character, and distant from closest metropolitan area 
 

 
2. Initial List of similar towns: 

a. Twisp – John  

b. Winthrop-Jerry 

c. Cashmere-Susan 

d. Langley-John 

e. Leavenworth-Susan 

f. San Juan county-Jenn 

g. San Juan Islands (Orcas, San Juan, Lopez)-Jenn 

h. Chelan Town/County-Mark 

i. Aspen-Carolee 

j. Joseph-Carolee 

k. Sisters-Morgan  

l. Packwood – Morgan 

m. Port Townsend – Morgan  



Twisp Nightly Rentals / STVR's  Inventory and Status
23-Aug-23

Current

Permit 

Number
Received date

Approved 

date
Name Address Zoning Online?

Business 

License
Active Comment

1 18-02 6/11/2012 2/14/2018
River Pine 

Cottage

604 Second 

Ave
R-2 N Y Y small cottage

2 19-01 2/17/2018 10/16/2019 Ravens Nest 101 N. Glover C-1 Y Y Y
Apartment above 1908 

BBQ

3 18-01 1/4/2018 2/8/2018
Twisp Pub 

House

135 W. Twisp 

Ave
C-1 Y Y Y

House on corner of Twisp 

and Johnson owners use 

as vacation home

5 22-01 9//9/22
Peruzzi Nightly 

Rental

510 W Twisp 

Ave
R-3 N Y ?

Renting primarily to 

friends and family when 

visiting

2

3

Total STVR's 5

C-3N/A N/A N/A Lauren Linnell

STRV'S In Commerial Zones

STVR's In Residental Zones

Y
919 E. Methow 

Valley Highway

Have sent two 

enforcement letters
N Y
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Twisp Planning Commission 
 

Proposed Revisions to Twisp Codes for Short Term Rental Units 
 

Draft from Meeting on Aug 23, 2023 
 

Black text is the existing code, underlined and red text indicates proposed changes. 

 
 

18.10.140 “N” definitions. 

“Nightly rental” means tourist accommodation in guest houses, recreational homes or cabins, or part-

time residential homes; see also TMC 18.10.150 “Overnight accommodation” and “Overnight rental.” 
 

18.10.150 “O” definitions. 

“Overnight accommodation” means a single-family residential dwelling unit or portion thereof, other than 

approved hotels, motels, inns or bed and breakfasts, rented on a nightly, weekly, or other basis less than 

month-to-month rental. Such uses may be within a single-family home, an accessory dwelling unit, 

condominium, multifamily or mixed/commercial use building and generally have an owner/occupant, on-site 

management or contact. 
 

“Overnight rental” means a single-family residential dwelling unit on an individual lot, other than 

approved hotels, motels, inns or bed and breakfasts, rented on a nightly, weekly, or other basis less than 

month-to-month rental. Such uses may be within a single-family home, an accessory dwelling unit, 

condominium, and multifamily or mixed use/commercial building. Such uses are usually booked through 

a service or direct contact with owner and do not have on-site management. (Ord. 669 § 1, 2013; Ord. 

632 § 1, 2011; Ord. 620 § 2(15), 2010) 
 

18.10.190 “S” definitions. 

“Short-term vacation rental” (STVR) describes a single-family residential dwelling unit on an individual 

lot, (not including approved hotels, motels, inns or bed and breakfasts, which have life safety standards), 

and which is rented on a nightly, weekly, or other basis for less than 30 continuous days. Such uses may 

be within a single-family home, an accessory dwelling unit, a condominium, an apartment, a room in a home 

or a multifamily or mixed use/commercial building. Such uses are usually booked through a service, an 

internet site or direct contact with the owner and may or may not have on-site management. 



 

Appendix A District Use Chart 

 

Uses of land in Twisp are regulated based on the primary or principal use of the land and/or structures 

occupying the land. In commercial and light industrial zones (excluding airport industrial) uses incidental, 

secondary, accessory or appurtenant to the primary or principal use of the land and/or structure do not 

have to be listed in the use chart as an allowed use in order to be allowed providing such uses do not 

represent a significant (greater than 30 percent) percentage or portion of use or activity and do not alter 

the appearance and overall use of the land and/or structure. Such uses must complete an impact 

assessment checklist and may be conditioned by the administrator to mitigate potential noise, dust and 

other impacts to adjoining properties. 

Uses not listed: uses not listed in the district use chart may be allowed if they comply with the general 

and specific performance standards and with any special regulations that apply to the zoning district in 

which the use is proposed. The district use chart is not a prescriptive list of all allowed or disallowed uses, 

but a comprehensive list of examples. 
LEGEND: 

 

A = Allowed Use P = Prohibited Use 
 

AP =Allowed; Administrative Permits Required PD = Planned Development Permit Required CUP = 

Conditional Use Permit Required BSP = Binding Site Plan 

 
 
 
 
 

 
 
18.50.080 Administrative permits. 

(4) Conditions of Approval. In order to mitigate anticipated impacts of a proposed use or support a 

finding of fact or prevent and abate public nuisances associated with any project for which an 

administrative permit is requested, the administrator shall have the authority to require compliance 

with conditions and safeguards deemed necessary to mitigate the anticipated impacts of a proposed 

use, based on the findings of fact (per subsection (3)(b) of this section). Such conditions may be 

imposed that could increase requirements in the standards, criteria, or regulations of this title or other 

town legislation or adopted policies. Project proponents may submit plans for proposed alternative 

means of mitigation impacts for review by the town. No administrative permit shall require, as a 

condition, the dedication of land for any purpose not reasonably related to the use of property for 

which the administrative permit is requested, nor posting of a bond to guarantee installation of public 

improvements are reasonably related to the use of property for which the administrative permit is 

requested. 

 

 

 

 
R-1 R-2 R-3 C-1 C-2 C-3 C-R I AIR PU*

 

Overnight accommodations AP AP AP AP AP AP AP P P P 

Overnight Short-term vacation rentals 
(STVR’s)  (Previously AP) 

P  P P AP AP AP AP P P P 

 



 

The following conditions must be met prior to approval of an administrative permit for overnight 

accommodation and overnight short-term vacation rentals. Compliance with said conditions is required on 

an annual basis. Noncompliance may result in revocation of permit. 

 

   Requirements for Property Owners for Approval of Administrative Permit: 

1. Town business license 
2. State business license  
3. Okanogan County Health District permit as appropriate   
4. Annual license renewal  
5. Owner shall identify location of advertising (Airbnb, etc.) on permit application. 
6. STVR permits are not transferable with the property. 
7. Any lapse in business license (annual) may (will) result in revocation of administrative permit. 
8. Health and safety inspections of the residence are required by building and fire officials. 
9. Adequate parking space must be provided for guests on the premises. No parking is allowed on public 

right-of-way. 
10. Name and contact info for the local owner or site manager must be posted on-site in an accessible 

area.  
11. The owner or site manager must be available 24 hours a day 7 days a week and must be available to 

respond to complaints and emergencies and arrive at the STVR within 20 minutes at all times during 
the rental period.         

12. The owner shall require all guests to provide the owner/manager with names and contact 
information for each guest, and vehicle license(s). 

13. A sign for an STVR shall be no larger than 2 sq. ft., wall mounted with indirect down lighting that does 
not interfere with neighboring residents. 

14. Repeated violations of these requirements will result in the loss of the license. 
15. By signature below, the owner agrees to these terms and agrees to enforce the following general 

living provisions. By signature, the owner also agrees to require each guest to sign an agreement to 
comply with these provisions.  
 

Signed by Owner --------------------------------------------------------- 
 

General Living Provisions for Guests: 
 

1. Outside amplified sound shall not be allowed at any time associated with the STVR 
2. No outdoor fires are permitted (exceptions would be propane-fired fire rings). 
3. Small, informal noncommercial gatherings of family and friends of STVR guests are permitted, 

provided the gatherings are not a disturbance to the surrounding neighborhood. 
4. Guests shall be subject to Town of Twisp Health and Safety Municipal Code 8.05 which governs 

nuisances, noise, garbage and pets’ management.  
 

 
Signed by guests _________________________________ 

  
 



Local Parks Maintenance Program 
Applicant Authorization and Electronic Signature 

Organization Name (sponsor)  

Resolution No. or Document Name 

Project Number and Name 

This resolution/authorization authorizes the person(s) identified below (in Section 2) to act as the 
authorized representative/agent on behalf of our organization and to legally bind our organization 
with respect to the above Project for which we seek grant funding assistance managed through the 
Recreation and Conservation Office (Office). 

WHEREAS grant assistance is requested by our organization to aid in financing the cost of the 
Project referenced above; 

NOW, THEREFORE, BE IT RESOLVED that: 

1. Our organization has applied for or intends to apply for funding assistance managed by the
Office for the above “Project.”

2. Our organization authorizes the following persons or persons holding specified
titles/positions (and subsequent holders of those titles/positions) to execute the
following documents binding our organization on the above projects:

Grant Document Routing 
Order 

Name of Signatory and Title of 
Person Authorized to Sign 

Email Address 

Grant application (submission
thereof) 
Project contact (day-to-day 
administering of the grant and 
communicating with the RCO) 
Agreement/amendment approver1

Agreement/amendment approver
Agreement/amendment approver
Agreement/amendment approver
RCO Grant Agreement signer2

Agreement amendments signer2



 
The above persons are considered an “authorized representative(s)/agent(s)” for purposes of the 
documents indicated. Our organization shall comply with a request from the RCO to provide 
updated documentation of authorized signers, if needed. 

 
3. Our organization acknowledges and warrants, after conferring with its legal counsel, that its 

authorized representative(s)/agent(s) have full legal authority to act and sign on behalf of the 
organization for their assigned role/document. 

 
4. Grant assistance is contingent on a signed Agreement. Entering into any Agreement with 

the Office is purely voluntary on our part. 
 

5. Our organization understands that grant policies and requirements vary depending on the 
grant program applied to, the grant program and source of funding in the Agreement, the 
characteristics of the project, and the characteristics of our organization. 

 
6. Any grant assistance received will be used for only direct eligible and allowable costs that are 

reasonable and necessary to implement the project(s) referenced above. 
 

7. Our organization acknowledges that the grant will only be used for maintenance of local park 
property owned by our organization. 

 
8. This resolution/authorization is deemed to be part of the formal grant application to the Office. 

 
9. Our organization warrants and certifies that this resolution/authorization was properly and 

lawfully adopted following the requirements of our organization and applicable laws and 
policies and that our organization has full legal authority to commit our organization to the 
warranties, certifications, promises, and obligations set forth herein. 

 
This resolution/authorization is signed and approved on behalf of the resolving body of our 
organization by the following authorized member(s): 

 
Signed     

Title   Date    

On File at:   

This Applicant Resolution/Authorization was adopted by our organization during the meeting 
held:  

 
Location:  Date:   

You may reproduce the above language in your own format; however, text may not change. 



 

 
1 Agreement/Amendment Approver: refers to an individual or several individuals who review and approve the 
electronic document and contacts RCO if corrections are needed. The approver does not sign the document. 
You may add more than one approver but please designate the order for routing purposes. 
 
2 RCO Grant Agreement/Agreement Amendments Signer: refers to the individual who must officially sign the 
document with an electronic signature and may be required to enter data such as title, date, agency name, etc. 
into fields. The signer of Agreements may differ from the individual who is delegated to sign Amendment 
documents, but we can only accept one signature per document.  
 



WARRANT/CHECK REGISTER
Town Of Twisp Time: 12:29:36 Date: 09/12/2023

08/23/2023 To: 09/12/2023 Page: 1
Trans Date Type Acct # War # Claimant Amount Memo

1864 08/25/2023 Claims 1 EFT ST of WA Dept. Revenue 7,269.07
1971 09/12/2023 Claims 1     38052 Alpine Welding and Equipment 

Inc.
238.14

1972 09/12/2023 Claims 1     38053 Cascade Pipe & Feed Supply, Inc 892.20
1973 09/12/2023 Claims 1     38054 CenturyLink Communications, LLC 400.84
1974 09/12/2023 Claims 1     38055 Code Publishing Company, Inc. 53.27
1975 09/12/2023 Claims 1     38056 Columbia Cascade Plumbing Inc 3,097.95
1976 09/12/2023 Claims 1     38057 Correct Equipment 5,759.36
1977 09/12/2023 Claims 1     38058 Kurt E. Danison 1,970.01
1978 09/12/2023 Claims 1     38059 Lindsey Darby 50.00
1979 09/12/2023 Claims 1     38060 Department of Ecology 2,302.00
1980 09/12/2023 Claims 1     38061 EcoPlan & Design 725.00
1981 09/12/2023 Claims 1     38062 Eurofins Cascade Analytical 745.00
1982 09/12/2023 Claims 1     38063 H.D. Fowler, Inc. 1,426.36
1983 09/12/2023 Claims 1     38064 Hank's Market 89.98
1984 09/12/2023 Claims 1     38065 Kaley & Tyler Johnsen 50.00
1985 09/12/2023 Claims 1     38066 Angela Layne 50.00
1986 09/12/2023 Claims 1     38067 Methow Conservancy 50.00
1987 09/12/2023 Claims 1     38068 Methow Valley News Publishing 

LLC
2,598.23

1988 09/12/2023 Claims 1     38069 Methownet.com 447.00
1989 09/12/2023 Claims 1     38070 PUD No 1 of Okanogan County 6,001.19
1990 09/12/2023 Claims 1     38071 Planet Turf 1,222.88
1991 09/12/2023 Claims 1     38072 Quality Lube Corporation 221.99
1992 09/12/2023 Claims 1     38073 Quill 81.18
1993 09/12/2023 Claims 1     38074 RC Delivery, Inc. 150.00
1994 09/12/2023 Claims 1     38075 RRRaceway Auto/Locksmith 1,214.08
1995 09/12/2023 Claims 1     38076 Dave Rodriguez 500.00
1996 09/12/2023 Claims 1     38077 Theresa A Ruggiero 328.15
1997 09/12/2023 Claims 1     38078 Securitas Electronic Security, Inc. 479.37
1998 09/12/2023 Claims 1     38079 Shred-it 49.01
1999 09/12/2023 Claims 1     38080 Twisp Auto Parts 26.14
2000 09/12/2023 Claims 1     38081 US Bank 837.67
2001 09/12/2023 Claims 1     38082 Valley Hardware Do It Center 516.96
2002 09/12/2023 Claims 1     38083 Varela & Associates, Inc 550,609.59
2003 09/12/2023 Claims 1     38084 Verizon Wireless 665.69
2004 09/12/2023 Claims 1     38085 W. Scott DeTro 4,505.30
2005 09/12/2023 Claims 1     38086 WasteWise Methow 872.02
2006 09/12/2023 Claims 1     38087 Weinstein Beverage Corp 734.73
2007 09/12/2023 Claims 1     38088 Wilson Engineering 355.50

001 General Fund 17,505.97
101 Street Fund 904.78
102 Transportation Benefit District 14.96
103 Tourism 2% 611.90
401 Water Fund 15,943.00
404 Sewer Fund 11,995.66
407 Collection System Improvements 550,609.59

Claims: 597,585.86
* Transaction Has Mixed Revenue And Expense Accounts 597,585.86



WARRANT/CHECK REGISTER
Town Of Twisp Time: 12:29:36 Date: 09/12/2023

08/23/2023 To: 09/12/2023 Page: 2
Trans Date Type Acct # War # Claimant Amount Memo

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 and that the claim is 
a due and unpaid obligation against the Town of Twisp and that I am authorized to authenticate and 
certify to said claim.

 =

Clerk/Treasurer ____________________________     Date:___________
 
Council Signatures:

 =

Hans Smith____________________________

 =

Mark Easton __________________________

 =

Alan Caswell___________________________

 =

Aaron Studen __________________________

 =

Katrina Auburn  ________________________



WARRANT/CHECK REGISTER
Town Of Twisp Time: 12:29:06 Date: 09/12/2023

08/23/2023 To: 09/12/2023 Page: 1
Trans Date Type Acct # War # Claimant Amount Memo

1882 08/31/2023 Payroll 1 EFT 721.80
1883 08/31/2023 Payroll 1 EFT 1,852.95
1884 08/31/2023 Payroll 1 EFT 1,540.08
1885 08/31/2023 Payroll 1 EFT 4,559.87
1886 08/31/2023 Payroll 1 EFT 91.19
1887 08/31/2023 Payroll 1 EFT 2,106.58
1888 08/31/2023 Payroll 1 EFT 2,260.15
1889 08/31/2023 Payroll 1 EFT 535.08
1890 08/31/2023 Payroll 1 EFT 3,060.72
1891 08/31/2023 Payroll 1 EFT 2,506.18
1892 08/31/2023 Payroll 1 EFT 2,544.31
1893 08/31/2023 Payroll 1 EFT 2,639.76
1894 08/31/2023 Payroll 1 EFT 857.32
1895 08/31/2023 Payroll 1 EFT 1,277.17
1899 08/31/2023 Payroll 1 EFT Internal Revenue Service 13,975.81 941 Deposit for Pay Cycle(s) 

08/01/2023 - 08/31/2023
1900 08/31/2023 Payroll 1 EFT AWC Employee Benefits Trust 7,923.63 Pay Cycle(s) 08/31/2023 To 

08/31/2023 - AWC Medical
1901 08/31/2023 Payroll 1 EFT Navia Benefit Solutions 2,526.33 Pay Cycle(s) 08/31/2023 To 

08/31/2023 - Navia Benefit 
Solutions

1902 08/31/2023 Payroll 1 EFT AFLAC 29.40 Pay Cycle(s) 08/31/2023 To 
08/31/2023 - AFLAC (Sec 125); 
Pay Cycle(s) 08/31/2023 To 
08/31/2023 - AFLAC (Post)

1904 08/31/2023 Payroll 1 EFT Department Of Retirement 
Systems

7,745.84 Pay Cycle(s) 08/31/2023 To 
08/31/2023 - PERS 2; Pay Cycle(s) 
08/31/2023 To 08/31/2023 - 
Deferred Comp; Pay Cycle(s) 
08/31/2023 To 08/31/2023 - PERS
3

1927 09/05/2023 Payroll 1     14546 29.64
1928 09/05/2023 Payroll 1     14547 661.99
1929 09/05/2023 Payroll 1     14548 247.84
1930 09/05/2023 Payroll 1     14549 666.98
1931 09/05/2023 Payroll 1     14550 172.42
1932 09/05/2023 Payroll 1     14551 176.00
1933 09/05/2023 Payroll 1     14552 481.75
1903 08/31/2023 Payroll 1     38051 Teamsters Local Union No. 760 37.00 Pay Cycle(s) 08/31/2023 To 

08/31/2023 - Teamsters Union 
Dues

001 General Fund 15,386.25
101 Street Fund 4,830.76
103 Tourism 2% 596.99
401 Water Fund 17,800.77
404 Sewer Fund 22,613.02

61,227.79 Payroll: 61,227.79



WARRANT/CHECK REGISTER
Town Of Twisp Time: 12:29:06 Date: 09/12/2023

08/23/2023 To: 09/12/2023 Page: 2
Trans Date Type Acct # War # Claimant Amount Memo

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 and that the claim is 
a due and unpaid obligation against the Town of Twisp and that I am authorized to authenticate and 
certify to said claim.

 =

Clerk/Treasurer ____________________________     Date:___________
 
Council Signatures:

 =

Hans Smith____________________________

 =

Mark Easton __________________________

 =

Alan Caswell___________________________

 =

Aaron Studen __________________________

 =

Katrina Auburn  ________________________
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Mayor Ing-Moody called the meeting to order at 5:31 pm. 
 
Council Members present: Mayor Ing-Moody 
     Alan Caswell   
    Katrin Auburn        
    Hans Smith  
    Mark Easton  
 
Council Member absent:  Aaron Studen     
 
Pledge of Allegiance 
 
Council Member Smith led the Pledge of Allegiance. 
 
Request for Additions or Deletions to the Agenda 
 
  
Public Comment Period: Up to Three Minutes  
 

Morgan Sicilia – 
Ms. Sicilia thanked everyone on the huge amount of work being done regarding housing. She 

commented that these are the last few months to think about nightly rentals. She urged the Council to 
act before the Housing Action Plan comes out. Ms. Sicilia stated that she is worried that if some action is 
not taken, the moratorium will expire and just go away. She mentioned that there is a lot of housing in 
the works, and she does not want it to turn into nightly rentals. Ms. Sicilia said that this needs action and 
a thoughtful approach. She said that she has a lot of questions about the HAP but will be holding 
comments until she knows more. 
 
 

Barry Stromberger-  
Mr. Stromberger apologized for not doing more homework, but stated that he is frustrated that 

we can’t give any comment after the HAP is ready. Mr. Stromberger stated that two years ago residents 
on Burgar street submitted comments against nightly rentals on that street and a moratorium was 
passed. When it was going to expire it was extended for another 6 months, but no action has been taken 
on that issue since. He stated that it is a concern that we have no concrete policy and the second 
moratorium is going to expire before the HAP is in place. Mr. Stromberger asked the Town to find the 
funding for more planner hours, and the funding should also include expanding staff.  
 
Mayor Ing-Moody responded that there will be public comment period and this is just the first 
presentation to the public. There will be two meetings and you can attend both of those meetings. One 
is for Twisp, and one is for Winthrop. 
 
 
 

Town of Twisp 
          Council Minutes – 04/10/23   
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Virtual Comments:  

 
Isabelle Spohn –  

* I have two concerns tonight: First, on the Nightly Rental moratorium, and then details of how the 
general public will be included in the HAP Public Survey and Public hearing,. Regarding the moratorium: 
* I’M CONCERNED THAT THE TWISP NIGHTLY RENTAL MORATORIUM expires on May 22 or 23, which is 
before the date we’ve heard the Housing Action Plan might be implemented. Should that occur, much of 
the good this HAP creates could be quickly erased. Should the numerous housing developments listed in 
Appendix C materialize - and a portion of these homes be bought for the purpose of nightly rentals - not 
only would neighborhoods lose their integrity, but taxes could skyrocket for current residents, causing 
homes to be sold by residents who can no longer afford to live here…defeating the whole purpose of the 
Housing Action Plan . I urge the Town Council to immediately formulate a plan on the nightly rental issue 
to be implemented before the moratorium expires. This could require deliberations, hearings, and legal 
notice deadline….. and time is very short, 5-6 weeks. However, according to MRSC, the more probable 
case is that the moratorium can be extended. In quoting RCW 36.70A. 390, MRSC states that: “ A 
moratorium/interim zoning regulation may be effective for no longer than six months or up to a year 
if a work plan is delayed for related studies. It can also be renewed in additional six-month periods as 
long as a subsequent public hearing is held prior to each renewal.” I urge the town to immediately 
determine whether or not the moratorium can be extended. And if it can’t be extended, there’s 
nothing keeping the town from using the information gathered so far to pass an appropriate ordinance 
at this point.  I’d also appreciate information on how the public will be included I the public surveys and 
the pubic hearings. * How will participants receiving the Twisp survey be identified? * Will tenants in 
addition to landowners be able to participate? *Will the public hearings for Twisp and Winthrop be 
separate? If so, how will residents outside the towns be included in either the pubic hearing or the 
public survey? * Will the public have a chance to ask questions before the public hearing is held? * 
Finally, the public needs some dates soon in order to be sure we’re able to participate in all these 
activities. Thanks for your time. 
 
 
 
Presentation: Housing Action Plan – Tom Beckwith, Beckwith Consultants- 
 
Tom Beckwith gave a presentation on the Housing Action Plan. The presentation is available upon 
request at Town Hall.  
 

Mayor Ing-Moody: 

 Can you walk us through the next steps? Do you have any recommendations on overcoming the 
lack of investor interest in multifamily homes?  

 Mr. Beckwith responded that the next steps would be finalizing the HAP which will end up being 
120 pages. The HAP will list every task that can be considered, and it will include an analysis of the 
financial incentive programs. It will be done, or at least be a draft, by the end of April. There will be an 
Open House sometime during May, as well as a survey that will be sent out slightly before the Open 
House. The survey will take about three weeks to complete as it is being mailed out. Everything should 
be complete formally by the beginning of June. Mr. Beckwith stated that developers usually operate in a 
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comfortable niche and do not operate outside of that niche unless they have reassurance that they will 
make a reasonable profit, so to get more investor interest in multifamily homes in town the Town would 
need to give that reassurance.  

Council Member Easton: 

 Would the open house help the survey participants by having more information? Will the HAP 
address immediate needs or will it address future needs and how far in the future would it go? Would 
the action plan address nightly rentals and what has been your experience with the impact of nightly 
rentals in other towns? Would there be changes to R1 zones as well as to R2 and R3 zones? In your 
experience with a Town our size, who in the Town government does all the work? 

 Mr. Beckwith responded there is an advantage to having an open house before a survey as it 
does give more information, but he would like to start the survey shortly before the open house to get 
the word out about it. He plans to mail out the surveys slightly before the open house. Mr. Beckwith 
stated that the Hap will address both the immediate needs and future needs. The HAP is being created 
to back up the housing element of the comprehensive plan which looks twenty years out, so the HAP 
will do the same. The HAP would and would not address nightly rentals. Mr. Beckwith stated that to 
properly address nightly rentals he would need to get data from Roomone, as they were working on a 
study, and other single night rental agencies within the valley, such as Airbnb. Nightly rentals do take 
certain products off the rental market. So, if the nightly rentals are inside of town, it can negatively 
affect the market, but if they are on the outskirts of town there is not a huge impact. Mr. Beckwith 
stated that the HAP will identify each zone and see what could be changed for the better. As for who 
does the work, Mr. Beckwith said that usually the Town Planner would. He also said that we are the 
highest funded town our size. 

 Council Member Smith: 

 Who is the loan with that funded the HAP? 

Mr. Beckwith responded that the loan was through the DOC and the Housing Finance 
Commission, but the Town would be the granted agency. 

Adjournment 
 
There being no further business to come before the Council, Mayor Soo Ing-Moody adjourned the 
meeting at 7:21 pm. 
 
      APPROVED: 
 
 
              
      Mayor Soo Ing-Moody 
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ATTEST: 
 
 
       
Clerk/Treasurer Randy Kilmer 
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Mayor Ing-Moody called the meeting to order at 5:32 pm. 
 
Council Members present: Mayor Ing-Moody 
    Aaron Studen   
    Alan Caswell - Remote   
    Katrin Auburn        
    Hans Smith  
    Mark Easton  
 
Council Member absent: NONE  
 
Pledge of Allegiance 
 
Council Member Studen led the Pledge of Allegiance. 
 
Request for Additions or Deletions to the Agenda 
 

• Discussion/Action: Resolution #23-704 – USDA Loan Resolution Civic Building 
• Discussion/Action: Arbor Day Proclamation 2023 
• Discussion: Nightly Rentals 

 
Public Comment Period: Up to Three Minutes  
 
Mark Edson: 

Mr. Edson commented that he had overhead a conversation at the end of the last council 
meeting, whereby he claims a member of staff tried to get the Council’s position on something and was 
concerned by the cavalier response. Mr. Edson expressed his opinion that that the Councilmember did 
not represent the Town well; he is concerned especially with the important decisions facing the council. 
He asked the Council if they would be listening to the people and respond accordingly moving forward. 
 
Virtual Comments 
 
Ellen Aagaard: 

Ms. Aagaard commented that she has several ideas following the HAP presentation and that she 
had learned about a lot of different types of housing and the importance of housing to meet the various 
needs. She called upon the council to address the town’s highest priorities, which she stated are long 
term rentals, affordable housing, ADUs, as well as retaining and maintain existing housing stock. She 
also addressed the importance of hearing from everyone. This includes those who own and live in single 
family residences. When making decisions about zoning and development she stated that it is important 
to hear from all the voices. She encouraged the Council to create discussion formats that invite 
participation form everyone, including outlying communities.  
 
Mayor’s Report 

Town of Twisp 
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Mayor Ing-Moody did not give a report as she would speak as things arise in the agenda items. 
 
Staff Reports 
 
Director Denham reported that he has received an application for the Pool Manager position and will be 
setting up an interview soon as the deadline for being able to open the pool is closing very soon. FOP 
will be doing the training for lifeguard positions. There will be a chipping drive on May 1st and May 2nd 
that will be advertised in the paper to get the word out. Director Denham stated that Public Works will 
be trading in the John Deer tractor and purchasing a new one as the costs of repairs has gone up in 
recent years. He also reported that there has been more trash, and vandalism at the park this year as 
people are dumping their garbage into the cans. He believes the park has turned into an unofficial off 
leash dog park and people are not being picking up after the pets as they should. Director Denham said 
that the Town wants people to enjoy the park and urges the community to self-regulate. 

Mayor Ing-Moody added that the Town is asking the community to pick up after their dogs at the park 
as this has always been expected of dog owners but has become an issue. She noted that young children 
play at the park and that it is not okay for the park to be treated as a litter box. 

 
Commission/Committee/Board Reports 
 
No reports were given. 

 
 
OLD/NEW BUSINESS 
 
Discussion/Action: Resolution #23-703- Personnel Policy Revision- Sick Leave Sharing 
 
Clerk Kilmer said that this is a revision request for sick leave sharing. He noted that there have been 
times when employees have had no sick leave available to them when a medical emergency arises and 
this change would enable an employee to benefit from enabling another employee to donate sick leave.  
 
Council Member Smith made a motion to approve Resolution #23-703, Council Member Easton 
seconded the motion. The motion passed unanimously. 
 
 
Discussion/Action: Fire District 6/Town of Twisp- Interlocal Agreement for Annexation 

The Public Safety Committee has been working on this agreement for a long time. He shared that Fire 
Commissioners approved the agreement last night and that legal counsel has reviewed it as well. The 
agreement does require both agencies to pass it for it to go onto the ballot.  

Council Member Smith made a motion to approve the agreement and proceed to voters for approval of 
annexation, Council Member Studen seconded the motion. The motion passed unanimously. 
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Discussion/Action: Resolution #23-704 –USDA Loan Resolution Civic Building 

Clerk Kilmer stated that as he was wrapping up the funding paperwork and it was brought to his 
attention that this resolution should have already been passed. He noted that the Town is not obligated 
to anything more or less than what was already agreed to and that this is simply paperwork needed to 
complete the closeout; closeout meaning to receive final reimbursement.  

Council Member Smith made a motion to adopt Resolution #23-704, Council Member Auburn seconded 
the motion. The motion passed unanimously. 

Discussion/Action: Arbor Day Proclamation 2023 

Clerk Kilmer stated that this is an annual proclamation that the Town makes since Twisp is an Arbor Tree 
City. 

Council Member Caswell made a motion to approve Arbor Day Proclamation, Council Member Auburn 
seconded the motion. The motion passed unanimously. 

Discussion: Nightly rentals 

Council Member Easton said that he has questions about where the Town is in regard to nightly rentals. 
After the presentation from Tom Beckwith, he understood that the HAP would not address them with a 
definitive answer. Council Member Easton stated that the moratorium runs out in a month, and asked 
what next steps and options might look like. He wanted the community to know and have their voices 
heard, including potentially extending the moratorium. He mentioned that statistics generally show that 
seven percent of housing stock as rentals is generally considered healthy and that the Town appears to 
be lower, possibly at four percent. He questioned whether this number should be higher before action is 
taken to properly assess between nightly and long-term rentals.  

Mayor Ing-Moody responded stating that the HAP recommendation will not address nightly rentals fully. 
For that reason, and due to current public sentiment on the matter, it does warrant further conversation 
with the Council since it has been expressed that the moratorium could be extended for another 6 
months, and it would be prudent to verify if that is an option. Mayor Ing-Moody stated that the Town 
will provide another time, possibly at the next meeting, for community members to speak on this issue, 
but that this opportunity is being presented to begin council conversation on the matter. 

Council Member Studen stated that he does not think abandoning nightly rentals completely is the way 
to go. Transient accommodation provides economic viability, but he does think there needs to be a limit 
put on it. This limit should combine where they are located and how many can be there. Council 
Member Studen said that the topic should be given to the Planning Commission so they can have 
brainstorming sessions to generate a starting point. He also stated that what he has been hearing from 
people is that they are concerned about keeping the neighborhood feeling.  
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Council Member Auburn stated that when this first became an issue last year the main concern was 
zoning. In his presentation last night, Beckwith mentioned looking at and rezoning Twisp because things 
have changed. She stated her belief that nightly rentals should be allowed in commercially zoned areas. 
She stated that another issue of owner present versus owner occupied as there is currently exclusion of 
owner-occupied nightly rentals in the moratorium.  

Council Member Smith stated that he is thinking about the issues procedurally. The questions and ideas 
the Council has he believes are good and that there is a lot of work to be done prior to adopting a policy 
rather than a moratorium and noted that the Council planned on reengaging with the Planning 
Commission as it has been six months since the meeting in October where they shared what they would 
be working on for the year. He stated the importance for the Council not to overstep the Planning 
Commission. He also stated that he does not think the Town will be prepared before the expiration of 
the moratorium to decide, and suggested extending it first then proceed once the work is done. If that 
cannot be done the Town should come up with an interim policy. He stated he supports continuing the 
moratorium if the Town is legally able to, but at the next council meeting he would like to see what the 
options are.  

Council Member Caswell asked if there was an inventory of nightly rentals.  

Mayor Ing-Moody responded that there is an inventory provided by the planner and will have it 
available for Council at the next meeting. Staff will also research the legality of extending the 
moratorium. She asked Council Members to let her know if they would like any other information 
before the next meeting so staff can compile it in advance. She stated the importance of being fulling 
informed of all the facts before making any decisions and that this matter will be continued at the next 
Council meeting. 

 
Consent Agenda 

• Accounts Payable/Payroll 
 

Vouchers audited and certified by the auditing officer as required by RCW 42.24.080, and those expense 
reimbursement claims certified as required by RCW 42.24.090, have been recorded on a listing, which 
has been made available to the Town Council.   The following voucher/checks are approved for payment 
by a majority vote on this 14th day of March 2023.   
  
 

Accounts Payable  Checks #37743-37777 $83,300.77 04/11/23 
Payroll EFT Trans 651-674 $69,384.45 04/11/23 

 
Council Member Caswell moved to approve the consent agenda as presented.  The motion was 
seconded by Council Smith and passed unanimously.   
 
Adjournment 
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There being no further business to come before the Council, Mayor Ing-Moody adjourned the meeting 
at 6:18 pm. 
 
      APPROVED: 
 
 
              
      Mayor Soo Ing-Moody 
ATTEST: 
 
 
       
Clerk/Treasurer Randy Kilmer 
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Mayor Ing-Moody called the meeting to order at 5:33 pm. 
 
Council Members present: Mayor Ing-Moody 
    Mark Easton 
    Alan Caswell   
    Katrina Auburn        
    Hans Smith  
    Aaron Studen    
 
Council Members absent: none   
 
Pledge of Allegiance 
 
Council Member Smith led the Pledge of Allegiance. 
 
Request for Additions or Deletions to the Agenda 
 
•Discussion/Action: Resolution #23-707 – Aviation Grant Match 
•Discussion/Action: TranGo Ground Lease 
 
 
 
Public Comment Period: Up to Three Minutes  
 
Paula Mackrow: 
Commented on the matter of short-term rentals. She believes that the Housing Action Plan (HAP) was 
supposed to address nightly rentals but is now understanding that the consultant is not focusing on this 
item. She believes this is a required element of the grant that has not been addressed and is wondering 
what staff or committee is managing this grant/project. She also feels that the “unhoused” in the 
Methow valley are not being given adequate opportunities to participate in the HAP. 
 
Isabelle Spohn: 
Believes that the public participation portions of the HAP, specifically the survey, should include both 
Carlton and Methow zip codes. She referenced a document she requested be sent to the council with 
Commerce guidance to develop anti-displacement strategies. She continued that it has been a year since 
the public asked council to create a “board” to deal with the “housing crisis” and urged the council to 
not waste time to accept offers of help. She feels the Town is overloaded and understaffed and needs to 
find funding for a full-time planner. 
 
Barry Stromberger: 
Commented that he had submitted a volunteer application to the Town and shared some of the items 
from his cover letter. He encouraged the council to pass a motion to create a citizen’s committee or 
“citizen’s focus group” per HAP guidance language. This group would help in whatever town deems as 
urgent areas of concern. He thanked Council for their time and devotion to the Town. 

Town of Twisp 
          Council Minutes – 05/09/23  
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Mayor Ing-Moody noted that the Town has committees in place; and that they are fully staffed at this 
time. She suggested that if the Commission would like to further engage volunteers that this could be 
done in a more timely manner by creating a short-term special task force to address the particular issue 
instead of developing a new committee. 
 
 
Mayor’s Report 
 
Mayor Ing-Moody reported that the Town and Okanogan County Sheriff’s Office has approved an 
agreement for police coverage in Twisp. In the interim, the town continues to seek viable candidates for 
the Police Chief position and has spoken to a number of Police Chiefs to seek their guidance in attracting 
an appropriate candidate. 
 
Staff Reports 
 
Clerk Kilmer reported that it may be necessary to hold a special meeting the following week to approve 
an ordinance to finalize the Civic Building interim financing. He has worked with USDA and North 
Cascades bank to find an agreeable solution in closing the interim financing after the set maturity date; 
he will work to set up a special meeting next week, if needed. 
 
Sheriff Budrow reported that the Okanogan County Sheriff's Office (OCSO) is in an unprecedented 
rebuilding phase both with officers and corrections staff. He reported that Twisp calls will be handled by 
a call-by-call basis, and residents are directed to call 911 for emergencies, and the OCSO non-emergency 
line for any other needs. OCSO and Twisp have been working together to work out logistics for this 
interim period. 
 
Director Denham reported that subsequent funding for the Collection Systems Improvement project 
through USDA appears to be very favorable. Twisp staff are working with USDA to provide anything they 
might need to complete the funding application. He had spent quite a bit of time last week dealing with 
the high water in the Twisp and Methow rivers, preparing a flood prevention operation staged on 
Maygers street to protect the mobile home park if flooding were to have begun. Pool repairs are being 
completed by public works staff. New Pool Manager, Thor Tyson, is doing an excellent job and working 
with the Friends of the Pool to get the lifeguard staff ready for pool opening. Public works staff will 
begin work with Winthrop public works on the joint chip seal project starting next week. The chipping 
drive was a huge success with more volume and participation than in previous years. Given this large 
turnout, public works staff will allot more time for next year’s drive. 
 
Commission/Committee/Board Reports 
 
Council Member Caswell reported that Planning Commission Chair, John Battle, was present to give an 
update to the council on Planning Commission progress and priorities. 
 
Council Member Caswell reported that he had attended OCOG’s meeting where countywide flooding 
was discussed as well as progress on the regional transportation plan. 
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Council Member Auburn thanked Sheriff Budrow for attending the meeting and for OCSO’s quick work 
to aid Twisp. She attended the Twisp Airport Advisory Board (TAAB) meeting wherein, runway chip 
sealing, snowblower repairs, and the pancake fly in breakfast scheduled for 07/09/23 were discussed. 
 
Public Hearings 
 
Ordinance #799 – Milltown LLC Annexation 
 
Mayor Ing- Moody opened the public hearing at 6:10pm to discuss Ordiance #799 Milltown Annexation. 
 
Mayor Ing-Moody requested any comments or discussion from the Town Council 
 
Council Member Smith reported that the Finance Committee had discussed the ordinance in their 
meeting today and that they had concerns it did not correctly reference what was agreed to in the 
executed pre-annexation agreement. They directed legal counsel to investigate it and make any changes 
as needed. For that reason, he requested the council not take action on this item tonight and bring it 
back at a subsequent meeting. 
 
Mayor Ing-Moody asked if anyone from the public would like to provide comment. 
 
Ellen Aagaard provided the following comment in writing in advance of the meeting: 
Hello Mayor Moody and Twisp Town Council, 
 
The following is a brief summary of my comments regarding the proposed Milltown Annexation: 
 
I am in favor of approving this annexation request for the following reasons: 
 
1. The proposed Milltown development has genuine potential to help meet genuine housing needs in 
Twisp (and for Methow Valley residents more generally) because it: 
 
• Prioritizes building market-rate, long-term rental units, with a focus on one-bedrooms, which is 
currently the greatest housing need in the Methow Valley (and in Okanogan County more generally) 
• Will be built by a single developer, allowing for greater affordability due to economies of scale 
• Includes cost-saving measures such as partial off-site manufacturing and energy efficient 
building materials, allowing for greater affordability of the end product. 
 
2. The proposed Milltown annexation is appropriately zoned R-3 because it: 
 
• Is in alignment with adjacent properties also zoned R-3 
• Allows for some (potentially) more affordable “middle housing” options such as duplexes and 
triplexes 
• Allows for services, such as child care and assisted living, that can be beneficially integrated with 
other housing needs, such as senior housing and housing for young families 
• Allows for multi-family dwellings, which can provide more flexible housing options for seniors, 
seasonal workers, and new residents 
 
And I have the following concern about this annexation request: 
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The proposed Milltown development is dense, and would be on the edge (or future edge) of town, 
further away from services such as the library, post office, community center, Room One, Twisp Works. 
Milltown would also be further away from most parks and public green spaces in Twisp; access to parks 
and green spaces is particularly important for denser developments. 
 
Currently, most neighborhoods in Twisp are within a half mile of some park, trail or green space such as 
Twisp Park, Twisp Commons Park, or the Salmon Rearing Ponds. The one exception to this is the Burton-
Riverside neighborhood, which is almost exactly a mile from Twisp Park, via Burton Street, Highway 20, 
and Canyon Street; this is also a very pleasant walk due to a good crossing at Highway 20 and low-traffic 
neighborhood streets. 
 
The nearest existing park facility to the proposed Milltown development, the Sportsfield Complex, is 
almost exactly a mile away, but it can only (currently) be accessed via Airport Road, which is not a 
pleasant road for walking. 
 
In order to ensure that future Milltown Residents also have access to parks and green spaces, and 
pleasant places to walk and bike, I urge you to consider the following: 
 
1. Prioritize new park facilities that will serve neighborhoods at the south end of town, including the 
Burton-Riverside neighborhood and the potential Milltown development. One such opportunity that 
exists right now, and could be developed using town funds, is the Burton Street End River Access Point. 
Please include development of the Burton Street End River Access Point as a near-term (2023/24) 
priority in the updated Facilities Plan. 
 
2. Make sure that the park facilities and green spaces included in the Milltown development proposal 
are truly usable and maintainable, whether they are held within the development or dedicated to the 
Town of Twisp. 
 
3. If a trail connecting the end of Riverside to the Sportsfield complex is not a realistic project, logistically 
and/or financially, explore the possibility of making Airport Road a safer and more comfortable place to 
walk and bike through the addition of wider graveled shoulders, or dedicated bike lanes. 
 
4. Reduce speed limits within the Town of Twisp to 25 mph for all areas, increasing safety for all users 
and making it more pleasant and comfortable to walk and bike on all streets. 
 
Thank you for taking the time to listen to my public comments, and, as always, for your thoughtful and 
forward-looking decision making. 
 
Best, 
 
Ellen Aagaard 
1 Isabella (in Twisp) 
206-375-9083 
 
After everyone had apparently been heard, mayor Ing-Moody closed the public hearing at 6:14 PM. 
 
 
Ordinance #800 – Renewal Nightly Rental Moratorium  
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Mayor Ing- Moody opened the public hearing at 6:15pm to discuss Ordiance #800 Renewal Nightly 
Rental Moratorium. 
 
Mayor Ing-Moody requested any comments or discussion from the Town Council. 
 
There being no comments from the Council, Mayor Ing-Moody opened the hearing to the public for 
comments. 
 
Paula Mackrow commented that Planner Danison’s report on current permits and status was very 
helpful, but she was unclear on what was being suggested or proposed in the redlines in that report. She 
hopes the council is not adopting anything implied in that report and that the Planning Commission does 
not use it as a starting point. She is concerned with generalized zoning overlays for nightly rental zoning. 
She is willing to volunteer to assist in researching this issue. 
 
Barry Stromberger is concerned that it’s been a year since the moratorium was put into place and 
nothing has happened. He said that he has stepped forward to make himself available as a volunteer to 
aid the Planning Commission. He feels the info is out there and that they don’t need to “reinvent the 
wheel”. He is concerned that six months is not enough time to adequately address the issue. 
 
Isabelle Spohn expressed that she is frustrated that the community has offered their volunteer 
assistance but has not been taken up on their offer. She had been told that the Housing Action Plan will 
address the nightly rental issues but has since learned that the Housing Action Plan will not specifically 
address this matter. She feels there is no other option but to extend the moratorium to give time for 
appropriate policies to be adopted. She hopes the Council has heard the public offers to assist and looks 
forward to future discussions and public input. 
 
After all commenters had apparently been heard, Mayor Ing-Moody requested for a council motion. 
 
Council Member Easton motioned to approve Ordinance #800 – Renewal Nightly Rental Moratorium. 
The Motion was seconded by Council Member Caswell and passed unanimously. 
 
Mayor Ing-Moody closed the public hearing at 6:24 PM 
 
 
 
Resolution #23-705 – 2024-29 Capital Facilities Plan 
 
Mayor Ing- Moody opened the public hearing at 6:24pm to discuss Resolution #23-705 – 2024-29 Capital 
Facilities Plan. 
 
Mayor Ing-Moody requested any comments or discussion from the Town Council. 
 
There being no comments from the Council, Mayor Ing-Moody opened the hearing to the public for 
comments. 
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Paula Mackrow asked Director Denham to clarify the population assumptions for the Wastewater 
Treatment Plant expansion. 
Director Denham explained that it’s not designed to an exact number, but rather estimated to consider 
a 20-year buildout at 2.5% annual population increase. He stated that in reality the population growth 
has been slower than that, so the facility will likely outlive 20-year growth projections. 
After all commenters had apparently been heard, Mayor Ing-Moody requested for a council motion. 
 
Council Member Smith motioned to approve Resolution #23-705 – 2024-29 Capital Facilities Plan. The 
Motion was seconded by Council Member Studen and passed unanimously. 
 
Mayor Ing-Moody closed the public hearing at 6:28 PM. 
 
OLD/NEW BUSINESS 
 
Discussion/Action: Planning Commission Update – John Battle, Planning Commission Chairman 
 
The Council invited Planning Commission (PC) Chairman John Battle to give an update on PC progress 
and priorities. 
 
Chairman Battle related that the PC’s priorities are to evaluate permits that require public process. The 
PC is aware of some projects to be submitted that will require their attention and has been working on 
the Orchard Hills Planned Development for some time. These items are difficult to plan for and have 
regulated timelines once they are submitted. When completed, the PC will return to their work on the 
Shoreline Master Program update to comply with State regulations. This is due by the end of June in 
order to remain in compliance. The next task would be to work on the Land Use Element of the 
Comprehensive Plan. Chairman Battle made it clear that the PC had NOT been asked by the council to 
look at the nightly rental topic but would be willing to if requested. 
 
Council Member Smith referenced his notes from the last PC check in to the council about six months 
prior. He noted that at that time the PC and Town Council were getting numerous comments on the 
nightly rental topic, and that the PC might be asked to assist with the wider housing topic. At that time 
the Council had requested the PC might assist with the revision of the Twisp PDA overlay but did not 
suggest where that might land on the priority list. He mentioned the proposed sign code revisions but 
noted that this matter was in the Council’s court at this time. He continued that there had been multiple 
calls for an ad hoc group to aid the planning department, and that ad hoc committees can be useful, but 
there needs to be unity with the Council and PC on proposed code changes to avoid creating more 
confusion. 
 
Chairman Battle responded that for the housing issues, starting with the Land Use element of the Comp 
Plan makes the most sense. He stated that the PC was given the impression that the nightly rental issue 
would be addressed by the Housing Action Plan (HAP), but now understands that may not be the case. 
He is open to the idea of an additional committee or task force to assist the PC especially in gathering 
information on how other Towns have addressed these issues. 
 
Council Member Smith responded that the HAP’s relevance is still forthcoming for the Town’s housing 
and planning needs, and that it is not yet a complete product until the public participation portions are 
completed. He is hopeful that it has merit for Town planning purposes. 
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Council Member Easton echoed the comments of Council Member Smith and added that he’d like to see 
a sub-committee work on the nightly rental issue, especially given that there are capable and willing 
volunteers available. He’d like to have PC concentrate on other issues and use a subcommittee to assist 
them. He’d like to see a solution in the next six months, and not “kick the can” again. 
 
Mayor Ing-Moody posited that it will be important to ensure diversity within any subcommittee and to 
get balanced and diverse representation reflective of the whole Town. She cautioned that it is often 
easy to get passionate and vocal community members to participate, but a group formed just of such 
individuals would not be representative of the community as a whole. She continued that if this is the 
direction the council wants to proceed that she could direct staff to do some research on guidelines for 
ad hoc committees and task forces. She asked if the Council would like to see this as a future agenda 
item for further discussion. 
 
Council Member Smith responded that conceptually this could be useful in aiding the PC. He’d like the 
PC to have support to address current issues and not to restack the priorities given the time constraints 
of some of the items. 
 
Chairman Battle requested that next steps/priorities be laid out for the PC beyond the obvious priorities 
of the Orchard Hills PD and the SMP update. He questions if the TwispWorks Master Plan/Overlay would 
be next. 
 
Council Member Smith responded that he’d put that item at the bottom of the list given that 
TwispWorks staff had reported it was in progress and a priority of theirs.  
 
Mayor Ing-Moody requested that Clerk Kilmer reach out to TwispWorks for a status update on the 
project. She also noted that the Sign Code is currently being looked at by TERC and awaiting their 
feedback. 
 
Chairman Battle offered that a planning commissioner would be willing to join TERC and present their 
work on the Sign code in order to help accelerate learning/education to bring the matter to conclusion.  
 
Mayor Ing-Moody provided a summary of the Planning Commission priorities.: 

1. Shoreline Master Plan Update 
2. Comprehensive Plan – Land Use, Housing Component 
3. Sign Code 
4. Nightly Rentals 
5. TwispWorks Overlay and Masterplan 

 
Council Member Smith noted that in the future he’d like to see the PC undertake code review on 
wildfire prevention as it relates to zoning and building standards. 
 
The Council thanked Chairman Battle and all the PC Commissioners, noting that the job they do is largely 
thankless but that the Town council appreciates the time and effort they put into it and the quality work 
they produce. 
 
Discussion/Action: Public Event Application – Spring Art Walk 
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Council Member Smith motioned to the Spring Art Walk Public Event application as presented with the 
modifications submitted by Director Denham. The Motion was seconded by Council Member Easton and 
passed unanimously. 
 
Discussion/Action: Resolution #23-706 – Salary Scale  

Council Member Smith reported that thus far the Town has had no success in recruiting a Police Chief at 
the currently advertised salary range and have received feedback that the pay range is an issue. The 
finance committee looked at pay scales in similar positions around the state and put forward an 
adjustment to the Salary Scale to attract qualified applicants. He noted that with no current police chief 
or officers, the wages allocated for a three-person department in 2023 might be reallocated to cover the 
increase in the PD Chief range. The concept would ideally result in the hire of a Chief first, and then one 
officer. An additional officer can be looked at in the 2024 budget. 

Council Member Smith made a motion to adopt Resolution #23-706 as presented. The Motion was 
seconded by Council Member Easton and passed unanimously. 
 

Discussion/Action: Resolution #23-707 – Aviation Grant Match 

Council Member Smith motioned to adopt Resolution #23-707 as presented. The Motion was seconded 
by Council Member Easton and passed unanimously. 
 
Discussion/Action: TranGo Ground Lease 

Mayor Ing-Moody gave an overview of the lease, noting that it has been in existence since 2016 and the 
rate has not been updated since its inception. 
Council Member Smith gave rationale for the increase, noting increased needs in the Town’s 
transportation fund, and considerations for that land as it can be used for Town snow storage. The Town 
has been offered a lease with a private citizen to store snow on a similar sized lot for $1,000 per month, 
so offering the lot to TranGo for $500 a month is very fair. 
 
Council Member Caswell motioned to approve the TranGo Ground Lease as presented. The Motion was 
seconded by Council Member Auburn and passed unanimously. 
 
Consent Agenda 

• Accounts Payable/Payroll 
• Minutes 

 
Vouchers audited and certified by the auditing officer as required by RCW 42.24.080, and those expense 
reimbursement claims certified as required by RCW 42.24.090, have been recorded on a listing, which 
has been made available to the Town Council.   The following voucher/checks are approved for payment 
by a majority vote on this 25th day of April 2023.   
  
 

Accounts Payable  EFT Trans 855 $57.78 05/09/23 
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Accounts Payable Checks #37806-37835 $95,857.57 05/09/23 
Payroll EFT Trans 890-1, 896-

912, 934-36, CK #37805 
$68,966.18 05/09/23 

 
Council Member Caswell moved to approve the consent agenda as presented.  The motion was 
seconded by Council Auburn and passed unanimously.   
 
Adjournment 
 
There being no further business to come before the Council, Mayor Ing-Moody adjourned the meeting 
at 7:18 pm. 
 
      APPROVED: 
 
 
              
      Mayor Soo Ing-Moody 
ATTEST: 
 
 
       
Clerk/Treasurer Randy Kilmer 
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Mayor Ing-Moody called the meeting to order at 5:32 pm. 
 
Council Members present: Mayor Ing-Moody 
    Mark Easton 
    Alan Caswell   
    Katrina Auburn        
    Hans Smith  
    Aaron Studen    
 
Council Members absent: None  
 
Pledge of Allegiance 
 
Council Member Auburn led the Pledge of Allegiance. 
 
Request for Additions or Deletions to the Agenda 
 
Additions: 
• Discussion/Action: TIB Overlay Award – Bid Authorization End 
•Discussion/Action: Nightly Rental Task Force, John Battle – Planning Commission Chair 
 
 
Public Comment Period: Up to Three Minutes  
 
None 
 
Mayor’s Report 
 
The Town continues to seek candidates to fill the vacant Police Chief position and will be working with 
the Washington Association of Sheriffs and Police Chiefs to attract and fill the position. 
The Association of Washington Cities will be holding their annual conference in Spokane at the end of 
June. The Mayor, Clerk Kilmer, and Director Denham will be attending. All elected officials are also 
invited, and the Mayor has also received special allowance from AWC to invite the three new 
unopposed council members. 
 
Staff Reports 
 
Director Denham reported that new funding is available through the Public Works Board, and that he 
anticipates submitting three separate applications for a Glover Street Water Project, Painter’s Addition 
Emergency Egress, and Water Systems Plan update. All three grants would be from different programs 
and would not compete against each other. 
The joint Crack Seal project between Twisp and Winthrop is progressing well despite some equipment 
issues. The crew should be finishing up in Winthrop this week and moving on to Twisp. The crew has 
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experienced some negative interactions with “hostile motorists”, and Director Denham requests that 
motorists consider the safety of the crew and exercise care and patience even when inconvenienced. 
 
Commission/Committee/Board Reports 
 
Council Member Caswell reported on the Planning Commission meeting. The lone agenda item was 
Orchard Hills PD. The PC will work on a staff report and letter of transmittal to the council. A Mitigated 
Determination of Non-Significance still needs to be issued, and SEPA needs to be resolved before a final 
decision can be made. 
 
Council Member Smith reported on the Public Works committee meeting. He shared that the grant 
opportunities discussed by Director Denham were reviewed by the committee and are fully supported. 
 
Council Member Smith reported on the Finance Committee meeting. The Committee is working on the 
Milltown Annexation item to resolve the timeline for submission of a Planned Development and 
subsequent annexation.  
 
OLD/NEW BUSINESS 
 
 
Discussion/Action: Trango Ground Lease – Brent Timm, TranGo 
 
As a follow-up to the action taken at the last council meeting regarding the TranGo Ground lease, Brent 
Timm, TranGo director, was present to give feedback on the agreement. Mr. Timm noted that the 
TranGo board agrees with extending the lease to a two-year term but would like further explanation for 
the rate increase. He shared photos, showing the approximately 200’x200’ lot, and the portions of it that 
TranGo uses. He stated that four buses are parked there in addition to a porta-potty, taking up less than 
a third of the leased lot. On behalf of the TranGo board he asked if the Twisp Council will reconsider the 
amount of the increase. 
 
Council Member Auburn noted that historically the rate had never increased since the first instance of 
the lease. The Town does have increased transportation expenses since the lease’s inception, and there 
is a premium on vacant land in Twisp. 
 
Council Member Smith added that in looking at general inflation, the proposed increase is not out of 
character. He also noted that the Town experienced issues with snow storage this past winter and has 
been offered a lease from a private landowner for double the rate that the Town has proposed to 
TranGo. 
 
Mr. Timm responded that he is not aware of any snow storage currently on the leased lot, and that 
although he does understand the increase in land value over the past few years, the TranGo board has a 
hard time stomaching a 100% increase on the rate. He continued that TranGo has a lease in Tonasket for 
$150 a month that includes heated storage, security cameras, all behind a locked gate. Now that TranGo 
is being asked to pay double the previous rate for a comparably lesser site, the board really needs 
justification to proceed. He asked again if the Town Council would consider a lesser rate. 
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Council Member Smith stated he’d be willing to hear a counter and made it clear that Twisp is not trying 
to “squeeze” TranGo as they appreciate the service to the community and as another local government 
agency. 
 
Mr. Timm stated that the TranGo board had given him permission to approve a lease up to the amount 
of $300 per month. 
 
Council Member Smith asked the council if they’d like to discuss it here, or to push it back to the Finance 
Committee? 
 
The Council decided to have the Finance Committee look again at the lease rate and bring back another 
proposal. This item will be on a subsequent agenda. 
 
Presentation: Proposed Methow Aquatic District – Miles Milliken   

Miles Milliken gave a presentation to the Town Council as a representative of a committee formed to 
get a “Methow Aquatic District” item on the ballot to support construction and operation of a new 
Aquatic Facility to replace the Wagner Memorial Pool and offer year-round indoor service to the 
Methow Valley. A copy of the presentation is available upon request. 

The Council thanked Miles and the other committee members for their hard work in putting this 
together. Discussions included the form in which the Twisp Council’s support might be requested. This 
item will be back on the agenda at a future meeting as more information becomes available. 

Discussion/Action: Nightly Rental Task Force, John Battle – Planning Commission Chair 

Planning Commission Chairman, John Battle, joined the Town Council to request support of a Nightly 
Rental Task Force to aid the Planning Commission in researching how other comparable jurisdictions 
deal with nightly rentals. 

The Town Council gave permission to the Planning Commission to use community volunteers for 
research as a “Nightly Rental Task Force”. 

Discussion/Action: Twisp/OCSO Agreement Proposed Amendment 

Council Member Smith made a motion to adopt the amendments to the Twisp/OCSO Agreement as 
presented. The Motion was seconded by Council Member Auburn and passed unanimously. 
 

Discussion/Action: TIB Overlay Award – Bid Authorization 

Council Member Smith made a motion to approve the TIB Overlay Award – Bid Authorization as 
presented. The Motion was seconded by Council Member Auburn and passed unanimously. 
 
Consent Agenda 

• Accounts Payable/Payroll 
• Minutes 
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Vouchers audited and certified by the auditing officer as required by RCW 42.24.080, and those expense 
reimbursement claims certified as required by RCW 42.24.090, have been recorded on a listing, which 
has been made available to the Town Council.   The following voucher/checks are approved for payment 
by a majority vote on this 23rd day of May 2023.   
  
 

Accounts Payable  EFT Trans 811 $2,691.06 05/23/23 
Accounts Payable Checks #37836-37861 $40,803.20 05/23/23 

Payroll EFT Trans 990-998 $11,178.47 05/23/23 
 
Council Member Caswell moved to approve the consent agenda as presented.  The motion was 
seconded by Council Easton and passed unanimously.   
  
Adjournment 
 
There being no further business to come before the Council, Mayor Ing-Moody adjourned the meeting 
at 6:44 pm. 
 
      APPROVED: 
 
 
              
      Mayor Soo Ing-Moody 
ATTEST: 
 
 
       
Clerk/Treasurer Randy Kilmer 
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Mayor Ing-Moody called the meeting to order at 5:34 pm. 
 
Council Members present: Mayor Ing-Moody 
    Mark Easton 
    Alan Caswell   
    Katrina Auburn        
    Hans Smith  
    Aaron Studen    
 
Council Members absent:   
 
Pledge of Allegiance 
 
Council Member Easton led the Pledge of Allegiance. 
 
Request for Additions or Deletions to the Agenda 
 
Additions: 

• Discussion/Action: Contract Award – Collection System Improvements 
• Discussion/Action: WA Arts Commission Grant 

 
 
Public Comment Period: Up to Three Minutes  
 
 Mr. Tom Doran requested that Town find a solution to speeders in Town. Specifically on W 2nd 
Ave. He stated that it is not safe, and he understands that resources are limited but the speeding is 
progressively getting worse. He also stated that if there is anything that he or his neighbors can do to 
please ask them. 
 
 Mrs. Leone Edson commented on Orchard Hills Planned Development and how the Planning 
Commission deliberated recusal. She stated her belief that recusal is done due to the potential of 
personal bias or interest. Mrs. Edson stated that Council Member Auburn has made ex parte 
communications as well as Council Member Easton and Council Member Caswell. She stated that Mayor 
Ing-Moody and Council Member Smith live in the neighborhood and she is not sure that they can be 
impartial. She said that they should let everyone know of those things and to recuse themselves. 
 
 Mr. Mark Edson commented on Orchard Hills Planned Development and the Planning 
Commission’s recommendation of adding another road in the development. He said that the Town 
should investigate the lay of the land and whose property would be taken using imminent domain. He 
stated that the property owners are not interested in a new road. He said that Town should limit the 
number of houses to thirty which would eliminate the need for a new road. He urged the Town to think 
about what he has said and to go out and talk to the community members. 
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Mr. Doug Irvine commented that he has read through the planned development code and 
stated that he wonders if he is reading it wrong as he believes there is a loophole being used with the 
Orchard Hills Planned Development, namely that the proponent has asked that the wording be changed 
from footprints to envelopes which deviates even further from being a planned development per the 
code. He asked the council to not change it from what the Town Code states. 

 
 Ms. Erin commented on her concern for the abundance of speeders in Town. Specifically on 
Twisp River Road. She said that she has a child that plays on that road and there are others as well. She 
stated that while she does not have a solution right now, she wanted to bring it to the Council’s 
attention that it has been getting worse year after year. 

 
 
Public Hearing:  

• Resolution #23-708 – Capital Facilities Plan 2024-2029 
 
The public hearing opened at 5:47PM. The public was asked for comment and none were presented. The 
public hearing closed at 5:49PM. The public hearing was recorded and is available on request at Town 
Hall 
 
 Council Member Smith asked if the grant priorities are driving the changes in this version of the 
Capital Facilities Plan. He also asked if the changes to the Parks and Recreation portion were made after 
a review with the Parks and Recreation Commission. Council Member Smith asked if there have been 
any requests for turning the pool into a skate park. 

Director Denham responded that grant priorities drove the changes specifically pertaining to the 
transportation element. He also said that the changes were made after taking into consideration the 
commissions top six priorities, with the exception of one. Director Denham stated that at the moment 
there is too much unknown about the future of the pool so it did not make sense to put it into the 
Capital Facilities Plan, but stated that since it is annually updated changes can always be added at a later 
time.  

 Council Member Auburn asked about the emergency exit at the end of Riverside next to the 
Public Works shop. She inquired as to the status of the connector trail with the County and the Methow 
Housing Trust. She voiced concern about moving the SR 20 and Glover Street roundabout project from  
sixth priority to being ninth.  

Director Denham responded that as the development progresses a road can be made into an emergency 
egress. Regarding the trail, he stated that the county is not in agreement yet but Methow Housing Trust 
has been talking to them about designating a five foot area and that the County would also add five feet 
to make a ten foot wide trail; a fence would be part of the requirement. Director Denham said that 
there is a grant available for a trail and fence. Director Denham stated that while the construction of the 
roundabout was moved to ninth place, the engineering and design phase of the roundabout is in 
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seventh place; he noted that the year for construction of the roundabout has not changed, but the 
priorities listed before it did. 

Council Member Studen asked about the emergency egress consideration from May Street down to 
Twisp Carlton Road. 

Director Denham responded that construction is set for 2025-2026 due to the Public Works Board grant 
now being open. He stated that by putting in for the grant money now the Town can figure out the 
details of the route as there are currently three potential options.  

 
 Council Member Smith made a motion to adopt Resolution #23-708 – Capital Facilities Plan 
2024-2029 as presented. Council Member Easton seconded the motion. The motion passed 
unanimously.  
 

 
• Resolution #23-709 – Transportation Improvement Plan 2024-2029 

 
The public hearing was opened at 6:01PM. The public hearing was closed at 6:02PM. The public hearing 
was recorded and is available upon request at Town Hall. 
 
 Council Member Smith made a motion to adopt Resolution #23-709 -Transportation 
Improvement Plan 2024-2029 as presented. Council Member Auburn seconded the motion. The motion 
passed unanimously. 
  
 
Mayor’s Report 
 
Mayor Ing-Moody reported that Town has been very busy. She stated that the Town has talked to 
Washington Association of Sheriffs and Police Chiefs (WASPC) who has offered to assist us if needed in 
hiring a police chief. She shared that there is a cost associated with their services, depending on the 
extent of help required from them. She had a meeting with Clerk Treasurer Kilmer and Police Clerk 
Ruggiero to discuss the process of communicating with the Sheriff’s office regarding any law 
enforcement needs. 

Council Member Easton asked Mayor Ing-Moody if the Town has considered doing a dry run of switching 
the council room to an emergency operations center. 

Mayor Ing-Moody responded that Town has scheduled a walkthrough with the county sheriff as well as 
Fire District 6 staff and Okanogan County Emergency Management to review procedures and needs to 
activate an Emergency Operating Center.  Avidex will also be contacted as they are our technical 
provider. 

 
Staff Reports 
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Clerk Kilmer reported that there will be an open house on Monday the 26th for the housing action plan. 
He also reported that the annual report has been submitted and the Town will have a federal audit in 
August due to having federal expenses. They will be doing the regular bi-annual audit at the same time. 

Director Denham reported that the crack seal project wrapped up two days early and they used less 
product than ordered; Winthrop used five pallets and Twisp used five. There was a total of seven miles 
in Twisp and three miles in Winthrop sealed. TIB paid for everything. Per TIB requirements the crack 
sealing had to be done a year prior to applying for maintenance on roads. He also reported that the 
Town had a contractor cut open the pool deck and repair a line that was broken and flooded the deck. 
He shared that the pool is now leaking as much as it was before the shell was replaced. Director Denham 
stated that he believes the underground drainage system to be the issue. Public Works will be inspecting 
the area every day to ensure its safety. Director Denham also reported that he looked at the band shell 
and believes that it’s repair would most likely be a successful project for the RCO grant.  

 
Commission/Committee/Board Reports 
 
Council Member Caswell attended the Okanogan Council of Governments (OCOG) meeting. He shared 
that there is a county wide burn ban from June 15th through October 15th. There was a fire in Okanogan 
by the airport that was caused by a roof that was blown off a hanger and hit a power line. The fire 
reached fourteen acres in size. He also reported that they approved the 2040 Transportation Plan which 
will be submitted to WSDOT. OCOG also approved the purchasing and contracting policy. Their part-time 
RTPO administrative position was filled. More TranGo drivers will also be hired for the public 
transportation system. 

Council Member Studen added that TranGo did hire more drivers and increased their hours of 
operation. He clarified that the burn ban is for outdoor burn piles, while campfires and BBQs are still 
allowed.  

Council Member Auburn asked what the hours of the public restrooms are in Twisp as she said someone 
camped out in the bathrooms overnight, stating he was waiting on the bus. Director Denham responded 
that the hours are 7:00AM to just before 3:00PM as the crew will be working until 4:00PM now. 

 
Council Member Smith reported that the finance committee met to discuss the annexation for the 
Milltown project. After the discussion, it is believed that an agreement with Okanogan County is 
necessary to have approval from the County pending town SEPA review of the project, since the projects 
is located outside of Town’s jurisdiction. The review will be completed once the planned development 
proposal is presented. The committee talked about the impact on the Town’s budget if a rec district 
were to be created. Additionally, the recommendation is to do a RFQ and interview contractors to 
potentially hire a planner. 
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Council Member Easton said that there is an online survey available for the housing action plan and that 
he hopes a lot of people turn out for the open house. He asked when the Town’s fireworks ban is on; 
Mayor Ing-Moody answered that they are only allowed at New Years and banned at all other times.  
 
OLD/NEW BUSINESS 
 
 
Discussion/Action: Orchard Hills Planned Development 
 
Mayor Ing-Moody said that this meeting, the Council is to acknowledge receipt of the recommendations 
by Planning Commission and set a date for deciding on the Orchard Hills Planned Development. The 
Town will follow all legal requirements and Town codes during the process. The date that has been set 
for deliberations and a possible action is June 27th.  

Commissioner Battle commented that for the last five months, the Twisp Planning Commission has 
evaluated the application from Palm Investments North LLC for the Orchard Hills planned development 
permit. One public hearing was held on February 8th and continued to March 8th and April 12th, followed 
by the commissioner’s discussions in public meetings on April 26th, May 10th, and May 17th; a total of six 
public meetings. He said that over this period, dozens of written comments were received, and dozens 
of citizens gave public testimony with these letters and comments being overwhelmingly negative with 
several notable repeated major concerns. He began to briefly summarize each concern along with 
conditions that the planning commission recommends to mitigate these concerns.  

He stated the following: 

But before I begin, let me explain the codes involved and how the SEPA process influences the 
commission’s review. I think this will address some of the questions that have repeatedly come up. 
Within the municipal code, there is the comprehensive plan that sets out goals and provides the 
guidelines for the zoning code. The comprehensive plan is visionary, and the zoning code is specific, and 
in the event of conflicts between the two, the zoning code governs.  

This planned development meets many, but not all of the comprehensive plan’s goals, but seldom does 
any project meet all these goals. This planned development application could potentially meet all the 
zoning codes if it were properly developed in the application process. However, the SEPA process 
identifies conditions in a development which are or could have a significant adverse impact on the 
environment, and if these conditions are ‘findings of fact’, the town council may add conditions to the 
permit approval in order to mitigate these dangers, regardless if these conditions are not within the 
zoning code.  

1. Overwhelmingly, the greatest public concerns were related to fire danger, in 2 specific areas: 1. Fire 
spread between houses and 2. A second road inhabitants to flee and access for the fire department in 
the event of a fire. a. In response to the concerns of fire spread, the commission supports the fire 
marshal’s recommendation that structures are spaced at least 30’ apart and a 100’ wide defensible 
space of limited vegetation is installed in the proposed open space along the west edge of the 
development and the planned open space south of Harrison be subject to a fuels reduction project. The 
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applicant has voluntarily agreed to meeting building code requirements that meet or exceed new 
Washington State Urban Wildland Interface codes that all exterior building materials are fire-resistant.  

b. In response to the concerns for egress and access, the commission recommends that a secondary 
emergency access, meeting IFC requirements is installed before the final permit approval (which would 
be before any building permits were issued). This road could not be barricaded and would be 
maintained. This egress path would extend to May Street, and prior to final approval, the developer and 
town must develop an amendment to the adopted Emergency Response Plan that sets forth a plan for 
traffic. 

These public’s concerns were supported by the recommendations from the Chelan County Fire Marshal, 
who reviewed the plans and the site. 

control and evacuation from the May Street neighborhood. Additionally, the commission recommends 
that the town amend its Capital Facilities Plan and 6-year transportation improvement plan with the 
intent of completing a link from the May street neighborhood to the Twisp Carlton road within 5 years.  

2. Another repeated concern was that of density. The commission believes that the recommendation of 
30’ between structures, the 100’ defensible space and fuels reduction project will reduce the density 
materially.  

3. Another repeated concern was that of wood-fire smoke. For this, the commission recommends that 
fireplaces be prohibited, and only 1 wood burning device (per EPA standards) be allowed per home.  

4. There were concerns over increased traffic. The developers’ engineers have determined that the 
increase in traffic is within the allowable limits for the roads and intersections involved.  

5. There were concerns over storm water run-off, which is currently a problem in the down-slope 
residents. The developer will be required to provide adequate flood control and infiltration to prevent 
run-off from this property contributing to this existing problem. For both the traffic and storm water 
engineering, the town will rely on licensed engineer’s evaluation, and the town will have it’s engineering 
firm review and provide comments on the developer’s plans and calculations at the developer’s 
expense. The Town cannot grant final approval until all public improvements are built or bonded.  

6. There were concerns for access to some lots as well as snow storage and removal, a condition which 
will be alleviated by the increased house spacing and the defensible space.  

7. There were concerns over quality, inspections, and the potential for the construction to not comply 
with the codes or these additional measures. The commission recommends that the town hire licensed 
3rd party inspectors at the developer’s expense to supplement the town’s inspections to assure 
construction compliance for the utilities, roads, and drainage.  

8. There were concerns that the application did not meet the form and substance of the planned 
development codes. The commissioners believe that these codes will be met as the application 
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proceeds. Not much information is required at this point in the process, but there are many more 
requirements to be met as the application proceeds.  

9. The commission recommends that the town take ownership of the 40% open space in order that this 
space will always be open to the public. The developer would improve the space to meet town 
standards.  

10. Lastly, there were appeals and remaining concerns about the way the SEPA process was conducted. 
The staff report addresses the process and how certain steps were repeated in order to ultimately 
comply with this code. At the end of the day, I understand that the town attorney believes the process 
met the spirit of the SEPA statutes.  

I would add that during the public hearing process the developer’s designers provided timely and 
thorough written responses to the public’s concerns. There has been a strong, healthy dialogue and 
significant refinements during the application review. If the town incorporates these recommendations 
in it’s approvals, we hope that the developer will move forward and modify the plans and designs 
accordingly to create a development that is safe, vibrant and enjoyed by it’s inhabitants, and generally 
acceptable to the neighbors and the town community.  

We know that housing is urgently needed in the valley, and this is a large and exciting opportunity for 
the town of Twisp. The developer initially asserted that the housing was affordable, and although that 
could not be substantiated, housing that does not qualify as “affordable” is not a bad thing. In fact, it is a 
very good thing for Twisp commerce and property tax receipts.  

In my personal view, small towns like Twisp are either growing or dying. Growth requires change, which 
is difficult but if managed well, it is healthy. It is my personal hope that the town and developer can 
work together to make this project an example of healthy growth for Twisp.   

 
Mayor Soo-Ing Moody thanked Commissioner Battle and the Planning commission for all the hard work 
they have done; she also thanked community members for commenting and being present at the 
meetings and acknowledged that there is currently a vacant position on the Planning Commission.  

Council Member Smith asked if Commissioner Battle would be able to attend the next council meeting 
on June 27th. Commissioner Battle stated that he will be present.  

Council Member Smith made a motion to add Orchard Hills Planned Development and any SEPA items 
to the agenda for the June 27th council meeting. Council Member Auburn seconded the motion. The 
motion passed unanimously. 

 
 
Discussion/Action: Contract Award – Collection System Improvements 
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Director Denham stated that though this item was expected to be on the agenda for the next council 
meeting, the Town did get the award this afternoon. If approved, this would allow the contractor to 
start a couple weeks earlier. He stated that the funding is from USDA and two motions are needed: the 
first is a motion that the Council agrees with the engineer’s recommendations to award the bid, the 
second is a motion to award the collections system improvement project contingent on funding. The 
funding package comes with $1.6 million in grant monies and $734,000 in a loan which comes out to 
$18,000 annually that would be added to the sewer debt.  

Council Member Smith made a motion to accept the engineer’s recommendation to award the 
Collection System Improvements contract. Council Member Easton seconded the motion and it passed 
unanimously. 

Council Member Smith made a motion to award the Collection System Improvements contract to POW 
Contracting in the amount of $1,928,283.65 contingent upon the execution of the funding Letter of 
Conditions through USDA RD. Council Member Easton seconded the motion and it passed unanimously. 

 
Discussion/Action: 4th of July Parade 
 
Mayor Ing-Moody stated that there has been one major change to this year’s 4th of July parade and that 
is the route is going backwards this year due to the ArtsFest taking place at TwispWorks instead of at the 
park. For this reason, staging will happen at the park and the route will end at TwispWorks. This will 
cause tighter parking and the Mayor recommended carpooling or walking to the parade, if possible. 
Council participation is requested, but they are not required to stay for the function after the parade. 

Council Members Studen, Smith, Auburn, and Caswell stated they would be there. Council Member 
Easton stated that he was not certain that he could attend. 

 
 
Discussion/Action: TranGo Ground Lease Agreement 
 
Mayor Ing-Moody stated that at the last Council meeting there was a request to increase the lease rate 
for TranGo and that TranGo’s executive director was in attendance stating that he did not have the 
authority to approve the increase to $335 a month and would need to bring it to the board. In 
anticipation that they may accept the proposal, this item has been added to preemptively have the 
council approve the increase prior to sending it to the TranGo Board. 
 
Council Member Smith made a motion to approve the TranGo Ground Lease Agreement. Council 
Member Easton seconded the motion. Council Member Studen abstained from voting. The motion was 
passed. 
 
 
Discussion/Action: AWC Voting Delegate Appointment 
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Mayor Ing-Moody stated that the AWC conference is next week, and this would be her last one 
conference as Twisp Mayor. She stated that the Town is needing to have up to three voting delegates 
appointed before going to the conference to enable participation at the annual business meeting in 
which new officials are elected into leadership positions for the Association. Mayor Ing-Moody, Council 
Member Auburn, and Clerk Treasurer Kilmer will be present and can be those delegates. 

Council Member Studen made a motion to have Mayor Ing-Moody, Council Member Auburn, and Clerk 
Treasurer Kilmer be the voting delegates at the AWC conference. Council Member Auburn seconded the 
motion. The motion passed unanimously. 

 
Discussion/Action: WA Arts Commission Grant 
 
 Mayor Ing-Moody said that there is a $3,000 grant that requires Council approval in order to have 
ArtsFest expenditures be reimbursed.   

Council Member Smith made a motion to accept the WA Arts Commission Grant. Council Member 
Auburn seconded the motion. The motion passed unanimously. 

Consent Agenda 

• Accounts Payable/Payroll 
 

 
Vouchers audited and certified by the auditing officer as required by RCW 42.24.080, and those expense 
reimbursement claims certified as required by RCW 42.24.090, have been recorded on a listing, which 
has been made available to the Town Council.   The following voucher/checks are approved for payment 
by a majority vote on this 23rd day of May 2023.   
  
 

Accounts Payable  EFT Trans 1150 $21,955.90 06/13/23 
Accounts Payable Checks #37863-37901 $88,874.92 06/13/23 

Payroll EFT Trans 1094-1107, 
1109-1113 

$36,479.88 06/13/23 

Payroll Checks #37862 $103.00 06/13/23 
 
Council Member Easton moved to approve the consent agenda as presented.  The motion was seconded 
by Council Caswell and passed unanimously.   
  
Adjournment 
 
There being no further business to come before the Council, Mayor Ing-Moody adjourned the meeting 
at 7:15 pm. 
 
       
 

APPROVED: 
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      Mayor Soo Ing-Moody 
ATTEST: 
 
 
       
Clerk/Treasurer Randy Kilmer 
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