
From: Gregory Adams 
Sent: Wednesday, March 25, 2026 10:41 AM 
To: Randy Johnson 
Cc: Thomas Wenzl; Leah Forbes 
Subject: FW: Code-2025-0169 
Attachments: Demand Letter to Skagit County w Ex.pdf 

 
FYI, I don’t know if you received a letter from Leveck’s attorney but here is a copy of it that 
he sent me.   
 

Greg Adams 
Code Compliance Officer 
Skagit County Planning & Development Services 
360-416-1395 

 
From: Mark Leveck <mkleveck@gmail.com>  
Sent: Wednesday, March 25, 2026 9:48 AM 
To: Gregory Adams <gregorya@co.skagit.wa.us> 
Subject: Re: Code-2025-0169 

 
HI Gregory, 
Here is the letter from my lawyer.    
If it helps, the $5,000 wetland study I paid for specifically flagged the boat house is not 
within the OHWM boundary and it is not in a wetland.  Also, the County granted me a 
permit for these repairs and adding structural studs for safety and stability does not legally 
justify a removal.   
Please help me understand how you reached these conclusions. 
 
 
On Wed, Mar 25, 2026 at 9:07 AM Gregory Adams <gregorya@co.skagit.wa.us> wrote: 

Mark,  

  

Thanks for your quick response.  After talking with all involved my understanding is that 
since the shed is in the shoreline protected area, and the cost of repairing the shed 
exceeds the allowable amount that your options are remove the shed or move it 
somewhere on the property outside of the shoreline boundary.  I have not received or am I 
aware of any letter from Clifton Law.   

  

mailto:gregorya@co.skagit.wa.us


I will be placing an Administrative Order to Abate (AOA) on the property.  Once you receive 
it you can file an appeal if you choose. 

  

Thanks again for responding so quickly,  

Greg 

  

Greg Adams 
Code Compliance Officer 
Skagit County Planning & Development Services 
360-416-1395 

  

From: Mark Leveck <mkleveck@gmail.com>  
Sent: Wednesday, March 25, 2026 9:00 AM 
To: Gregory Adams <gregorya@co.skagit.wa.us> 
Subject: Re: Code-2025-0169 

  

Hi Gregory, 

Thank you for your email and patience.  It would be really helpful to understand how we 
can resolve this issue fairly and I'd like to work with you directly to close it out this issue 
quickly.  I have several concerns that we can work out together, and I have hired a lawyer 
to defend my case.  You should have received a letter (email and mail) from Clifton Law on 
March 18th.  Please let me know if you received it and we can go from there.  

Thank you, 

Mark 

  

  

  

On Wed, Mar 25, 2026 at 7:42 AM Gregory Adams <gregorya@co.skagit.wa.us> wrote: 

mailto:mkleveck@gmail.com
mailto:gregorya@co.skagit.wa.us
mailto:gregorya@co.skagit.wa.us


Good morning, Mark,  

  

I’m checking back with you regarding the shed up at your Lake Cavanaugh property.  
Back in December you said that you were going to start working on the shed after dealing 
with the flood impact.  I’m getting pressure from the Dept of Ecology and my department 
and need to get this resolved.   Have you decided what course of action you intend to 
take at this time. After reviewing everything it looks like you can either remove it or move 
it to a part of the property that would allow the shed.   

  

Please let me know your intent,  

  

Thanks, 

Greg 

  

Greg Adams 

Code Compliance Officer 
Skagit County Planning & Development Services 
1800 Continental Pl 
Mount Vernon, WA  98273 
360.416.1320 Office 
360.416.1395 Direct Line 

 The Planning Department has a new Permit/Application Portal. Click here to create your 
account and apply 

  

https://skagitcountywa-energovweb.tylerhost.net/apps/selfservice#/applicationAssistant?sectionName=All&showTemplates=false
https://skagitcountywa-energovweb.tylerhost.net/apps/selfservice#/applicationAssistant?sectionName=All&showTemplates=false


 
  

CLIFTON LAW OFFICE PLLC 

Adriena X. Clifton 
Attorney, Real Estate Instructor 

Licensed in WA 

P.O. Box 2862 
Kirkland, WA 98083 
axc@cliftonlawpllc.com 
425.409.9625 
www.cliftonlawpllc.com 

 
March 18, 2026 
 
 
Via Email and First-Class Mail 
 
Skagit County, Planning and Development Services 
1800 Continental Place 
Mount Vernon, WA 98273 
gadams@co.skagit.wa.us  
 
 
  Re:  Our Clients: Mark and Colleen Leveck 
   Seeking Clarity on a Stop Work Order 
   Property: 33711 South Shore Drive, Mount Vernon, WA 98274 
 
Dear Skagit County, Planning and Development Services, 
 

Our firm represents Mark and Colleen Leveck. We write in regard to a Stop Work Order  
that was placed on our clients’ boathouse. Mr. and Mrs. Leveck received the proper permits to repair 
this boathouse due to its condition and connected safety concerns. However, while they were in the 
process of making these repairs, Skagit County placed a Stop Work Order without providing any 
clarity as to why. 

 
Background Facts 
 
 My clients own the real property located at 33711 South Shore Drive, Mount Vernon, WA 
98274. . In 2023, my clients submitted a request to Skagit County to complete repairs on the 
boathouse located on the Property. On February 21, 2024, my clients received a permit from Skagit 
County Planning & Development Services (the “County”) to replace all of the siding and roof, to 
add new doors and windows, and to replace the boathouse garage door while leaving one wall up 
(specifically the garage door wall that faces the water). The permit is attached as Exhibit A. 
 
 During the repair process, my clients discovered that more structural 2x4s would need to be 
replaced; the level of rot created a structural hazard. In good faith, my clients made the repairs and 
called the framing inspection. It was then that the County called them, requested an in-person 
meeting, and placed a work stoppage on their permit. 
 
 In August 2024, Mr. Leveck visited the County and was told that he exceeded the allowable 
replacement of assemblies in the code and his two options were to either remove the shed of the 
boathouse entirely, or move it to the back of his property. They were not told that they violated any 
codes. The County’s claim was that the replacement of the studs was not included in the permit 
because it exceeded the 75% replacement value threshold. However, on September 11, 2024, my 

mailto:axc@cliftonlawpllc.com
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clients emailed Randy Johnson, the head of permitting in Skagit County, to follow up about the 
conversation they had with the County. This email is attached as Exhibit B.  
 

In the email, my clients showed their compliance with the Skagit Management Master 
Program (SMP) and SCC 14.04, correctly representing how they did not exceed the 75% fair value. 
Since then, my clients have informed me that Greg Adams from Skagit County reached out to them 
in December asking how they would like to proceed, although my clients were still given no 
explanation as to why they were not allowed to continue the repairs.  
 
Legal Analysis 
 
 My clients have complied with all requirements under 2.05 of the Skagit Management Master 
Program (SMP). Additionally, they obtained the proper permits from the County before beginning 
any repairs. Attached as Exhibit C is the layout of the costs of my clients repairs. The spreadsheet 
shows the costs of all materials and labor that went into the repair and proves that they were within 
the 75% fair value. While my clients have continued to show good faith in holding off on repairs, it 
is unjust to place their permit and repairs on hold without providing proper evidence as to why they 
are not allowed to proceed. 
 
Resolution 
 
 My clients wish to resolve this matter amicably. Their only desire is to remove the Stop 
Work Order so that they can finish the repairs. Please provide evidence that supports the Stop Work 
Order against my clients. 
 
 Thank you for your attention to this matter. If you have any questions or would like to 
discuss this matter, please contact me via email (axc@cliftonlawpllc.com). 
 
 

Yours Truly, 
 

 
 
Adriena Clifton 
 
 

 
Attachments: Exhibits A-C 
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Mark Leveck <mkleveck@gmail.com>

Permit No. BP24 - 0083 Boat House Repair
1 message

Mark Leveck <mkleveck@gmail.com> Thu, Sep 11, 2025 at 11:37 AM
To: Randy Johnson <randyj@co.skagit.wa.us>
Cc: Colleen Leveck <leveck.colleen@gmail.com>

Subject: Permit # BP24-0083.  Boat house repair permit.  

Dear Randy,

I hope all is well.  Following up to our conversation a few weeks ago,  we wanted to share details on the work performed and
demonstrate compliance with the Skagit County Shoreline Master Program (SMP) (Chapter 12) and Skagit County Code (SCC) 14.04
specifically regarding the distinction between "repair" and "replacement."  

Justification for Necessary Repairs:  The boathouse structure had fallen into a state of disrepair due to prolonged exposure to the
elements and recent storms from last winter causing additional stress on the structure members. The roofing and siding were
compromised, leading to water intrusion that caused some damage to the underlying wooden framing.  Without the addition of new
structural members (stud framing and rafters), the deterioration would have eventually rendered the structure unsafe.  In addition to
replacing the siding per the plans, the repairs undertaken were not elective but essential to preserve the structural integrity. 
 Furthermore, the repairs were necessary to meet Building Code requirements called out in the permit #BP24-0083 including
installing properly sized headers for all fenestrations to ensure correct load distribution, which was previously inadequate.  The roof
structure was also repaired to safely support the required 50 PSF snow load, a capacity the previous damaged framing could no
longer guarantee. 

Compliance with Skagit County Code:  We carefully reviewed the definitions provided in SCC 14.04 and we believe the project still
classifies as "repair." under Shoreline Master Program code.  

SCC 14.04 defines "Repair" as: "the reconstruction of a part of an existing building for the purpose of its maintenance or as a result of
damage. Repair may include replacement of individual components of an assembly... but does not include replacement of the entire
assembly."

SCC 14.04 defines "Replacement" in part as: "When the value or extent of the work proposed... exceeds 75% of the preconstruction
value or extent of the building, structure or assembly, the building, structure or assembly is deemed to be completely replaced."

The repairs adhered to this definition by replacing damaged or rotted components of the wall and roof assemblies, not to exceed
75% per the permit plans (page 4).   Based on a detailed cost assessment (see attached for assembly details), the replacement value
of our repairs is 40.38% of the total value of the existing structure below the 75% threshold. Please see the breakdown below: 
(please see the attachment for details by line item). 

Financials Value Notes

Assessed Value of Existing Structure $28,490 As determined by a materials and labor valuation method.

Total Cost of Repairs/Replacements $11,505 Includes all materials and labor for the permitted work.

12/21/25, 4:18 PM Gmail - Permit No. BP24 - 0083 Boat House Repair

https://mail.google.com/mail/u/0/?ik=14c14a7c8a&view=pt&search=all&permthid=thread-a:r-2665068080670984471&simpl=msg-a:r-66201194844191… 1/3



Replacement Value Ratio 40.38%  below the 75% pre construction value

Note: We could not find a specific tax appraisal value of the structure in our tax assessment, so we opted to value the structure using
L&I labor costs and range of values to determine the assessed cost value.   The comparable/market sales approach was not used due
to limited recent sales.  The income approach yielded a valuation of $46,600 (NOI = $2800/yr / 6% cap rate) but was not used in the
calculation.    

The project's replacement value is below the 75% limit that would trigger a classification as a "replacement" under SCC 14.24.070
(3&5).  Our original permit application (BP24-0083) estimated a replacement value ratio of 30%. While the final cost was higher due
to the extent of the sill plate damage discovered and structural studs, it remains within the allowable limits for a repair project.

Thank you for your help and please let us know if you have any questions.  We’re happy to discuss this further anytime.

Sincerely,

Mark and Colleen Leveck
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EXHIBIT C



Existing Shed Valuation (M
aterials and Labor m

ethod of valuation) 
C

om
ponent

D
escription

Q
uantity

U
nit C

ost (Skagit C
ounty, 2025)

Subtotal (Low
 - H

igh)

Foundation
P

oured concrete w
ith 16" w

ide footings and 1-2 ft high stem
 w

alls; 
includes rebar, form

s, and pour.
72 linear ft (perim

eter); w
all 

area 144 sq ft (72 ft × 2 ft)
Footings: $30-50/linear ft S

tem
 w

alls: 
$45-90/linear ft

$5,400 - $10,080 (Avg. $7,740)
Fram

ing (W
alls)

2x4 lum
ber fram

ing for w
alls, includes plates, studs, basic sheathing

576 sq ft (gross w
all area)

$4.50 - $7.50/sq ft installed
$2,600 - $4,300 (Avg. $3,450)

Fram
ing (R

oof)
2x4 rafters; includes ridge board, basic sheathing.

304 sq ft (roof area)
$8 - $12/sq ft installed

$2,400 - $3,600 (Avg. $3,000)

S
teel S

iding
S

teel panels (e.g., corrugated or vertical); includes trim
, fasteners; 

installed over fram
ing.

576 sq ft (w
alls)

$8 - $14/sq ft installed
$4,600 - $8,100 (Avg. $6,350)

S
teel R

oof
S

teel panels (e.g., corrugated or standing seam
); includes 

underlaym
ent, flashing, vents.

304 sq ft
$10 - $16/sq ft installed

$3,000 - $4,900 (Avg. $3,950)
D

oors/W
indow

s
B

asic: 1 roll-up garage door (9x7 ft), 1 alum
inum

 w
indow

1 set
$1,200 - $2,500 total

$1,200 - $2,500 (Avg. $1,850)
M

iscellaneous
E

lectrical rough-in, overhead (10%
 contingency).

N
/A

$5-10/sq ft (288 sq ft)
$1,400 - $2,900 (Avg. $2,150)

Total
Full replacem

ent cost
288 sq ft

$62 - $97/sq ft
$20,600 - $36,380 (Avg. $28,490

Existing B
oat Shed value: 

Average = $28,490

Total repairs value: 
C

om
ponent

D
escription

Q
uantity 

U
nit C

osts
M

aterials  + Labor

Fram
ing (w

alls)
2x4/6 lum

ber fram
ing for w

alls, includes plates, studs, headers basic 
sheathing

576sqft (gross w
all area) - 

$4.50 - $7.50/sq ft installed
$3,456

Fram
ing (roof) 

2x6 rafters, include ridge board and basic sheathing
85%

 replaced of 304sqft
$8 - $12/sq ft installed

$2,400
S

iding 
T1-11 siding (18 panels) 

576 sqft
m

aterials (labor included in fram
ing)

$1,089
R

oof
R

oofing shingles - 304 sqft
$117 / square

$8.20 labor + m
aterials

$2,860
D

oors / W
indow

s
1 roll-up garage door, 3 w

indw
os

100%
 replaced

$1800 total
$1,400

M
isc

N
ails, fasteners 

$300
Total

Total repair/replaced cost basis: 
$11,505

%
 of value replaced from

 existing
40.38%




