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ENGINEER’S REPORT 

PERMIT REQUEST # 25 113597 RWE 

FOR THE ESTABLISHMENT OF A NEW COUNTY ROAD RIGHT-OF-WAY 
IDENTIFIED AS 

162nd Pl SW 
 
INTRODUCTION 
 

Chapter 36.75 Revised Code of Washington (RCW) gives county legislative authorities 
broad authority to acquire land for county road purposes by purchase, gift or 
condemnation. Snohomish County Code (SCC) 13.90.010 provides that the County 
Council also has the authority to establish public roads independent of the statutory 
establishment provisions of chapter 36.81 RCW. The county legislative authority’s use 
of this broad authority must be made under the advice and supervision of the County 
Engineer. 

 
SCC 13.90.010 provides that when the County Engineer determines that the criteria for 
road establishment have been met, road establishment may be initiated independently 
by the County Engineer. The County also has the authority under chapter 30.66B SCC 
to condition land development approvals upon adequate access to a public road, which 
often requires dedication of public road ROW. The process required for establishment 
of County roads is found in SCC 13.90.020. 

 
SCC 13.90.080 states that where establishment of a county road is proposed as part of 
development application that requires approval by the hearing examiner, and the 
engineer determines the criteria for establishment exist, the function of the council as 
set forth in SCC 13.90.020, SCC 13.90.040 and SCC 13.90.060 may, upon written 
request by the developer be performed by the hearing examiner. Council review of the 
report of the engineer and the ordinance in accordance with SCC 13.90.050 shall not be 
required. 

 
 
FACTS/BACKGROUND 
 

1. On October 13, 2021, Ash Way Development, LLC, on behalf of Cascadia 
Development originally submitted an Urban Center Development Site Plan 
Application identified as Ash Way Fieldstone Senior Living, to Snohomish County 
Planning and Development Services (PDS) under Project File Number (PFN)21 
117197 SPA 



2. The subject development is located at 16216 Ash Way, Lynnwood in the SW ¼ 
of Section 2 Township 27 N Range 4 East W.M., and in the Transportation 
Service Area (TSA) ‘D” inside the urban growth area (UGA). (See Exhibit 1, 
Assessor’s Map) 

 
3. Based on the notice of application to PDS dated October 13, 2021, the proposed 

development will be built on parcels 27040200301800, 27040200301900 and 
27040200302000, located at the intersection of 164th St SW and Ash Way. (See 
Exhibit 2, Notice of Application) 

 
4. On October 23, 2020, Ash Way Development, LLC, adjusted their property 

boundaries on tax parcels 2704200301800 and 270402300302000 and recorded 
a boundary line adjustment (BLA) 19-111818 under Auditor’s File Number (AFN) 
202010230614, to re-align the boundary of the subject parcels and the adjoining 
property to the south into their current configuration. (See Exhibit 3, BLA map 
Page 9 and 10) 

 
5. On March 28, 2022, a road establishment application was submitted as a 

condition of approval by Department of Public Works (DPW) and PDS under PFN 
22 105124 RWE. The applicant has requested per SCC 13.90.080 road 
establishment in conjunction with land development may upon written request by 
the developer, be performed by the hearing examiner. 

 
6. The applicant is proposing to develop a new assisted living and memory care 

facility for senior living totaling 173,401 square feet with 115 units and 154 beds 
on a 4.12-acre property consisting of three parcels located at the intersection of 
164th St SW and Ash Way. 

 
7. The proposed development adjoins the public road stub of 162nd Pl SW on the 

western property line. The County’s arterial circulation map shows Ash Way 
realigning to connect to 162nd Pl SW. DPW determined that a new public road is 
required to create the 80-foot-wide ROW required along the southern property 
line of the site and the adjoining parcel to the south. 

8. An 80 foot wide right of way has been proposed to accommodate the counties 
needs which include 6” space, 7”-0” sidewalk, 6” curb, 5’-0 bike lane, (2) 12’-0 drive 
lanes, 6’-0 center roadway space, (2) 12’-0 drive lane, 5’0” bike lane, 6’curb, 7’-0” 
sidewalk, 6” space to make up the required road width. 

9. A preliminary record of survey (ROS) was submitted to DPW Survey group and 
was approved based on the proposed and required width of the new public road. 

 
10. After a couple of reviews, both the site plan application and the road 

establishment application expired. 



11. On November 13, 2024, Ash Way Development LLC resubmitted and confirmed 
that there have been no changes to the overall project. 

12. On December 10, 2024, a new replacement Urban Center Development Site 
Plan application was submitted to PDS under PFN 24-117856 SPA. 

13. On August 15, 2025, a new road establishment permit application was submitted 
for review under PFN 25-113597 RWE. 

 
FINDINGS 
 

1. The proposed development will take access from the west side of Ash Way 
across from the park and ride entrance located at 16327 Ash Way. Ash Way will 
be realigned to connect to the newly proposed road. 

 
2. The development will also take access from the new public road extension of 

162nd Pl SW created through this required new road with ROW width split evenly 
between the southern property line of project parcel 270400302000 and the 
northern property line of 27040200301800. 

 
3. On October 23,2025, DPW learned that the proposed road establishment is now 

on two separate parcels and owners. Parcel 27040200302000, owned by Ash 
Way Development, LLC has the north 40 feet and Parcel 27040200301800, 
owned by Ash Way Crossing, LLC, have 40 feet. The applicant, Ash Way 
Crossing, LLC, is required to construct ¾ of the proposed road that will encumber 
both Parcel 27040200302000 and Parcel 27040200301800. The remainder of 
the proposed road is to be constructed by the future development to the south 
currently owned by Ash Way Development, LLC. 

4. Because there are two separate owners for the proposed 80-foot-wide road, the 
applicant, Ash Way Development, LLC does not have authority to deed the full 
80-foot width. Therefore, the deeding of the fully required 80-foot-wide ROW, 
shall be deeded by both Ash Way Development, LLC and Ash Way Crossing, 
LLC. 

5. The applicant has approached the property owner to the south, Ash Way 
Crossing, LLC to join the road establishment. Ash Way Crossing, LLC has 
agreed to join the road establishment process and deed the south 40 feet of the 
proposed 80-foot-wide ROW provided that the county will reserve the 
development rights and receive future development density credits. 

 
6. Ash Way Crossing, LLC is agreeing to deed to the County the 40 feet of the 

south 80-foot-wide ROW prior to developing the property identified by Snohomish 
County Tax Parcel No. 27040200301800 that it owns to accommodate the 
County’s need for adequate road connectivity. 



7. The County recognizes that if Ash Way Crossing, LLC was proposing to develop 
its property concurrently with the deeding of ROW, its allowed density would be 
calculated using the area of its property which it intends to deed to the County. 

8. Given that Ash Way Crossing, LLC is providing a portion of its property to 
accommodate the new County Road prior to it developing its real property, the 
County will recognize that area deeded to the County when calculating any 
allowed density when Ash Way Crossing, LLC’s property is developed just as if 
the deeded ROW as provided concurrently with the development. 

 
9.  On November 18, 2025, the County Engineer agreed and supported the 

proposed concepts. 

10.  The new road, 162nd Pl SW, will have right of way width which is sufficient to 
contain the required road improvements and comply with the applicable code and 
Engineering Design and Development Standards (EDDS) requirements. 

11. The new public road, 162nd Pl SW will start at the west right of way boundary of 
the existing Ash Way Park and Ride and run for a length of 199.75’ feet between 
Ash Way and 22nd Ave W. (See Exhibit 4) 

 
12. Establishment of a new road is necessary, practicable, and will benefit the public 

because operation of the arterial road system is improved by dispensing local 
traffic onto multiple roads and access points, response time for emergency 
services is reduced; and use of transit systems, pedestrian facilities, and bicycle 
facilities are promoted. 

 
13. Establishment of a new road is also consistent with the requirement’s set forth in 

chapter 30.24 SCC, “General Development Standards- Access and Road 
Network”, and EDDS chapter 3-01 (7), “Road Circulation”, including the 
requirement that a public road connection shall be constructed to any public road 
stubs on any adjacent parcel when the engineer determines the connection is 
necessary, practicable, and feasible. 

14. No public expenditure will be required for the construction of a new road. All 
construction costs will be paid in full by the applicant. 

 
15. Plans for the construction of the Road to the County standards have been 

approved by DPW and PDS. The County has accepted a performance security 
bond for the construction and completion of all rights of way improvements for 
the Roads. Upon completion by the developer and acceptance of the Roads by 
the County, including PDS approval of as-built drawings, a two-year maintenance 
security bond shall be posted by the developer. 



16. DPW has reviewed and approved the two Statutory Warranty Deeds (SWD) and 
recommends the deeds be accepted by the County. 

17. The public administrative costs estimated to be incurred by the County in 
examining, investigating and processing the establishment application are as 
follows: 

 
Estimated Public Work Charges $ 5,000.00 
Application Fee Credit $ 500.00 

Total Estimated Administrative Costs  $ 5,500.00 

18. The developer shall be responsible for the advertising costs and recording fees 
and are listed as follows. 

 
Estimated Advertising Costs $ 300.00 
(Notice of Introduction and Notice of Enactment) 

 
Estimated Recording Fee 
(Two SWD’s and Ordinance) $ 900.00 

 
Total Estimated Fees $ 1, 200.00 

 
 
RECOMMENDATION 
 
Based on the foregoing Findings, Permit Request # 25 113597 RWE, establishment of the 
public road for 162nd Pl SW is necessary, practicable, and in the best interest of the public. 
 
The County Engineer recommends that the County Council accept the two Statutory Warranty 

Deeds from Ash Way Development, LLC and Ash Way Crossing, LLC conveying the ROW for 
the road and that it be recorded upon the terms and conditions of the ordinance. 
 
The County Engineer also recommends the establishment be granted based on the following 
conditions. 

CONDITIONS 
 

1. All outstanding administrative costs are paid by the developer to the County Road 
Fund pursuant to SCC13.90.070. 

2. DPW and PDS, after inspection of the finished construction, determines that all 
County Road standards have been met. 



__________________________________ 
ouglas W. McCormick, P.E. 

Approved by: 
 

 
12/3/2025 

D Date 
Deputy Director/County Engineer 
 
 
 
 
Prepared by: 
 
 
 

11/21/2025 
 

Maria Acuario Date 
TES-Traffic Operations ROW Supervisor 
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