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CITY OF ISSAQUAH 

DEVELOPMENT SERVICES DEPARTMENT 

 

NOTICE OF DECISION 

 

 

TO: Curtis Orndorff 

 816 Central Avenue N 

 Kent, WA  98032 

 

 Joe Liu 

 13920 SE 66
th
 Place 

 Bellevue, WA  98006 

 

SUBJECT: Tranquility Holistic Center – Change of Use 

 Administrative Site Development Permit PLN12-00074 

 Tranquility Holistic Center – Collective Garden 

 Administrative Site Development Permit PLN12-00075 

 

DECISION DATE: February 22, 2013 

 

REQUEST: 1) The Change of Use of an existing Single Family residence to a Professional Office 

for Tranquility Holistic Center, a collective garden.  Alterations to the building 

interior and an entrance ramp to meet barrier-free requirements are proposed.  

Required parking for the office will be provided on site with access from Newport 

Way NW.  Improvements will be made to the landscaping. 

 2) An Administrative Site Development Permit (ASDP) application for a non-profit 

medical marijuana collective garden under state law, Chapter 69.51A RCW and City 

Ordinance #2633, including IMC 18.07.515.  The proposal will provide consulting on 

the use of medical marijuana and safe access to medical grade marijuana, flowers, 

tinctures, edibles, and extractions to its members that are qualifying patients.  No 

growing of marijuana will occur in this space. 

 In accordance with IMC 18.07.515, the collective garden shall be located entirely 

within an enclosed structure and no delivery of cannabis shall be visible to the public.  

The collective garden shall be separated by at least 1,000 feet from a community 

center or school, other collective garden or the growing functions of a collective 

garden, and separated by at least 500 feet from any park, preschool, or daycare.  Prior 

to approval to begin operation, the applicant shall pass a criminal background check 

and the collective garden shall have installed an operational security system and a 

security camera system and receive approval of a Collective Garden Safety License. 

 

LOCATION: 1730 Newport Way NW 

 See Vicinity Map, Exhibit No. 2 

 

DECISION MADE: 

On February 22, 2013, the Development Services Department conditionally approved the Administrative 

Site Development Permits for the above proposal.  Approval of these applications is based on the 

submittal of November 7, 2013, and is subject to the following conditions: 

1. This decision is NOT permission to begin construction or occupy the building.  Prior to any 

construction activity, the applicant shall obtain the required Public Works Permit and Building 

Permit for any site work or building construction associated with the change of use. 
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2. Collective Gardens shall not exceed ten (10) members and each member shall be a qualifying 

patient. 

 

3. No horticulture production, processing, or delivery of cannabis shall be visible to the public. 

 

4. At the time of Building Permit submittal, the following items are required: 

a. A Technical Information Report that complies with the City of Issaquah 2011 Addendum 

to the 2009 King County's Surface Water Design Manual. 

b. Documentation from the Washington State Department of Health for the conversion of 

the septic tank and associated drainfield from single family use to commercial use is 

required upon building permit submittal, OR documentation that the septic tank and 

associated drainfield is decommissioned and the site is connected to sanitary sewer. 

c. Information on the location of existing utilities and any proposed changes to utilities. 

d. A change of Occupancy Permit is required, per the requirements of Chapter 34, 2009 

IBC. A completed copy of the Summary Sheet for the Change of Occupancy (Table 

3410.7) must be included with the plan check submittal. The change of use must meet the 

requirements found in chapter 34 of the International Building Code.  These include 

structural and life/safety evaluations and possible upgrades as well as ADA 

improvements. 

e. Accessible means of egress must be provided in accordance with section 1007 of the 

International Building Code.   

f. Handicapped parking is required per Table 1106.1 2009 IBC. One of every 6 accessible 

spaces or fraction thereof must be van accessible, per Section 1106.5 2009 IBC and 

requires an 8' stall with an 8' access aisle.  The slope of both the stall and the aisle may 

not exceed 2% and must be paved to provide a hard, stable surface.  A van accessible 

parking sign is required and must be mounted at 60" minimum to the bottom of the sign. 

 

5. The applicant shall enhance the stream buffer of Tibbetts Creek on the site.  The area of buffer 

enhancement shall be equal to at least twice the area of the existing house that is being converted 

to an office use, or a minimum of 2,050 SF.  The City’s Environmental Planner may provide 

assistance in plant selection and planting densities.  The enhancement planting shall be installed 

prior to final building permit approval. 

 

6. Prior to the issuance of the Building Permit, the applicant shall submit a revised landscape plan, 

to show compliance with Chapter 18.12 IMC, to the Development Services Department for 

approval.  Per IMC 18.12.060(A), the project must provide a Type 2 Visual Screen for the outer 

ten (1) feet of the setback areas.  The Landscape Plan shall provide plant material in sufficient 

size and spacing or demonstrate that existing landscaping is sufficient to meet the Type 2 

standards. 

 

7. At the time of Building Permit issuance, all City impact fees shall be paid at the rate in effect at 

the time of permit issuance. 

 

8. Prior to issuance of a Certificate of Occupancy, the landscaping and parking shall be installed per 

the approved site plan.  If certain plant materials are not available or a substitution is needed, City 

approval will be needed prior to installation.  Also, upon completion of installation of the 

landscaping, a cash deposit worth 50% of the value of the total cost of the landscape installation 

material and labor is required to be posted with the City for a three-year period with receipt of the 

final Certificate of Occupancy to insure that the plant materials are maintained in a good growing 

condition, as required by IMC 18.12.160(A). 
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9. Prior to issuance of a Certificate of Occupancy, the applicant shall obtain a valid Collective 

Garden Safety License that fulfills the conditions of IMC 5.15.080 including: 

a. Have installed, prior to issuance of a Collective Garden Safety License, an operational 

security alarm system that is monitored 24 hours a day; and 

b. Have installed, prior to issuance of a Collective Garden Safety License, an operational 

security camera system which retains recordings from all installed cameras for a period 

of not less than sixty (60) days; and 

c. Have passed a background check showing that the applicant has not been convicted of a 

felony related to drug laws within the past ten (10) years. 

 

10. A Sign Permit is required prior to installation of any signs on the site. 

 

11. The City shall have the authority to inspect the site for compliance with all applicable permits at 

any time during regular business hours. 

 

REASONS FOR DECISION: 

1. The site is zoned Professional Office (PO).  Office and Collective Garden uses are permitted uses 

in this zone, in accordance with the Table of Permitted Land Uses, IMC 18.06.130. 

 

2. The change of use of the structure from a Single Family Residence to Professional Office is 

authorized to be reviewed as a Level 1 (ASDP) Review according to IMC Table 18.04.100-3. 

 

3. The change of use to a Collective Garden is required to be reviewed as a Level 2 (ASDP) Review 

according to IMC Table 18.04.100-3. 

 

4. The Level 2 process requires Notice of Application to be mailed to all adjoining property owners 

within 300 feet of the site. Notice of Application for the ASDP was mailed on November 30, 

2012. The required comment period expired on December 17, 2012. One phone call was received 

in response to the notice. The caller had concerns about the proposed use being located adjacent 

to his properties. 

 

5. Compliance with Development Standards 

 

The table below summarizes how the project is meeting the development standards of the 

Professional Office zone: 

 

Item Proposed City Criteria 

Minimum lot size 17,100 (existing) No minimum 

Maximum density N/A N/A 

Maximum impervious surface 43.8% 65% 

Minimum pervious surface 56.2% 35% 

   

Setbacks   

Front (Newport Way NW) 40 ft. (no change) 30 ft. 

Rear (east) 28 ft. (no change) 25 ft. 

Side (north) 11 ft. (shed), 28 ft. 

(main building) (no 

changes) 

20 ft. 

Side (south) 120 ft. (no change) 20 ft. 
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6. The project obtained a Certificate of Transportation Concurrency, File No. CON12-00016.  The 

change of use from a single family residence to professional office use will generate an additional 

0.18 PM Peak Hour traffic trips.  The certificate confirms that the project meets the City’s 

requirements of the traffic concurrency ordinance. 

 

7. The City’s Environmental Planner determined the project is exempt from SEPA review. 

 

8. The project meets the parking requirements per IMC 18.09.050.  The office is 1,024 square feet.  

Professional Office requires 1 stall per 300 SF of Gross Floor Area.  Three (3) parking stalls are 

provided, one of which meets Van Accessibility requirements. 

 

9. Tibbetts Creek is designated as a Class 2 Stream with Salmonids which requires a 100-foot buffer 

from the Ordinary High Water Mark.  A building setback of 15 feet is also required from the edge 

of the stream buffer.  The creek is located off site and east of the subject property.  The shed on 

the east side of the site is approximately 30 feet away from Tibbetts Creek, and the existing house 

is approximately 90 feet away from Tibbetts Creek.  The setback of both structures from the 

stream is legal nonconforming to current Issaquah Creek buffer standards.  There are no exterior 

changes to the existing structures or existing impervious surface.  The intensity of the use is 

greater, however the use is no closer to the creek. 

 

10. IMC 18.08.050(I) states that alterations to existing legal nonconforming situations with respect to 

critical area stream buffers are subject to the following requirements: 

a. Expansion is allowed outside of required wetland and stream buffer area. 

b. Existing buildings may expand vertically to add upper stories. 

c. Building expansion over existing impervious surface area within the buffer is allowed 

provided the building expansion does not encroach closer toward a wetland or stream. 

Buffer enhancement, equal to the building expansion area, is required for building 

expansion over five hundred (500) square feet. Buffer enhancement shall comply with 

standards in IMC 18.10.790(D)(1)(c)(3). 

 

Staff Analysis: 

The encroachment is the existing 1,024 square foot house structure being converted to office use 

and would be no closer to Tibbetts Creek.  Existing trees that are within the buffer will be saved 

and protected.  The Development Services Department has made a determination that the change 

of use will not have an adverse impact to the creek buffer, will not be materially detrimental to 

the public welfare or injurious to the property improvements in the vicinity and to the “PO” zone 

where the dwelling is located, and that this is a reasonable development concept. 

 

11. The project meets the criteria of the Design Criteria of Appendix 2, pages 7-63 to 7-66.3 of 

Chapter 18.07 IMC as follows: 

a. Site Layout and Overall Design Concepts: 

The existing entrance of the residential building is oriented facing Newport Way NW and 

will not be changed.  The project is generally locating required site improvements 

including parking and trash collection to the rear of the lot to maintain the current street 

appearance on Newport Way NW. 

b. Landscape Design and Use of Plant Materials: 

A landscaping plan for the project was provided on November 2, 2012.  Condition #6 

requires revisions to that plan.  Plantings will be provided around the perimeter street 

frontage of the site. 
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c. Design Harmony and Compatibility: 

No changes to the exterior of the building are proposed except for the ADA ramp, and the 

residential style will be retained. 

d. Pedestrian and Vehicular Areas: 

Two parking stalls will be provided in the rear of the site and one required van accessible 

stall will be provided in the front of the site.  A paved walkway and barrier-free ramp 

lead from the front to the office entrance of the building. 

e. Service and Storage Areas: 

Refuse, recycling, and composting containers will be located to the side of the building. 

 

12. On April 29, 2011, the Governor signed ESSB 5073, subject to vetoes of several sections of the 

bill, the “Act”. Under the Act, cities may adopt and enforce zoning requirements and health and 

safety requirements pertaining to the production, processing, or dispensing of cannabis or 

cannabis products within their jurisdiction. Issaquah implemented codes consistent with this state 

direction under Ordinance #2633, passed by the City Council on December 5, 2011 and effective 

December 19, 2011. The ordinance added new code sections including IMC 18.07.515 

“Collective Gardens” and IMC 5.18 “Collective Garden Safety Licenses” that are addressed in 

this decision. 

 

13. The proposal must meet the Collective Garden requirements outlined in IMC 18.07.515. The 

proposal meets those requirements as follows: 

a. 18.07.515.B Membership: Collective Gardens shall not exceed ten members and each 

member shall 

i. Be a qualifying patient. 

Response: A condition of approval is included to reinforce this requirement. 

b. General Requirements: 

i. A collective garden shall be entirely within a permanent enclosed structure with a 

roof. The structure shall comply with the City of Issaquah building codes and any 

other applicable codes. 

Response: The Collective Garden will be within the building located at 1730 

Newport Way NW. The structure complies with the City of Issaquah and other 

applicable codes. 

ii. No horticulture production, processing or delivery of cannabis shall be visible to 

the public. 

Response: The windows and doors will contain screening so no horticulture 

production, processing or delivery of cannabis is visible to the public. A 

condition of approval is included to reinforce this requirement. 

iii. A collective garden shall obtain a valid city collective garden safety license. 

Response: The applicant has applied for this license. A condition of approval is 

included to reinforce this requirement. 

iv. Application Requirements: An application for a collective garden shall include 

the following information in addition to the application requirements for a Level 

2 Administrative Site Development Permit (ASDP): 

1. The application shall be made by a qualifying patient and include valid 

documentation of that status as described in Chapter 69.51A RCW. 

Response: The application included the Level 2 ASDP application 

requirements and the applicant provided valid documentation of 

qualifying patient status as described in Chapter 69.51A RCW. 

2. The applicant shall have a background check administered by the 

Issaquah Police Department to ensure that the applicant has not been 

convicted of a felony for a drug law violation within the past ten (10) 
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years. This background check may be combined with the background 

check required for a Collective Garden Safety License by IMC 5.18.070 

Background Check provided the applicant for the ASDP and Collective 

Garden Safety License are the same person(s); 

Response: The Issaquah Police Department completed a background 

check and confirmed the applicant has not been convicted of a felony for 

a drug law violation within the past ten (10) years. 

3. A map drawn to scale showing all collective gardens, community 

centers, and schools, within 1,000 feet and parks, preschools, and day 

care centers within 500 feet of the parcel proposed for the collective 

garden. A survey prepared by a surveyor licensed in the state of 

Washington may be required by the Planning Director/Manager. 

Response: The proposed Collective Garden meets the separation 

requirements as outlined above. 

4. The City shall have the authority to inspect the site for compliance with 

all applicable permits at any time during regular business hours. 

Response: A condition of approval is included to reinforce this 

requirement. 

v. Separation Requirements: 

1. No collective garden shall be permitted within one-thousand (1,000) feet 

of any other collective garden. 

2. Only one (1) collective garden is permitted on any one site. 

3. The growing functions of a collective garden shall be separated from 

where the cannabis or cannabis products are processed and delivered to 

the qualifying patients of a collective garden by at least one-thousand 

(1,000) feet. 

4. No collective garden shall be permitted within one-thousand (1,000) feet 

of any community center or school. 

5. No collective garden shall be permitted within five hundred (500) feet of 

any park, preschool, or daycare. 

6. Measurement: The measurement shall be taken in a straight line from the 

point on the property line of the uses specified in this section closest to 

the collective garden to the nearest physical point of the tenant space or 

structure housing a collective garden. 

7. A use specified in this subsection shall not benefit from the separation 

requirements of this subsection if the use chooses to locate within the 

required separation distance from a lawfully located collective garden. A 

collective garden is lawfully located if it has located within the City in 

accordance with the requirements of this section. 

Response: This Collective Garden meets the separation requirements as outlined 

above. 

vi. Security Requirements: A collective garden shall: 

1. Have installed, prior to issuance of a Collective Garden Safety License, 

an operational security alarm system that is monitored 24 hours a day; 

and 

2. Have installed, prior to issuance of a Collective Garden Safety License, 

an operational security camera system which retains recordings from all 

installed cameras for a period of not less than sixty (60) days; 

Response: A condition of approval is included to reinforce these 

requirements. 
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3. Comply with the Crime Prevention Through Environmental Design 

(CPTED, “sep-ted”) regulations in Appendix 2 of Chapter 18.07 IMC 

Required Development and Design Standards, to the extent possible as 

determined by the Planning Director/Manager. 

Response: The application is consistent with the CPTED requirements 

for similar uses of Storefronts and Offices. Elements are provided such 

as parking areas that are visible from windows and doors, shrubbery and 

trees that do not obstruct visibility, and the building entrance that is 

accentuated through architectural elements such as lighting. 

vii. Signage: All signs shall comply with the Issaquah Sign Code, Chapter 18.12 

IMC. 

Response: Proposed signage has not been shown at this time. A condition of 

approval is included to reinforce this requirement. 

 

14. The application was routed to other City departments for review and comment.  Those comments 

are incorporated in this Notice of Decision. 

 

 

 

  March 7, 2013 

    

Jason Rogers, Associate Planner  Date Signed 

 

JR/ 

 

EXHIBIT LIST 

1. File and application PLN12-00074 and PLN12-00075, received November 7, 2012 

2. Vicinity Map 

3. Site Plan, received November 2, 2012 
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OWNER
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PROJECT SITE INFORMATION
Legal Description: (Use an additional sheet of paper, if necessary.)

Zoning Designation: Select From Lisl P. ú
I-and Use Designation: Selecf From List R€lArr-
Subarea Designation: Seþçq E!g!q LÞ!
Shoreline Designation, if applicabl,e: From Lisf

Existing Land Use:
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Do€s the site contain any of the folloü,ing environmentally critical areas? Check all that apply.
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I Flood Hazard Area

I Seismic Hazard Area

I streams

I Steep Slope Hazard Area

PROPOSED DEVELOPMENT STATISTICS

! Landslide H azarð Atea

! Wetlands

! Coal Mine Hazard Area

Proposed Land Use: C ot | í.aí\rt-, C-rÆÈ.É:l.-]

Density (multifamily only):

Impervious Surface R.atio:

PerviouVlandscaping/Open Space Provided (in square feet):

Maximum Proposed Building or Structure Height:

Total Proposed Building Square Footage (Gross Area):

Proposed Setbacks Front:

Rear:

Side:

Parking Spaces Provided:

Updated December 2, 2009
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the information herewith submitted are in all respects true and correct to the best of my (our)
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Revised January 26, 2007
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coN12-00016

Fee Description

Faxt (4251837-3109
Projects

1730 NEWPORT WAY NW

Account Number

RECEIPT #: MULTllllS

Fee Amount
E-PLAN SURCHARGE

001.322.010.03 $4.55

PLNl2{0074

Fee Description
I73O NEWPORT WAY NW

Account Number Fee Amount
E-PLAN SURCHARGE

oo1 .322 .O10 .O3 $4.55

ASDP - MINOR LEVEL I 001.345.083.00 $350.00

Total Fees Paid: $709.10

Date Pa¡d: Ín 12012

Paid By: JOE C LIU

Pay Method: CHECK 4001

Received By: MM
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