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I.

INTRODUCTION
A. APPLICATION

1.
2.
3.

Applicant: James Olson
Site Location: 11401 100" Avenue NE (see Attachment 1)

Request: The applicant is proposing to construct an 8-unit multi-family
development on the eastern half of the subject property and a 4,000
square foot office building on the western half of the subject property
(see Attachment 2). Access to the multi-family development will be from
99" Place NE/100" Avenue NE while access to the office development will
be from 98" Avenue NE. A variance to the zoning regulations relating to
maximum horizontal facade (a regulation which limits either the building
width and/or height of the portion of the building adjoining a low-density
zone) is being sought for the proposed residential development.

Also requested is fill (both actual and paper fill) and buffer reduction of
two onsite Type III wetlands (see Attachment 3). Mitigation of the
proposed wetland modifications consists of onsite wetland creation,
removal of invasive species, and enhancement planting.

Review Process: Process IIA, Hearing Examiner conducts public hearing
and makes final decision. A written decision will be issued by the Hearing
Examiner within eight calendar days of the date of the open record
hearing.

Summary of Key Issues and Conclusions: The major issues are
compliance with the Zoning Code criteria for variances, wetland
modifications, and wetland buffer reductions. Staff is recommending
approval of the applicant’s proposal based on the recommendations
outlined in Section 1.B below.

B. RECOMMENDATIONS

1.

Based on Statements of Fact and Conclusions (Section II), and
Attachments in this report, I/we recommend approval of this application
subject to the following conditions:

This application is subject to the applicable requirements contained in the
Kirkland Municipal Code, Zoning Code, and Building and Fire Code. It is
the responsibility of the applicant to ensure compliance with the various
provisions contained in these ordinances. Attachment 4, Development
Standards, is provided in this report to familiarize the applicant with some
of the additional development regulations. This attachment does not
include all of the additional regulations. When a condition of approval
conflicts with a development regulation in Attachment 4, the condition of
approval shall be followed (see Conclusion II.H.2).

As part of the application for a Building Permit and/or Grading Permit the
applicant shall submit:

a. Information that shows compliance with conditions required with
the issued SEPA Mitigated Determination of Nonsignficance (see
Conclusion II.C.2).

b. A revised Tree Plan II report prepared by a qualified professional
to include (see Conclusion II.F.3.b):
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(D) Tree protection measures, as recommended by a qualified
professional, if existing trees are to be retained and their
driplines are within the area of disturbance.

(2) Reasons for tree removal if Type 1 trees are proposed to
be removed in required landscaping areas, required
setback yards, and/or are located off-site.

3) Permission, in writing, from adjoining property owner(s) to
remove off-site trees.

Plans for a 5’ wide east/west pedestrian connection on the subject
property connecting 98th Ave. NE to 99th Place NE/100" Avenue
NE and located within a pedestrian easement. The location of the
pedestrian pathway shall be revised to avoid filling Wetland A (see
Conclusion II.E.5.b).

Plans for installing the following half-street improvements in the
right-of-way bordering the subject property to be approved by the
Department of Public Works (see Conclusion II.F.4.b):

99" Place NE/100™ Avenue NE
(1) Widen the street to 18 ft. from center line to face of curb.

(2) Install curb and gutter, storm drainage, a 4.5 ft. wide
landscape strip with street trees 30 ft. on-center, and a 5
ft. wide sidewalk.

(3) New street lights along 98th Ave. NE and 99th Pl. NE may be
required depending on a lighting analysis by Puget Power -
Light Division and Public Works approval.

98" Avenue NE

(1) Widen the street to 24 ft from centerline to face of curb (curb
alignment shall match the curb to the North).

(2) Install curb and gutter, storm drainage, a 10 ft. wide sidewalk
with street trees in tree grates 30 ft on-center.

(3) New street lights along 98th Ave. NE and 99th Pl. NE may be
required depending on a lighting analysis by Puget Power -
Light Division and Public Works approval.

Information regarding the wetland modification and wetland
buffer reduction to include (see Conclusion II.E.5.b):

(1) Plans consistent with Attachments 3, 14, 15, 16, 17, 18,
and 19 of this report.

(2) Details prepared by the applicant’s engineer regarding the
initial storm water flow valve levels. The applicant’s
biologist shall work with the engineer to determine if the
valve will need adjusting during the first monitoring period.
This information shall be reviewed by the City’s wetland
consultant. The cost of this review shall be paid for by the
applicant. The valve shall be locked and secured and
cannot be changed unless City approval is granted.

3) Revised site plan consistent with the pedestrian pathway
location shown in Attachment 5.
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4, Prior to occupancy, the applicant shall:

a.

Install the mitigation plan and submit an as-built planting plan for
review by the City’s wetland consultant. The cost of this review
shall be paid for by the applicant (see Conclusion II.E.5.b).

Submit proof of a written contract with a qualified wetland
consultant to prepare an annual report for 5 years. If this report
is prepared by the applicant’'s consultant, the City’'s wetland
consultant will review the applicant’s report. The cost of this
review shall be paid for by the applicant (see Conclusion II.E.5.b).

II. FINDINGS OF FACT AND CONCLUSIONS
A. SITE DESCRIPTION
1. Site Development and Zoning:

a.

Facts:

(1) Size: 64,583 square feet or 1.48 acres

(2) Land Use: Residential multi-family and office

3) Zoning: RM 3.6, RM 2.4, and JBD 3 (see Attachment 6)

4 Terrain _and Vegetation: A single-family residence is
located at the northeast corner of the subject property and
has direct access to 100" Avenue NE. Otherwise, the
subject property is undeveloped and contains naturally
occurring vegetation and a large number of mature trees
(see Attachment 7).

The property slopes down from the east to west. The
eastern portion of the property is at approximately
elevation 60’ along 100" Avenue NE. At the west property
line along 98" Avenue NE, the elevation is approximately
25’. This is an elevation drop of 35’ over a distance of
approximately 330’ (see Attachment 7). The flatter portion
of the site is in the western half of the property where the
change in topography is more gradual.

The subject property also contains two Type III wetlands
(see Attachment 3).

Conclusions: The presence of the two Type III wetlands requires
compliance with the City’s sensitive areas regulations. See
Section II.E.2 and II.E.3 below for analysis of the applicant’s
request to fill and modify part of the on-site wetlands and their
buffers.

The applicant’s proposal is also subject to the City’s Tree Plan II
requirements. The applicant has submitted a Tree Plan II report.
Further analysis of the Tree Plan II report can be found in Section
I1.F.3.
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2. Neighboring Development and Zoning:

a. Facts: Attachments 6 and 8 contains an aerial view of the subject
property and the neighboring development. Below is a summary
of the zoning and existing uses next to the subject property.
North: RM 2.4 and RM 3.6. — Multi-family and Office uses
East: RS 8.5 — Single-family uses
South: RS 8.5 — Single-family uses
West: P - Juanita Beach Park

b. Conclusion: The single-family zoning to the east and south
requires that development on the subject property meet, among
other things, the City’s horizontal facade regulations. See
Sections II.E.1 through II.E.4 below for an analysis of the
variance being requested from the applicant to waive the required
horizontal facade regulations. Otherwise, the existing
neighborhood and zoning are not constraining factors in the
review of this zoning permit.

PUBLIC COMMENT
1. Facts: Two emails were received in regards to this project. They can be
found in Attachment 9. Below is a summary of public comment from the
two emails.
e Concerns about increase in traffic, speeding, and impacts to
nearby intersections
e Proposed public improvements are good however, traffic calmin%
measures should be used if street is widened along 99
Place/100™ Avenue NE
e Lack of adequate walking areas
e Need for diversity in land use to include affordable housing
e Denser development on subject property makes sense
¢ Allowing the horizontal fagade variance is poor City policy and will
result in adversely impacting neighboring properties
2. Conclusions:  Staff is recommending that the project install public

sidewalks along the project frontages (98" Avenue NE and 99" Place NE),
as well as a public pedestrian walkway between 98th Ave. NE and 99th
Place NE. The City’s Neighborhood Traffic Control Coordinator can
determine whether any traffic calming measures can be taken in this area
to address concerns on speeding.

In general, as part of any development proposal to the City, the applicant
is required to pay road impact fees, which are collected and help to fund
traffic improvement projects. Based on a preliminary analysis, the City’s
Transportation Engineer has determined that no intersection would be
significantly impacted by the proposed project. As a result, no off-site
mitigation of nearby intersections is recommended.

The Comprehensive Plan currently designates these properties for office
and residential development. The proposal is being reviewed for
consistency with specific regulations as part of this pending application
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process. Section II.F and II.G below contains additional analysis on the
development regulations and consistency with the Comprehensive Plan.

Variances cannot be approved unless certain criteria are met. Staff is
recommending approval of the requested variance based on the analysis
found in Sections II.E.1 through II.E.4 below.

STATE ENVIRONMENTAL POLICY ACT (SEPA)

1. Facts: A Mitigated Determination of Nonsignificance (MDNS) was issued
on July 13, 2009. The Environmental Determination can be found in
Attachment 10.

2. Conclusion: The City and the applicant have satisfied the requirements of
SEPA. The applicant should comply with all of the mitigating measures
identified in the MDNS.

CONCURRENCY

1. Facts: The Public Works Department has reviewed the application for
concurrency. A concurrency test was passed for water, sewer and traffic
on July 15, 2009 (see Attachment 11).

2. Conclusion: The applicant has satisfied the City’s concurrency
requirements.

APPROVAL CRITERIA

1. VARIANCE
a. Facts:

(1) Kirkland Zoning Code Section 20.08.2 establishes the
required horizontal facade regulation:

If any portion of a structure is adjoining a low density zone
or a low density use in PLA 17, then either:

a. The height of that portion of the structure shall not
exceed 15 feet above average building elevation, or

b. The horizontal length of any facade of that portion of
the structure which is parallel to the boundary of the
low density zone shall not exceed 50 feet.

(2) The term ‘adjoining’ is defined by the Kirkland Zoning Code
as:

KZC 5.10.020 Adjoining — Property that touches or is
directly across a street, other than a principal arterial, from
the subject property. For the purposes of applying the
regulations that limit the height and horizontal length of
facade adjoining a low density zone, the regulations shall
only apply within an area of 100 feet of and parallel to the
boundary line of a low density.

The 99" Place NE/100™ Avenue NE right-of-way is 60’
wide. Therefore, the eastern 40’ of the subject property is
adjoining the low density zone to the east.

3) The subject property adjoins an RS 8.5 zone to the east
and south (see Attachment 6). An RS 8.5 zone is a low
density zone as defined by the Zoning Code.
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Q)

(5)
(6)

(7)

(8)

The applicant is proposing 8 multi-family units on the
eastern portion of the subject property (see Attachment
12). Five of the residential units are attached townhomes
along 100" Avenue NE. The attached townhomes are
proposed to be 25’ in height measured above the average
building elevation. The total length, from north to south,
of the attached units is 140’ or 28’ per unit. The depth of
each unit measured east to west is 50'.

The proposal meets the horizontal facade regulations when
applied along the south property line.

The applicant’s proposal exceeds the horizontal facade
length requirement by 90’ for the portion of building which
adjoins the low density zone to the east (see Attachment
12).

Zoning Code Chapter 120 sets forth the mechanism
whereby a provision of the Code may be varied on a case-
by-case basis if the application of the provision would
result in an unusual and unreasonable hardship. The
applicant has applied for a variance to allow for a 140’
wide building adjoining the low density zone to the east.
The building will be within the allowed height limit (25")
along 100" Avenue NE.

Zoning Code section 120.20 establishes three decisional
criteria with which a variance request must comply in
order to be granted. The applicant's response to these
criteria can be found in Attachment 13. Sections II.E.2
through II.E.4 below contains the staff's findings of fact
and conclusions based on these three criteria.

b. Conclusions: Based on the following analysis, the application
meets the established criteria for a variance.

Variance Criterion 1: The variance will not be materially detrimental to
the property or improvements in the area of the subject property or to
the City, in part or as a whole.

a. Facts:

(1)

(2)

(3)

In the eastern half of the subject property where the
variance is being requested, there is an elevation drop of
approximately 30’ over a distance of 164’ from east to
west. 100" Avenue NE is at approximately elevation 60’
along the east property line (see Attachment 7).

Building height calculations are done separately for
attached units. The result is varying building heights
which generally follow the contours of the site.

The proposed development will sit lower than 100%™
Avenue NE due to the steep topography of the site (see
Attachments 7 and 12). The following chart shows the
height of the five townhomes units that would be visible
above the elevation of 100" Avenue NE along the east
property line.
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Unit 4| Unit5 |Unit 6 |Unit 7 |Unit 8

Approx. Height Above
100" Avenue NE +20" | +16’ +14" | +11" | +11’

4

(5)
(6)

(7)

(8)

The horizontal facade regulations do not limit the length of
a building adjoining a low density zone if the building does
not exceed 15. The above chart shows that only Units 4
and 5 exceed 15’ above the elevation of 100" Avenue NE.

The combined length of Units 4 and 5 is 56'.

There are three properties to the east that could
potentially be impacted by the proposed variance. The
following chart shows how far the existing homes to the
east sit above 100" Avenue NE and the distance from the
proposed townhomes to the single-family residences. See
also Attachment 8 for an aerial view of the potentially
affected properties.

Shumway 10104 | 11315
Mansion
Groungl Floor
Elevation o | +20° +40° | 430
Avenue NE
Approx.
E;f,tl;'":sfd to| 6o 230" 140’
Townhomes

A 5" wide landscape strip is proposed in the right-of-way
adjoining the subject property along 100" Avenue NE to
buffer the development from the adjoining right-of-way
and properties to the east (see Attachment 2). This is also
a Public Works requirement.

The applicant is proposing to utilize a variety of design
techniques to minimize the mass of the building and make
the single building appear as several smaller units (see
Attachment 25). The design techniques include:

e Modulation of the building facade
e Utilizing different materials for each unit
e Changing colors for each unit
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Conclusion: Based on the above information, the applicant’s
proposal will not be materially detrimental to the property or
improvements in the area of the subject property or to the City, in
part or as a whole. The majority of the building facade will
remain below 15’ in height when measured from the elevation of
100™ Avenue NE. The portion of the building that is greater than
15’ in height measured above 100" Avenue NE extends only 1’ to
5" higher for a total building length of 56’. This will not impact the
low density properties to the east, whose structures sit 20" — 40’
above the 100" Avenue NE right-of-way and are 140’ — 230’ away
from the proposed townhomes.

The building mass will also be mitigated by utilizing various design
techniques. The applicant should submit an analysis with the
building permit that describes how modulating the building, using
different materials, and varying the color palettes will be used to
reduce the bulk and mass of the building and make the
townhomes appear as independent units.

In addition, the applicant is required to install a 5’ wide landscape
buffer. Section II.F.2 below contains further analysis of this
requirement. The required landscape buffer will further mitigate
the building mass along 100" Avenue NE.

Variance Criterion 2: The variance is necessary because of special

circumstances regarding the size, shape, topography, or location of the
subject property, or the location of preexisting improvements on the
subject property that conformed to the Zoning Code in effect when the
improvement was constructed.

a.

Facts:

(1) The existing grades of the site slope steeply from east to
west in the area of the proposed townhomes (see
Attachment 2 and 7).

(2) In order to minimize curb cuts along 100" Avenue NE and
for traffic safety due to the road configuration, the project
is limited to a single-driveway entry. Various driveway
configurations were explored by the applicant (see
Attachment 12). However, because of the steep slopes,
the driveway was placed along the north property line
where there is less grade change. Each townhome will be
accessed from an internal driveway oriented north and
south.

3) The centralized driveway configuration creates building
areas at the east and central portions of the property.

4) The subject property also contains two Type III wetlands
on the western half of the site. The required wetland
buffers further limit the location of any development to the
eastern portion of the site.

Conclusion:  The variance is necessary because of special
circumstances regarding the steep topography of the subject
property and the development limitations presented by two onsite
Type III wetlands.
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4, Variance Criterion 3: The variance would not constitute a grant of special

privilege to the subject property which is inconsistent with the general
rights that this Code allows for other properties in the same area and
zone as the subject property.

a.

Facts:

(1) The horizontal facade regulations are intended to protect
single-family homes from larger multi-family structures.

(2) The five proposed townhome units for which the variance
is requested are situated along 100" Avenue NE. The total
length of the attached residential units is 140" or 28’ per
unit. The maximum length allowed is 50’ for structures
taller than 15’ above average building elevation.

3 Section II.E.1.c above describes how the steep topography
of the site reduces the townhomes visible mass above the
elevation of 100" Avenue NE.

4) Several other projects have received relief from the
horizontal facade requirements. Although these projects
are not in the same area as the subject property, they all
are zoned for multi-family developments. These include
Aspen Creek Apartments (11101 123" Lane NE), The
Shumway Condominiums (215 5 Avenue South), and the
Monte Bello Apartments (13131 NE 120" Street).
Although these projects were approved through the
Planned Unit Development (PUD) process, the consistent
rationale for approval was based on wide setbacks from
adjoining uses and landscape buffering.

Conclusion:

The variance would not be a grant of special privilege to this
property. The site is constrained by wetlands to the west and
steep slopes to the east. Greater deviations from the horizontal
facade requirement have been granted under similar
circumstances in the past, provided that the adjoining property is
adequately protected from the building mass impacts of the new
development.

5. MODIFICATION OF A WETLAND AND WETLAND BUFFER

a.

Facts:

(1) The subject property contains two Type III wetlands (see
Attachment 3). Wetland A is approximately 3,138 square
feet and Wetland B is approximately 2,259 square feet.
The total size of the two wetlands is 5,397 square feet.

(2) The subject property is located in the South Juanita Slope
drainage basin which is a primary basin as defined by the
Kirkland Zoning Code. A 50’ wetland buffer is required.

3) Attachments 2, 12, and 21 contain a site plan showing the
required wetland buffer relative to the proposed
improvements. The western half of the property, on which
the 4,000 square foot office development is proposed, is
greatly limited by the required wetland buffer. The

10
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4

(5)

(6)

(7)

eastern half of the property, where the townhomes are
proposed is also affected by the required wetland buffer,
although not to the same extent as the office portion of
the project.

In order to build the proposed project, the applicant is
proposing to paper fill 2,091 square feet and actually fill 99
square feet of the wetlands. In addition, the applicant is
proposing to reduce certain portions of the wetland buffer
to 33.3' from 50'.

The applicant is proposing mitigation in the form of 2,190
square feet of new wetland area, 2,389 square feet of
enhanced wetland, and 17,484 square feet of enhanced
wetland buffer area.

Zoning Code section 90.55.1 establishes ten decisional
criteria for approving an improvement or land surface
modification in a Type III wetland. The applicant’s
response to the criteria can be found in Attachment 14. A
modification to a Type III wetland may only be granted
when the proposed development is consistent with the
following:

(a) It will not adversely affect water quality.

(b) It will not adversely affect fish, wildlife, or their
habitat.

(c) It will not have an adverse effect on drainage
and/or storm water detention capabilities.

(d) It will not lead to unstable earth conditions or
create erosion hazard or contribute to scouring
actions.

(e) It will not be materially detrimental to any other
property or to the City as a whole.

(f) It will result in a land surface modification of no
more than fifty percent of the wetland on the
subject property.

(9) Compensatory mitigation is provided in accordance
with the table in subsection of this section (KZC
Section 90.55.4).

(h) Fill material does not contain organic or inorganic
material that would be detrimental to water quality
or fish and wildlife habitat.

(i) All exposed areas are stabilized with vegetation
normally associated with native wetland buffers, as
appropriate.

6)) There is no practicable or feasible alternative
development proposal that results in less impact to
the wetland or its buffer.

Zoning Code section 90.60.2.b establishes nine decisional
criteria for approving a reduction to a Type III wetland

11
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(8)

buffer. The applicant's response to the criteria is included
as Attachment 5. A buffer modification to a Type III
wetland may only be granted when the proposed
development is consistent with the following:

@)

(b)
(©

(d)
(e)
()
(9)

(h)

(i)

It is consistent with Kirkland’s Streams, Wetlands
and Wildlife Study (The Watershed Company,
1998) and the Kirkland Sensitive Areas Regulatory
Recommendations Report (Adolfson Associates,
Inc. 1998).

It will not adversely affect water quality.

It will not adversely affect fish, wildlife, or their
habitat.

It will not have an adverse effect on drainage
and/or storm water detention capabilities.

It will not lead to unstable earth conditions or
create erosion hazards.

It will not be materially detrimental to any other
property or to the City as a whole.

Fill material does not contain organic or inorganic
material that would be detrimental to water quality
or to fish, wildlife, or their habitat.

All exposed areas are stabilized with vegetation
normally associated with native wetland buffers, as
appropriate.

There is no practicable or feasible alternative
development proposal that results in less impact to
the buffer.

Staff has reviewed the following reports:

@)
(b)

(c)

(d)

(e)

()

Wetland mitigation plan dated April 28, 2009 by
Altmann Oliver Associates, LLC (see Attachment 3)

Wetland modification response letters dated May 5,
2009 by Altmann Oliver Associates, LLC (see
Attachment 14 and 15)

Wetland buffer reduction letter dated August 7,
2009 by Altmann Oliver Associates, LLC (see
Attachment 5)

Technical Memorandum - Potential Impacts to
Wetland Hydrology, dated February 3, 2009 by
Paris Geosciences (see Attachment 16)

Letter — Wetland Hydrology & Mitigation dated
March 17, 2009 by Gary Flowers PLLC (see
Attachment 17)

Arborist Report dated April 29, 2009 by Greenforest
Incorporated (see Attachment 18)

12
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9)

(10)

(11)

(9) Mitigation plan review letter dated March 12, 2009
by Taylor Engineering Consultants, Inc. (see
Attachment 19)

(h) Mitigation Plan review letter dated May 21, 2009 by
The Watershed Company (see Attachment 20)

KZC 90.55.4 requires that no more than 50% of the
wetland may be modified. Furthermore, mitigation for a
Type III wetland in a primary basin is required at a ratio of
1.5:1. No more than one-third of the mitigation may
consist of enhancement.

The total area of wetland impact (2,190 square feet)
equals about 41% of the total wetland area on the site
(5,397 square feet) and is therefore less than the
maximum 50% threshold allowance. Based on 2,190
square feet of wetland impact, 3,285 square feet of
mitigation is required. The following chart shows the
proposed wetland mitigation compared to what is required
by code.

Wetland Wetland

Creation Enhancement
Required | 2,190 sq. ft. 1,095 sq. ft.
Proposed | 2,190 sq. ft. 2,389 sq. ft.
Difference | 0 + 1,294 sq. ft.

The applicant is proposing to enhance 1,294 square feet of
wetland area above what is required by code.

The current proposal reflects changes based on previous
recommendations by The Watershed Company and
discussions with staff. The project has been revised to
reduce the amount of wetland fill to 99 square feet
through the construction of a retaining wall near the
driveway of the office development. In addition, the
amount of Type III wetland that would be impacted
through wetland buffer encroachment (i.e., paper fill) has
also been further reduced to 2,091 square feet by
reconfiguring the project open space area in the southeast
portion of the site.

The applicant’s mitigation plan contains contingencies that
account for the variability of soils in the mitigation area as
it relates to storm water retention (see Attachments 3, 14,
15, 16, 17, 18, and 19). The applicant’s reports confirm
that carefully maintaining the hydrology in the mitigation
area is important to the long term survival of the existing
and proposed wetlands.

13
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(12)

(13)

The Watershed Company agrees that the wetland
mitigation plan as revised by the applicant is consistent
with the Zoning Code requirements for a wetland
modification and buffer reduction on the condition that the
box containing the adjustment valve controlling the
stormwater volume to the wetland be locked or secured
against tampering (see Attachment 20).

In order to address the criteria: 7here is no practicable or
feasible alternative development proposal that results in
less impact to the wetland or its buffer, the applicant has
agreed to move the proposed pedestrian pathway further
north to avoid any direct wetland fill (see Attachment 5).

b. Conclusion: Based on a review of the attachments in this report,
the proposed wetland modification and wetland buffer reduction
requests are consistent with the criteria described in subsection
(5) and (6) above, subject to the following conditions:

(1)

(2)
(3)

4

(%)

The mitigation plan and contingencies described in the
applicant’s reports should be followed (see Attachments 3,
14, 15, 16, 17, 18, and 19). In addition, as part of the 5-
year monitor and maintenance program, the applicant’s
engineer should set the initial storm water flow valve level
based on their preliminary studies. The biologist should
work with the engineer to determine if the valve will need
adjusting during the first monitoring period. This will be
reviewed by the City’s wetland consultant. The cost of this
review should be paid for by the applicant. The valve
should be locked and secured and cannot be changed
unless City approval is granted.

Revise the site plan to be consistent with the pedestrian
pathway location shown in Attachment 5.

The maintenance and monitoring work should be reviewed
by the City’s consultant, the cost of which should be borne
by the applicant.

The applicant should submit proof of a written contract
with the City’s wetland consultant to cover the review of
the annual report prepared by the applicant’s consultant
for 5 years.

The enhancement plan should be completed and an as-
built planting plan should be submitted prior to the final
inspection of any permits. The review of the mitigation
plan and as-built should be paid for by the applicant.

6. GENERAL ZONING CODE CRITERIA

a. Fact:

Zoning Code section 150.65.3 states that a Process IIA

application may be approved if:

(1)

(2)

It is consistent with all applicable development regulations
and, to the extent there is no applicable development
regulation, the Comprehensive Plan; and

It is consistent with the public health, safety, and welfare.
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b. Conclusion: The proposal complies with the criteria in section
150.65.3. It is consistent with all applicable development
regulations (see Sections II.F) and the Comprehensive Plan (see
Section II.G). In addition, it is consistent with the public health,
safety, and welfare because the proposal provides for residential
and commercial development to occur in @ manner consistent with
the Comprehensive Plan while meeting the City’s standards for
wetland/wetland buffer modifications and variances.

F. DEVELOPMENT REGULATIONS
1. Maximum Development Potential
a. Facts:

(1) Kirkland Zoning Code Section 90.135 contains a formula to
determine the maximum development potential for
properties that have streams and/or wetlands. The
development factor chart can be found in KZC 90.135.2.
The formula is as follows:

MAXIMUM DWELLING UNIT POTENTIAL = (BUILDABLE
AREA/THE PRESCRIBED MINIMUM LOT AREA PER UNIT) +
[(BUFFER AREA/THE PRESCRIBED MINIMUM LOT AREA
PER UNIT) X (DEVELOPMENT FACTOR)]

"Buildable area” means the total area of the subject
property minus sensitive areas and their buffers.

(2) Since the subject property is comprised of several parcels
and the parcels on which the townhomes are proposed has
two different zoning designations (RM 2.4 and RM 3.6),
two separate maximum development potential calculations
are needed. The calculations below were determined by
staff and were based on survey drawings provided by the
applicant. Area calculations are approximate.

For the parcel zoned RM 2.4, the calculation is:
=12,114/2,400 + [(466/2,400 * 1)]

= 5.24 units or 5 units

For the parcel zoned RM 3.6, the calculation is:
= 15,553/3,600 + [(19,706/3,600 * 0.6)]

= /.60 units or 7 units

After adding the two results above, the maximum
development potential for the subject property is 12 units.
The results of staff’s calculation is similar to the applicant’s
calculation found in Attachment 21.

3) The applicant is proposing 8 units.

b. Conclusion: Since the applicant is proposing fewer residential
units than allowed under the maximum development potential
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formula, this regulation is not a constraining factor in the review
of this permit.

2. Landscaping Requirements

a.

Fact: Zoning Code section 20.10.020 requires multi-family
development in an RM zone to comply with Landscape Category
D. Section 95.40 lists the applicable regulations for Landscape
Category D. Because the subject property is adjacent to single-
family homes to the east and south, the applicant must comply
with KZC Section 95.40.6.b. Buffering Standard 2 requires that
the applicant plant the following along the east and south
property lines:

For standard 2, the applicant shall provide a five-foot-wide
landscaped strip with a six-foot-high solid screening fence or wall.
Except for public utilities, the fence or wall must be placed on the
outside edge of the land use buffer or on the property line when
adjacent to private property. For public utilities, the fence or wall
may be placed either on the outside or inside edge of the
landscaping strip. A fence or wall is not required when the land
use buffer is adjacent and parallel to a public right-of-way that is
improved for vehicular use. See KZC 115.40 for additional fence
standards. The landscaped strip must be planted as follows:

1) One row of trees planted no more than 10 feet apart on
center along the entire length of the buffer, with
deciduous trees of two inch caljper, minimum, andy/or
coniferous trees at least six feet in height, minimum. At
least 50 percent of the required trees shall be evergreen.

2) Living ground covers planted from either four-inch pot with
12-inch spacing or one-gallon pot with 18-inch spacing to
cover within two years 60 percent of the land use buffer
not needed for viability of the trees.

b. Conclusion: The applicant should submit a landscape plan with
the building and/or grading permit application consistent with the
standards for Landscape Category D found in KZC 95.40.
3. Natural Features - Significant Vegetation
a. Facts:

(1) Regulations regarding the retention of trees can be found
in Chapter 95 of the Kirkland Zoning Code. The applicant is
required to retain all viable trees where feasible in the
required yards and in landscape areas. Tree removal will
be considered at the land surface modification and building
permit stages of development.

(2) The applicant has submitted several tree Tree Plan II
reports:

16
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4.

e Arborist Tree Service Report dated July 24, 2007
(see Attachment 22)

e Zsofia Pasztor Report dated July 16, 2008 (see
Attachment 23)

e Greenforest Incorporated Report dated April 29,
2009 (see Attachment 18)

3) The City’s Arborist has reviewed this plan and has
recommended that additional Tree Plan II information be
submitted with either the grading or building permit
(whichever occurs first). The existing Tree Plan II reports
should be revised to include tree protection measures, as
recommended by a qualified professional, if existing trees
are to be retained and their dripline is within the area of
disturbance.

Also, if removal of a Type 1 tree in required landscaping
areas, required setback yards, and/or are located off-site
are proposed, the applicant shall provide reasons for the
proposed removal in a report from a qualified professional.

If tree removal is proposed for off-site trees, permission to
do so from the neighboring property owner is required in
writing.

b. Conclusion:

The applicant has provided a Tree Plan II with the zoning permit
application and this plan has been reviewed by the City’s Arborist.
The applicant should follow the recommendations from the City’s
Arborist described above.

Right-of-Way Improvements

a. Facts: Zoning Code Chapter 110 establishes right-of-way
improvement requirements. Sections 110.10 and 110.25 require
the applicant to make half street improvements in right-of—wax
abutting the subject property. The subject property abuts 98"
Avenue NE and 99™ Place NE/100™ Avenue NE.

b. Conclusion: The applicant should improve the one-half of 99*
Place NE/100™ Avenue NE and 98" Avenue NE right-of-way
immediately adjacent to the subject property, consistent with the
standards set forth in Attachment 4, Development Standards.

G. COMPREHENSIVE PLAN

1.

Fact: The subject property is located within the South Juanita
neighborhood. The subject property consists of several parcels each
having different land use designations. Figure J-2b on page XV.I-6.1
designates the different parcels suitable for medium-density residential,
high-density residential, and office uses (see Attachment 24).
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2. Conclusion: The applicant is proposing land uses on the various parcels
consistent with the Comprehensive Plan. The proposed development is
consistent with the Comprehensive Plan.

H. DEVELOPMENT STANDARDS

1. Fact: Additional comments and requirements placed on the project are
found on the Development Standards, Attachment 4.

2. Conclusion: The applicant should follow the requirements set forth in
Attachment 4.

II1. SUBSEQUENT MODIFICATIONS

Modifications to the approval may be requested and reviewed pursuant to the applicable
modification procedures and criteria in effect at the time of the requested modification.

IV. APPEALS AND JUDICIAL REVIEW

The following is a summary of the deadlines and procedures for appeals. Any person
wishing to file or respond to an appeal should contact the Planning Department for
further procedural information.

A. APPEALS
1. Appeal to City Council:

Section 150.80 of the Zoning Code allows the Hearing Examiner's decision
to be appealed by the applicant and any person who submitted written or
oral testimony or comments to the Hearing Examiner. A party who
signed a petition may not appeal unless such party also submitted
independent written comments or information. The appeal must be in
writing and must be delivered, along with any fees set by ordinance, to
the Planning Department by 5:00 p.m.,
, twenty-one (21) calendar days
following the postmarked date of distribution of the Hearing Examiner's
decision on the application.

B. JUDICIAL REVIEW

Section 150.130 of the Zoning Code allows the action of the City in granting or
denying this zoning permit to be reviewed in King County Superior Court. The
petition for review must be filed within 21 calendar days of the issuance of the
final land use decision by the City.

V. LAPSE OF APPROVAL

Under Section 150.135 of the Zoning Code, the applicant must submit to the City a
complete building permit application approved under Chapter 150, within four (4) years
after the final approval on the matter, or the decision becomes void; provided, however,
that in the event judicial review is initiated per Section 150.130, the running of the four
years is tolled for any period of time during which a court order in said judicial review
proceeding prohibits the required development activity, use of land, or other actions.
Furthermore, the applicant must substantially complete construction approved under
Chapter 150 and complete the applicable conditions listed on the Notice of Approval
within six (6) years after the final approval on the matter, or the decision becomes void.

VI. APPENDICES

Attachments 1 through 25 are attached.
1. Vicinity Map
2. Site Plan dated March 16, 2007
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VII.

Wetland Modification Plan dated April 28, 2009
Development Standards

AOA addendum dated August 7, 2009

Zoning Map

Survey

Aerial Map

Public Comment Emails

. SEPA Determination

. Concurrency dated July 15, 2009

. Variance information on Townhomes

. Applicant response letter dated March 20, 2007

. Applicant response to Wetland Modification Criteria dated May 5, 2009

. Applicant response to Watershed Co. Comments dated May 5, 2009

. Technical Memorandum - Potential Impacts to Wetland Hydrology, dated February 3,

2009 by Paris Geosciences

. Letter — Wetland Hydrology & Mitigation dated March 17, 2009 by Gary Flowers PLLC
. Arborist Report dated April 29, 2009 by Greenforest Incorporated
. Mitigation plan review letter dated March 12, 2009 by Taylor Engineering

Consultants, Inc.

. Mitigation Plan review letter dated May 21, 2009 by The Watershed Company
. Maximum development potential calculations

. Arborist Tree Service Report dated July 24, 2007

. Zsofia Pasztor Report dated July 16, 2008

. Comprehensive Plan Map

. Building Elevation Drawing

PARTIES OF RECORD

James Olson

See Parties of Record List

Department of Planning and Community Development
Department of Public Works

Department of Building and Fire Services
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PLANT SCHEDULE
TREES
SYMBOL N SCIENTIFIC NAME COMMON NAME SPACING ary.  SIZE (MIN)  NOTES
© ACER CIRCINATUM VINE MAPLE ASSHONN & 26AL MULTI-STEM (3 MIN)
ACER MACROPHYLLUM  BIG LEAF MAPLE AS SHOWN 2 2eAL SINGLE TRUNK, WELL BRANCHED
FRAXINUS LATIFOLIA OREGON Ast AS SHOWN @ 26AL SINGLE TRUNK, WELL BRANCHED
MALUS FUSCA HESTERN CRABAPPLE  AS SHOWN 13 26AL SINGLE TRUNK, WELL BRANCHED
PICEA SITCHENSIS SITKA SPRUCE AS SHONN 12 26AL BB, FULL & BUSHY
PSEUDOTSUGA MENZIESI  DOUGLAS FIR ASSHONN 3 26AL BB, FULL & BUSHY
THUJA PLICATA WESTERN RED CEDAR  AS SHOWN 16 26AL BB, FULL & BUSHY
TSUGA HETEROPHTLLA  WESTERN HEMLOCK ASSHONN & 26AL BB, FULL & BUSHY
SHRUBS
srMBOL SCIENTIFIC NAME COMMON NAME SPACING _ GTy.  SIZE(MN)  NOTES
(5)—— AMELANCHIER ALNIFOLIA  SERVICEBERRY 50c. i 247 . MULTI-CANE (3 MIN)
(O————— CORNUS SERICEA RED-OSIER DOGWOOD 3 OC. 74 18" HT. MULTI-CANE (3 MIN)
@ LONICERA INVOLUCRATA  BLACK TWIN-BERRY 3 oc. aq 18" HT. MULTI-CANE (3 MIN)
@ MAHONIA AGUIFOLIUM OREGON GRAPE 3 oc. L 18" HT. FULL 4 BUSHY
(& RIBES SANGUINEUM RED CURRANT 5'0c. £ 24" W, MULTI-CANE (3 MIN)
@ ROSA PISOCARPA CLUSTERED WLD ROSE 3 OC. 60 18" HT. MULTI-CANE (3 MIN)
@—— RUBUS SPECTABILIS SALMONBERRY 3 oc. 56 18" HT. FULL 4 BUSHT
(& SALIX LASIANDRA PACIFIC NILLOW SSTMBOL 186 4 CUTTING  1/2" DIA. MIN, BARK INTACT
@ SALIX SCOUERIANA SCOULER WILLOW SGTMBOL 126 4 CUTTING  1/2' DIA. MIN, BARK INTACT

WETLAND SEED MIX*
SCIENTIFIC NAME COMMON NAME

ROSTRATA BEAKED SEDGE
JUNCUS ENSIFOLIUS DAGGER-LEAF RUSH
JUNCUS TENUIS SLENDER RUSH

SCIRFUS MICROCARPUS

SMALL-FRUITED BULRUSH

% SEED BY WT.
30%

20%
20%
30%

"NOTE: HAND-SEED IN GRADED AND CLEARED WETLAND AREAS ONLY

APPLICATION RATE PER ACRE
10% SEED MIX
1000# ERO-FIBER WOOD MULCH, OR EQUIV

BUFFER SEED MIX

SCIENTIFIC NAME COMMON NAME

% SEED BY WI.

TRIFOLIUM REFENS WHITE CLOVER
40% SEED MIX

100

120% WILBUR ELLIS FERTILIZER, 5-10-10, 50% IBFU, OR EQUIV.

1000% ERO-FIBER WOOD MULCH, OR EGUIV.

EXISTING TREE LIST

NUMBER DBH (INCHES)
F001 &
7002 6
7003 &
7004 14
1005 12
1006 14
To01 24
1008 14
T004 12
Tolo 12
Toll 21
To12 6
T013 18
T014 45
T015 a
7016 34
Tor1 &
T018 12
To019 T
7020 23
7021 &
1022 6
1023 3l
1024 3l
7025 25
1026 50
1021 6
1028 10
7024 50
1030 32,52
1031 14
7032 33
7033 B
7034 12
1036 6
1031 EX:3
7040 10
7041 12
1042 20
7043 a
7044 6
7045 &
70671 10
7064 &
T012 12
T014 26
1015 B
el s6
7081 B
7082 e
7083 S
T084 10,10
7085 El
T086 6
T081 10,10
7088 14
T084 El
T0d0 14
T0d1 30
T092 El
7043 30
7045 12
200! 26
2002 8,10

NOTES

FTTAC!

Altmann Oliver Associates, LLC ‘ AOA

Call 2 Working Days Before You Dig
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ATTACHMENT 3
ZON07-00014

CONSTRUCTION SPECIFICATIONS
BART | - GRADING

SCHEDULE

&rading, structure Installation and seeding of all exposed grownd within
the wetland mitigation areals) shall be coordinated withn the dllowable
earthwork period stated n the clearing and grading permit for the site.

GENERAL SITE CONDITIONS
Contractor shall gve AOA a minimum of ten (10) days notice prior to
entention to proceed with construction.

No construction work shall conmence unilthere s @ mestng beteen
the cllent, AOA, General, Clearing, and/or Earthrork Contractors, and
porﬂc\paung Contrachor. e cparoved plans and speciications shal be
revieed to allow parties volved to understand the ntent and the
specliic detalls related to the construction documents, specifications,
and site constraknts.

Locations of existing utlities have been established by fleld survey or
obtained from avallable records and shovld be considered approximate
only and not: necessarlly complete. It s the sole responsioility of the.
Gontractor ta, () rdepencienty verty the acciracy of Wity locations

(2) discover and avoid any utilitiss Withn the Wetlond mitigation
arecis) ot show, mhich ey e aocted by mplementation of tis pion.
Such areals) are to be clearly marked In the Pleld. AOA shall resolve
any conflicts with the approved grading plan prior to start of
construction

A copy of the approved plans must be on site whenever construction Is
in prodress and shall remain on site until project completion.

Construction must be performed In accordance with City of Kirklond
standards, codes, permit conditions, and other applicable ordmnances and
policies.

The applicant Is responsible For obtaining any other related or required
permits prior to the start of construction.

A apallfied wetland consultant shall be on site, as necessary, to monitor

construction and approve minor revisions to the plan. At mirimum, the.

tollowing viections anc ovarsigh by AOA or another qualitied ietiond
al pre~construction meetng it the

contractor and sub-contrac Lor5 o Immedlately folloning survey stal

rading operations (ncluding meeung e

arborist and geotechnical engineér Followng subgrade excavation), d

n 00« = select Gekpiiing nd placermon, o ihapect and

rial, f. Inspect planting layout, g
Fincl s it Fopection and pinch- st walkthrough with ihe cortractor-

Topographic elevations represented on this plan are based upon
topographic maps supplied by TRIAD ASSOCIATES. Final slevations m
vary depending on site-specific cor\dmons it \5 the rosponsbity of the
contractor to verify pre-construction hic.

acauracy prior to grading Comractor sheitn oty SR meadvaw\g oy
moditications to the plans may be necessary due to naccuracies of the
original survey

SURVEY/STAKE/ELAG LIMITS OF CLEARING
Prior o ary construction, a Ticensed surveyor shall survey stake, and
lag clearing limks. Clearng limits are depicted on Draning W21 AOA
T reoonand approve flagging of clearig It prior to oy
jetation removal It Is the résponsibiiity of the Gontractor to verif
eBial locations oF veqeration 16 b6 Saved andl reduest AGA to modity
the grading plan as necessary to avold all significant vegetation.

Contractor shall be responsible For avolding disturbance to all
significant trees located withn the mitigation area. No removal of an
végetation shall occur ithout prior approval by AOA. Contractor shall
gxércise care to protac from iy ko trunk, raots, or brorihes, of any
trees or sirubs thot ore to reman Ay Ivng nood plant that s
demaged curing construction shal e Ereated Wi S4-nous
occurrence  AOA shall be notified mmediately of mcident. P
shaping treatment shall be done. Wound shaping Includes, but 1s not
limted!tor evenl cutting broken branches, exposed roots and danaged
¥ mmeclotoly diter demage oceurs. Ingred plonts shllbe
thoroughly watered apd adetiondl peaeues shall b as
appropriate, to aid n plant survival

ELAG VEGETATION £ WOODY MATERIAL FOR FUTURE USE AS HABITAT
EEATURES

AOA shall Flag existing vegetation and woody material (snags, stumps,
donn logs, and booulders) o be relocated oy the Contractor from within
the development Footprint For use as habitat Features n the wetiand
mitigation areafs), I avallable. Whenever possible, habitat fectures shall
be moved directly to permanent locations. IF necessary, habltat features
shall be placed 1 stockpile areas as near o permanént locations as
possible. AOA shall designate stockplle areas. Habitat features shall be
moved no more than tuice to stockplle location and to plan location,

Contractar shall exercise care when noving hablat foatires to avoid
aking branches, scuffing bark, or breaking roots. It 1o
responsibility of the contractor Lo break pieces into meee sizos

Contractor shall stall sit-tencing per Gty of Kirkiond standords ot the
clearing limits depicted on Drawng 2| - Grading Plan, prior to any

c Contractor shall maital ercslon cortrol Fac\HHbE
until completion of construction. AOA to verlfy locations of er

control measures prior to site grading.

Site areas exposed during grading and construction must be covered
With Wood chip mulch (maximim depth of straw to be 3Y), erosion control
netting, plostic shesting, or permanent erosion control Withn 48 hours of
disturbance on slopes steeper than 33 percent (3:).

Contractor shall maintain erosion control measunes during mplementation
of the retland mbigation plon. These measires shall remain b place untl
authorization Is given A for removal or location adlustmert. It s
the responsibllity of the Contractor o remove all erosion control
measures adjacent to sensitive areas when authorized by AOA.

s construction progresses and seasonal conditions dictate, erosion
control facilities shall be mantaned and/or altéred as required by AOA
to ensure conbied erosion/sedimentation control.

Where possible, natural grownd cover vegetation shall be mantaned for
silt control

Contractor shall ensure that adjacent roads are mafntained and clear
of soll and/or other debrls at il times during construction. Contractor
shall comply with City OF Kirkland codes regarding street
malntenance/cleaning during construction.

SITE LOGGING
During site loggng, any non-marketable debris (small trees, branches,
etc.) not being exported for sale shall be ground up Inko course wood
chips for later vee s miich arowa plonted trees and shrios,
Gemtractor shalldoterming stockpla locotion for crowd p wood chips
Excions siash con ais be placed as bruen plies, I Tanatle, oA st
designate brush pile locations.

CLEAR AND GRUB

Contractor shall clear and gro areas within the clearing limits of the
wetiand mitigation areals) with the exception of flaaged existin
vegetation fo remain. In areas of existing vegetation, Contractor shall
remove blackioerny and other Invasive spécies by hand, with minimal

deturbance to the existing vegstation. Cleared and grubed vegstation
from the site  Particular care must be

iy complete removal of tops and roots of reed canawgrass plants

and any other plant species, plant.

species to be removed and treated In the netland mitigation areals)

are: Seot's broom, English vy, Himalayan and evergreen blackberry,

reed canarygrass, purple loosestrife, hedge bndneed (momng glory),

Jopanese knotneed, thistle, and creeping nightshade.

AOA to designate any additional plant species to be removed/treated
prior to construction.

SURVEY/STAKE/ELAG PROPOSED ORADES

icen: shall survey, stoke, and Flag proposed grades within

e reiome itigition orea, AGA shall approve arade siakng prior 1o
xcavation and shall monitor during constriiction

STOCKPILE TOPSOIL
AOA shall fiag topsall doror areas, It any from areas iin the project
development areaContractor shall scrape organic duff from t
flagged areas to depths determined by ACA. Contractor to 5tockac
at designated locations adjacent to wetland mitigation areals).

tockpiled cluff shall be separately covered mmediately mith plastic
sheeting after dumping, to revent orosion and sstapisiment, of needy
plant spec

1t cutt cortake cistris, or s determined wsuktabie by A0, Cortractor
I ch of tte

shall dispose of material off-s) -eview topsoil to determine.
¥ supplemental orgoric material otk Do i 1o orers oo o
plaribd spocies,

EXCAYATE

Caniracior shall excavate graded areas per. gradng plan Hinouk
removing takes. ADA to make mmor Field adustments
oy bl o et o cnme proper forction o vekird
mitigation areals).

In the uetiand miigation arecls), over-excavate &' belou firished
elevation shown on plans for later placement of &

imported topeoll. Excavated sots shall be ek o atert po55\b\6,
otherwise they shall be exported off s)

Upen complation of excayation, AOA, shal review subgrade In relation to
crighal grade stakes. | grads stakes are removed prior to approval
n as-built survey will be required. as-ouilt survey,
licensed surveyor, Will include one-foat Conion riariols i ot
elevations of igh and low pokts, pond surtace elevations, and the

created netiond boundartes.

GLAY LINER CONTINGENCY
Upon compltion of excavation witin the wetiand mtigation areals) and
prior o Installation of habitat features and topsoll, a

Engineer shall revien suodrade matenial to dararmine ahetner b c\ag
Iner will be reqyired to retard water Ifiltration through pond bottoms.

If @ clay lner s reqyired, install clay Iner over sbgrade per
. The engineer shall
approve of liner prior to placement of habltat features and topsol.
Cortractor shall provide o unlk cost per ey It for Fetaled iy Ivar
omat, bentontte ¢lay mesh, native clay or dpproved equal) as an
e clternote to thi oo comt:

After subgrade Is approved, Contractor shall place hobitat features
and topsoll per plan. AOA shall approve habitat teature and topsoll
placement. At that time, the Contractor shall remove the grade stakes.

BLACE HABITAT FEATURES

Placa hapiat Teatires oe deplcted on Dradeg 121, Al hasliat

fectures shall be broken Into pieces (as defined belon)
lacement in the wetland mitigation area(s). AOA shall apprave

lecations prier to placement

To cutforeak doun logs, Hirst score the log at the desired lengih, by

mechanical means, snp the 1og at the scored locatior

notural look 1 the broak.. TWBt broken onds to dlsgiss saw s, ct
endis of havitat Features shall have no biunt ends.

Down logs shall be a minimum of 20 Feet In length and 18" diameter, with
or wihout rootrads. Stumps to De efher ell-decaed relocate:

4

mitigation areals) that are under specitied size.

Boulders, IF avallable, shall be placed I plles of at least 2 rocks deep
(5-rock min. plle), In a manner that provides both physical stabllity and
large Tnternal voids.

AOA shall be notified 48 hrs prior to nstallation of the habitat features
AOA shall review habitat Features during placement and any fedtures
deemed unsatlsfactory by AOA (due to damage during relocation or
wstaliation) shall be replaced with mported material at Contractor's

ITEM MIN_SIZE DIAMETER | COMMENTS
Down Logs |20 1606, W 07 g+ o min | park et

stumps 10 trunk with 20" dia. min. | Hell decayed, I possible
Bovlders \ 2<man 12" dia. min. If_avallable on-site

% 20" Dia. ak grownd level regpired after Installotion

1Y REMOVAL
Landscape Contractor shall carefully, cleanly cut vy at breast height on
Wfested trees within the mitigation areals). Ivy shail be remove

hand from the cut end donn and throughout the grownd surface. Arborlst
shall revie vy removal curing site review of subgrade excavation -
see belon

upon completion of subgrade excavation, habltat feature placement and
vy removal, the project ancorist shall réview the graded mtigation area
tG determine i any trees require topping and to determine i 1

removal Is adequate. It topping ls requied. project arborlt shall
recommend height For topping and this work. shall be done prior to
placement of topsoil.

PLACE TOPSOIL/GOMPOST

AOA shall approve subgrade earthwork n the wetland mitigation areals)

prier ko placenent of stockpiled or Inported topsoll.Subgrade shall
" lower than Hnish grade shown on plan.

Topsoll that has been stockplled for reuse In wetland mitigation areals)
or Imported shall be fertlle, friable, sandy loam, surface soll free of
auwsoll clay mmps, brush, weeds and other ltter, ond tree of roots,
stumps, st han 1" in any dimension, and other extransous or
Tt mor parmPi o lent. ronth, 20-30% organvc content.

In all graded wetland mitigation areas), & of stockplied or Imported
topsol shall be placed over aograde. Topsol shal be Hled nto
subgrade a minimum of 6" to form 12" of planting medium (sex
Spetcations In Bart 1 - Excavate). I rom-graded plarted portions of
the kuFfer, plonting pits shall be backFilled with stockpiled or mported
topsoll and amended with fertilizer and a soll molsture retention agent

o= netod b The plerihg spochications (so8 Gonoral Plonting Irstallation
5 on Drawing M)

HYDROSES
Comrestor shall hydroseed and water thoroughly all exposed solls with
the seed mixes speciied In the Plant Schecule (see Draning W2
folloning topsail placement , and agan (oy hand) followng plant
installation.

raded wetland mitigation area(s) shall be seeded nith the wetland
ana/or biffter seed mix specified on the plant schecule and thoroughly
watered

Seeds for. mixes shall have been harvested @ maxinim of one year prior
to date of seed application, and stratitied or othernise processed t
ensure aptimal germination rate. Initial seedling must occur by August
Sist, or after April I5.

POST CONSTRUCTION EVALUATION
AOA shall approve grading work, structure and habitat fecture
placement, and seeding prior to plant. installation, to confim that the
Hotlord mhigation plor ias properly mplemented. | ems cra o be
corrected, a punch list shall be prepar A and submitted to the
Cortractor for completion After g s thems have been completed,
all review the project for Fnal Internal acceptance of grading
plan mplementation and planting et then proceed

SO STABILIZATION
if there 15 a delay In construction for any reason, Contractor, unless
otherwise stated n writing, shall be responsiole for maintenance of
erosion control measures, dranage and temporary rigation curing
construction delay perio

Disturbed land areas In which construction activities would be sspended
tor 30 dags ar mora sholl ba Immeclately hidrosssdad ukth the mixes
specified in the Plant Schedule (see Drawing W2.l). Seeded areas shall
e Frigated cnd nabtained until ccceptoble seed gcrm\naum has been
determined

Upan construction congletion, Cortragton shal ra-seed ty rard. ol
posed ground with the seed mixes specified in the Plant Schedble.

HARRANTY
Contractar shall ensure that construction related actvities do not
damage oft-site teatures or adjacent vegetation. AOA shall be
notified mmediately I accidental damage occurs.

Contractor shall ensure that adjacent roads are maintained and clear
of soll and/or other delaris at all times during construction. Contractor
shall comply with the Clty OF Kirkland codes regarding street.
maintenance/cleaning during construction.

Ay changes or modiications to this plon must receive prior opproval
from AO:

PART 2 - PLANTING

SENERAL CONDITIONS
In the wekland mitigation area(s), the Contractor shall remove needy or
exctlc nvasive species (e.g. Scot's broom, English vy, Himaloyan and
evergreen blackberry, reed canarygrass, purple. loosestrire, hedge
bincieed (moming glory), Jopanese knotweed, Canada thstle, and
creeping nightshade) oy manual or chemical means (as approved by the
City of Kirkiand) prior o plant installation.

Contractor shall verify that plant mstallation conditions are sutable
Hithin the retiond mitigation area(e). Ay unectistctory corditions shall
orrected prior o start of work. When conditions detrimental to
ot ool che ancouterad, such s rooble M, severse dharer
conditions, signlficant vegetation, or. oostructions, Contractor 5ha\?not\m
rior 10 plartig, Begrring of rork constfutes acceptance o
conditions as satisfactory

Plarks vstalled in iclatirioed croas shall bo Megrated uth axstng
native vegetation, and planted In a random, naturalistic pattern.

CONTRACTOR TO VERIFY PLANT SCHEDULE WITH PLAN
Contractor Is responslole to verffy plant locotlons ond cuantlties of
plants on the Plant Schecle with those represented on the plan

Actual plant. quantities shonn on plans are to preval over quontities
shown on the Plant Schedule in the event of a discrepancy.

LOCATE/STAKE/VERIFY PLANTING AREAS
Contractar shall field locate, stake, ond verify planting areas and
configurations prior to planting. AOA shall review and approve
locations prior to planting,

Proposed locations of trees and shrubs shall be staked ond identFied
with an approved coding system or by placemert of the actual plant
material. For large growpings of a engle species of shib, Contractor
may stake the planting bou n and approve.
st plants and p\oﬂt g‘oup\ngs pr\zr o Planting

APPROVE PLANTING LOCATIONS AND SPACING
Planting locations shoan on planting pians are approxinate, based on
anticppated site conditions. ' Actual planting locations may vary From
those shown due to Final site conditions and locations of existin
vegetation. Nevertheless, ary variations from the planting pion vl
require prior approval by

Plant spacig for species listed ® to be rondom (natwalistic) and not n
aregular grid pattern. On-center spacing called out on plant
elidtor o average epacing dimersion. Fer exanple, un e p\an
calls for 36" O.G., spacig shall vary from 30"-42" O C, nith an average
spacing of 36 nches.

AOA shall review planting locations and spacing prior to plant.
installation.

BART 3 - PLANT MATERIAL STANDARDS

ELANT MATERIALS
AOA shall Zxmne plert naterial i o pleréng, A et rox

meeting the ired specifications shall be mmediately removed from
the site and rcp\olczd with llke material that meets the required
standards. Plant material shall meet the requirement ote ond

Fotoral lows Wi respect o plort dlscase, and Ifestations.  Inspoction
certificates, recpired by law, shall accom h and every shioment
and shall be submitted to AOA upon Contractor's recelpt of plant.
material

Plant materlals shall be locally grown (western WA, western OR, or
western BC), healthy, bushy, In Vigorous groning condition, and be
garontsed irve to Size, name, and variet. I replacemant of plont
material is necessary due to construction der lant failure within

ne year of mstallation, e e, species, and quanuf es shall be equal
to specified plants, as indicated on the plan:

Plants shall be nursery grown, well-rooted, of normal grosth and habit,
and free from diseasé or mfestation. AOA reserves the ri
require replacement or substitution of any plants deemed ursutable

Trees shall have uniform branching, single straight trunks, (unless
specified as multi-stemmed), ond the cantral leader intact and

ndamaged. Balled and burlapped stock shall have been root-pruned at
least once within the previows tro years, and the plant stock shall have

n In o container for at least one full growing season.
Container stock. shall be fully rooted but ot root-bovnd. Plant material
with demaged root zones or broken root balls will not be accepted

Conlferavs trees shall be nursery grown, Full and bushy, and with unform
brarching ond a natural non-shacrad form, Origal cartrol leadier mist
e healthy and undamaged Maxium gap betuoen bronching shall not
exceed 9", and length of top leader hall not exceed |

Shrubs shall have a minimum of three stems and shall be a minimum height
of 18 Inches.

Nativa plant cuttings shall be. groun and collacted In the mortins Pacifc
Northwest. Cuttings shall be of one- to two-year-old nood, 1/2" dia.
miinum.  Cutiige shal be o mawmum of i length with 4 lateral buds

posed diovs gromd aiter plenting. The top of gach ciktig shall be
o rom o7 o oo ot e ortam it 2" belon a bid

sal ends of the cuttings shall be cut at o 45 degree angle and
markod Clearly 5o that e 1o0tng ond 1o plarted h tno SOl Cuttings

t Covered and moist during storage and transport, and no

cuttings shall be stored more than thrée days from dcte of cutting.
Cuttings shall only be vsed f planting occurs betneen D r Iot andl

il . For. planiing botnein Apr et ond Decomber. 1ot rooted
:fmngs or sagings shail be g

Contractor shall suemit documentation that specified plant materials
have been ordered and secured. A list of supplier names, addresses,
phone numioers and the storage/growing location of the materials shall
be suomitted to AOA within 30 days of contract cward.

SUBSTITUTI
v spectied plart species, size, or conditon il be alloned
only  prior wri prove d by AOA and the City of
Rirbiand pror to ardoring ooty

Barerook stock of equal size to specified contaier or BB plantings

ubstituted for declduous contalner or BEB plantings rhen
availdble, with the exception of Acer and Ribes species  Evergreen
plant material shall be contalner or B¢B.

VERIFY NURSERY STOCK CONDITION
AOA shall Inspect plart materlal ok the Job site, Including previously

ed trees, tor compliance with requied standarde for plant size and
quality prior to planting. This ncludes, but 1s ot limiked to, size and
condifion ot rostballs and rocttems, prz&sncz oF reacts, otent
inuries and defects.
ispections. AOA réserves the gt T rcFvsc on au p\oﬂt material ony
time prior to Fnal accep! ¥ If 15 cleter material does
not meet the specifications as descriced oo, R&Jectcd material
shall be Immediately removed from proect site.

VERIEY STORAGE SITE AND METHOD

Plants shall be stored In a manner necessary to support therr

horticutiral requirements. Flont material stored o st shall be
construction activity and the pul

Eilod anel rloppod materl dhich convot. o etailod mecd\ote\g shall

be "heeled-in" to prevent desiceation prior to planting Rootballs shall

be protected by covering with molst. soll, wood chip muich and watered

as necessary

Plant specimens shall be kept molst (wetland specles saturated) and
shaded until the actual tine of plant. installation _Immediately after
planting, solls In the planting area shall be saturated to prevent
coplliary stress.

PART 4 - PLANT INSTALLATION

SOIL PREPARATION/AMENDMENTS
Prior to Istallation of plantings, all construction debris and any other
on-native material shall be removed from the netland mitigation area
Trees and shrubs shall be. pit planted o shown in dekalls on Dranings
WL and W2, A soll molsture retention agent (polyner) shall be Inciuded
in planting backtill per manvtacturer's specitication (see General Planting
Instaliation Notes on Drawing Wi 1)

In non-graded planting areas, planting pits shall be backiilied nith a
50/50 mixture of imported, need-free topsoll and the native soil From
the planting pit. In graded areas, plartngs shall be mstalled directly

Into nenly placed topsoll

In all planting areas, Contractor shall \oose\g tie a 2 plece of pink
Ha%mg to Eha o portion ot oll planted vegetation bo Foeitots
revien by AOA and the

ity of Kirkland

SOIL MOISTURE RETENTION AGENT
SollMolst, or egpivalent, shall be added to the topsoll backill of all
planting pits. The SollMolst shall be hydrated before being added to
topsoll backfil. Manufacturers recommended application rates and
vsage shall be folloned.

MiLcH
A 3" layer of wood chip mulch shall be placed aroind the base ot each
nen tree (36" dia ring) and il planting (24" cia.ring) for ercsion,
weed control, and mofsture retentior

STAKING

Trees shall be staked with at least one stake and attached at a helht
of approximately 3/4 the height of the tree (see tree detall on Drawing
PL. Contractor shall remove stokes at the end of the ono-year
guarantee period, inless othernise directed by Al

BART & - FINAL ACCEPTANCE.

Contractor's warranty shal clde replacement of plarts (some size an
species shown on ihe arawings) that prove sither o be mslocated
wnsutdble as to plant material stan cept for loss

severe cond by 10year
recorded weather charts), nstalled p\anl motoriois ore roqued to o
guaranteed for one year against defects and unsatisFactory growth,
except for cases of neglect by Onner or dovse/damage by others.
Plants replaced shall be relnitiated under plant guararitee conditions.

Ay changes or modfications to thi plon must: receive prior approval
from AOA.

EINAL ACCEPTANCE
Upon completion o planting, the Contractor shall provide AOA with a set
of clearly marked prints dbi\gnaﬂng the actual lacatlons of plantings
Within the wetland mitigation area(s). Contractor shall
sef ks, ot the Job site aunng cormsction tor
*red-lining" changes or modiFications to the approved plans and shall
update sald Information on a daily basts.

20 sball aprove planting ocations I lems are to be corrected o
punch o o oo AOA and submitted to the Contractor
for completion. After’ pum 15t Ttems have been completed, AOA shall
review the project for final acceptance of plan implementation

The date of final acceptance shall constitute the beginning of the
one-year plant guarantee period.

MAINTENANCE

Contractor shall review londscape maintenance recommendations with a
qualifled wetland bIoIogist From AOA who 15 Familiar with the stated
goals and objectives oF the wetland mitigation plan.

Gontractor shall mantaln trees and shrubs, as needed, For a period of
one year From Fnal acceptance, to maintain healthy gronth and hasitat
diversity, Including ) tighten and repalr tree stakes, b) reset plants to

roper grades and upright positions, and c) correct dralnage problems
as required.

Contractor shall be responstile for natering plants Inmediotely yoon
installation, and again over the entire planting area upon completion o
landscape Tstaliction.  Irrigation 1 required withn the wetiand mitigation
area(s) for at least two groning seasons folloning planting to ensire
adequate plant establishment.

Gontractor shall remove tree stokes and guy Hires tho years after
installation unless receiving mritten permission from AOA to remove
stakes and guj wires one gear after nstallation.

Contractor shall correct erosion and arainage proolems as required.

Contractor shall remove sflt fencing upon receiving nritten permission to
do 50 by AOA, usually one year after the Gty of Krkiond have

-ovéd the wetland mitigation construction. Restore the area by hand
oD wih s66d mix condetent wih ihat uod on cdacont plomtes
areas.

Contractor shall remove Irrgation system 2-years ofter planting,

Upon completion of the one year maintenance, an Inspection by AOA shall
be conducted to confirm that the wetiand mitigation area was properly
maintained. IF iter ted, a punch list shall be prepared
by and submitted to the Gontractor For correction. Upon correction of
the punch Iist Ttems, the project shall be reviewed by AOA for final
closeout of plan mplementation
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Altmann Oliver Associates, LLC ‘ AOA
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CITY OF KIRKLAND
123 FIFTH AVENUE, KIRKLAND, WASHINGTON 98033-6189 (425) 587-3225

Date: 10/9/2007

DEVELOPMENT STANDARDS
CASE NO.: ZON07-00014
PCD FILE NO.:ZON07-00014

**FIRE DEPARTMENT CONDITIONS***
Fire sprinkler system is required in any building over 5,000 square feet (including garage).

A monitored fire alarm system is required in any commercial building over 5,000 square feet; a
monitored fire alarm system is required in any residential occupancy which is constructed under IBC
requirements. If the residential occupancies are constructed in conformance with IRC requirements,
then a local alarm only is required to alert occupants of each unit in case of activation of the fire

sprinkler system.
Fire extinguishers may be required.

It appears that hydrants for the multifamily project off of 100th Avenue NE are adequate. However, an
additional hydrant may be required for the commercial project on the west (off of 98th Avenue NE).

The multifamily project on 100th Avenue NE is served by City of Kirkland water. The 98th Avenue NE
is served by Northshore Utility District; certificate of water availability would need to be obtained from

them.

"NO PARKING - FIRE LANE" signs, curb stenciling, and painting required. Ref: Bureau of Fire
Prevention Operating Policy 7.

You can review your permit status and conditions at www kirklandpermits.net
PUBLIC WORKS CONDITIONS

Permit Information

Permit #: ZONO07-00014

Project Name: James Olson Townhouse Project - Wetland Modifi catlon and Variance.
Project Address: 11401 100th Ave. NE

Date: May 23, 2007

Public Works Staff Contacts

Land Use and Pre-Submittal Process:

Rob Jammerman, Development Engineering Manager
Phone: 425-587-3845 Fax: 425-587-3807

E-mail: rjiammer@ci.kirkland.wa.us

Building and Land Surface Modification (Grading) Permit Process:
John Burkhalter, Senior Development Engineer

Phone: 425-587-3846 Fax: 425-587-3807

E-mail: jburkhal@ci.kirkland.wa.us

delvstds, rev: 10/9/2007
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General Conditions:

1. All public improvements associated with this project including street and utility improvements, must
meet the City of Kirkland Public Works Pre-Approved Plans and Policies Manual. A Public Works
Pre-Approved Plans and Policies manual can be purchased from the Public Works Department, or it
may be retrieved from the Public Works Department's page at the City of Kirkland's web site at
www.ci.kirkland.wa.us.

2. This project will be subject to Public Works Permit and Connection Fees. At the pre-application
stage, the fees can only be estimated. It is the applicant's responsibility to contact the Public Works
Department by phone or in person to determine the fees. The fees can also be review the City of
Kirkland web site at www.ci.kirkland.wa.us. The applicant should anticipate the following fees

o Water Connection Fees (paid with the issuance of a Building Permit)

o Water Meter Fee (paid with the issuance of a Building Permit)

o Right-of-way Fee
o Review and Inspection Fee (for utilities and street improvements).
o Traffic Impact Fee (paid with the issuance of Building Permit). For additional information, see notes

below.

3. Prior to submittal of a Building or Zoning Permit, the applicant must apply for a Concurrency Test
Notice. Contact Thang Nguyen, Transportation Engineer, at 425-576-2901 for more information. A

separate Concurrency Permit will be created.

4. Building Permits associated with this proposed project will be subject to the traffic impact fees per
Chapter 27.04 of the Kirkland Municipal Code. The impact fees shali be paid prior to issuance of the

Building Permit(s).

5. Any existing single family homes within this project which are demolished will receive a Traffic
Impact Fee credit. This credit will be applied to the first Building Permit that is applied for.

6. All civil engineering plans which are submitted in conjunction with a building, grading, or
right-of-way permit must conform to the Public Works Policy titted ENGINEERING PLAN
REQUIREMENTS. This policy is contained in the Public Works Pre-Approved Plans and Policies

manual,

7. All street improvements and underground utility improvements (storm, sewer, and water) must be
designed by a Washington State Licensed Engineer; all drawings shall bear the engineers stamp.

8. All plans submitted in conjunction with a building, grading or right-of-way permit must have
elevations which are based on the King County.datum only (NAVD 88).

9. A completeness check meeting is required prior to submittal of any Building Permit applications.

10. Prior to issuance of any commercial or multifamily Building Permit, the applicant shall provide a
plan for garbage storage and pickup. The plan shall be approved by Waste Management and the City.

Sanitary Sewer Conditions:

1. Northshore Utility District (NUD) approval required for sewer service. A letter of sewer availability is
required; call N.U.D at 425-398-4400.

2. The sewer line to serve the project will need to transverse the north property line down to 98th Ave.
NE. NUD will determine the line size and easement requirements.

Water System Conditions:

1. The existing water main in the public right-of-way along the 99th Ave. NE frontage is adequate to
serve the proposed townhome project.

delvstds, rev: 10/9/2007
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2. The commercial office building accessing from 98th Ave. N E will need to be served by NUD.
Contact NUD for water conditions/requirements to serve this building.

3. Provide a water service to the buildings sized per the uniform plumbing code.
4. Provide fire hydrants per the Fire Departments requirements.

Surface Water Conditions:

1. Provide temporary and permanent storm water control per the 1998 King County Surface Water
Design Manual (current manual). Initial review shows that this project is discharge to a stream and

level Il storm detention will be required.

2. Provide a level one off—site-analysis (based on the King County Surface Water Design Manual, core
requirement #2).

3. This project is creating or replacing more than 5000 square feet of new impervious area that will be
used by vehicles (PGIS - pollution generating impervious surface). Provide storm water quality
treatment per the 1998 King County Surface Water Design Manual (or most currently adopted surface

water manual)

4. This project disturbs greater than one acre, the applicant is responsible to apply for a Construction
Stormwater General Permit from Washington State Dept. of Ecology. Specific permit information can
be found at the following website: http://www.ecy.wa.gov/programs/wg/stormwater/construction/
Among other requirements, this permit requires the applicant to prepare a Storm Water Pollution
Prevention Plan (SWPPP) and identify a Certified Erosion and Sediment Control Lead (CESCL) prior to
the start of construction. The CESCL shall attend the City of Kirkland Public Works Department
pre-construction meeting with a completed SWPPP

5. Construction drainage control shall be maintained by the developer and will be subject to periodic
inspections. During the period from April 1 to October 31, all denuded soils must be covered within 15
days; between November 1 and March 31, all denuded soils must be covered within 12 hours. If an
erosion problem already exists on the site, other cover protection and erosion control will be required.
This site must establish a storm connection to 98th Ave. NE or a temporary pumped system to 100th
Ave. NE before on-site construction may begin.

6. Provide collection and conveyance of right-of-way storm drainage
7. All roof and driveway drainage must be tight-lined to the storm drainage system.

Street and Pedestrian Improvement Conditions:

1. The subject property abuts 98th Ave. NE (an Arterial type street) and 99th PIl. NE (a Collector type
street). Zoning Code sections 110.10 and 110.25 require the applicant to make half-street
improvements in rights-of-way abutting the subject property. Section 110.30-110.50 establishes that
this street must be improved with the following:

99th PI. NE
A. Widen the street to 18 ft. from center line to face of curb. :
B. Install curb and gutter, storm drainage, a 4.5 ft. wide landscape strip with street trees 30 ft.

on-center, and a 5 ft. wide sidewalk.

98th Ave. NE

A. Widen the street to 24 ft from centerline to face of curb (curb alignment shall match the curb to the

North).
-B. Instalf curb and gutter, storm drainage, a 10 ft. wide sidewalk with street trees in tree grates 30 ft

on-center.

delvstds, rev: 10/9/2007
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2. Due to the lack of east/west pedestrian connections in this neighborhood, a pedestrian connection
is needed between 98th Ave. NE and 99th Pi. NE. With this project, grant a 10 ft. wide pedestrian
easement and install a 5 ft wide concrete sidewalk in the easement. This path shall connect to the
sidewalk on 98th Ave. NE and the sidewalk on 99th Ave. NE. The proposed alignment shown on sheet

A1.1 will work.
Note: It may be possible to incarporate the path into the site design to help meet the on-site pedestrian

path requirements.

3. A 2-inch asphalt street overlay will be required where more than three utility trench crossings occur
with 150 lineal ft. of street length or where utility trenches parallel the street centerline. Grinding of the
existing asphalt to blend in the overlay will be required along all match lines.

4. It shall be the responsibility of the applicant to relocate any above-ground or below-ground utilities
which conflict with the project associated street or utility improvements.

5. Underground all new and existing on-site utility lines and overhead transmission lines.

6. Zoning Code Section 110.60.9 establishes the requirement that existing utility and transmission
(power, telephone, etc.) lines on-site and in rights-of-way adjacent to the site must be underground.
The Public Works Director may determine if undergrounding transmission lines in the adjacent
right-of-way is not feasible and defer the undergrounding by signing an agreement to participate in an
undergrounding project, if one is ever proposed. In this case, the Public Works Director has
determined that undergrounding of existing overhead utility on 99th Pl. NE and 98th Ave. NE is not
feasible at this time and the undergrounding of off-site/frontage transmission lines should be deferred
with a concomitant agreement or LID No Protest Agreement.

7. New street lights along 98th Ave. NE and 99th Pl. NE may be required depending on a lighting
analysis by Puget Power - Into Light Division and Public Works approval. Analysis and design must be
submitted prior to issuance of a grading or building permit.

***BUILDING DEPARTMENT CONDITIONS***

After July 1st, 2007, buildings must comply with 2006 editions of the International Building, Residential,
Mechanical, and Fire Codes and the Uniform Plumbing Code as adopted and amended by the State of

Washington and the City of Kirkland.

Structure must comply with Washington State Energy Code (WAC 51-11); and the Washington State
Ventilation and Indoor Air Quality Code (WAC 51-13).

Structures must be designed for seismic design catagory D, wind speed of 85 miles per hour and
exposure C.

Plumbing meter and service line shall be sized in accordance with the UPC.
Demolition permit(s) required for removal of existing structures.

Geotechnical report required to address development activity. Report must be prepared by a
Washington State licensed Professional Engineer. Recommendations contained within the report shall

be incorporated into the design of the subsequent structures.

delvstds, rev: 10/9/2007
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Altmann Oliver Associates, LLLC AOA
PO Box 578 Carntion, WA UKL Offiee (425) 3354515 Fax (425) 3334500 Environmental
Planning &

Landscape
Architecture

August 7, 2009
AOA-0438
Jon Regala, Senior Planner
Planning Department, City of Kirkland
123 5" Ave.
Kirkland, WA 98033-6189

SUBJECT: Olson Townhomes, City of Kirkland File No. ZON07-00014
Addendum to Revised Wetland Mitigation and Monitoring Report

Dear Jon:

The purpose of this addendum is to respond to the criteria required to allow for the
proposed wetland buffer modification associated with the subject project. Under the
proposed project, the standard 50-foot buffer required for Type 3 wetlands would be
reduced by one-third (to 33.5 feet) with the implementation of a buffer enhancement
plan.

BUFFER MODIFICATION

Wetland buffer modification requests in the City of Kirkland are regulated per the
specific decision criteria outlined in KZC 90.60.2.b. A rationale for how the proposed
buffer modification request would satisfy these criteria is described below.

1. Itis consistent with Kirkland’s Streams, Wetlands and Wildlife Study (The
Watershed Company, 1998) and the Kirkland Sensitive Areas Regulatory
Recommendations Report (Adolfson Associates, Inc., 1998).

The proposed buffer enhancement should increase the overall function of the
buffer and would be consistent with the goals of the above documents.

2. It will not adversely affect water quality.
Under the wetland buffer enhancement plan, all buffer areas will be planted with
native vegetation that should continue to provide water quality treatment.
However, since stormwater detention and water quality treatment are
components of the proposed project, and no runoff from paved surfaces will be
discharged into the wetlands without treatment, there should be no significant
change in water quality within the wetlands following development.
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Jon Regala
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Page 2

. It will not adversely affect fish, wildlife, or their habitat.

Currently the wetland buffers on the site are not significant habitat areas due to
their relatively small size and isolation from larger habitat areas. The limited
habitat functions of the buffers will, however, be enhanced as described in the
mitigation report. Implementation of the buffer enhancement plan should
increase the plant species and structural diversity of the buffer while providing a
visual and physical screen to the wetlands from the proposed development,
thereby increasing the areas value to wildlife.

. It will not have an adverse effect on drainage and/or stormwater detention
capabilities.

The existing wetland buffer is sloped and does not currently provide a significant
stormwater detention function. Since the stormwater from the developed site will
be detained within the on-site stormwater facilities prior to discharge there should
be no adverse effect on drainage due to the proposed buffer reduction.

. It will not lead to unstable earth conditions or create an erosion hazard.

All improvements conducted within the vicinity of the wetland buffer will be
subject to an erosion control plan that will be implemented per City of Kirkland
standards. Furthermore, since the proposed buffer reduction area is not located
on a steep slope, and the enhanced buffer will be vegetated with native plant
species, it is not anticipated that an erosion hazard will be created.

. It will not be materially detrimental to any other property or to the city as a
whole.

All buffer reduction will occur on the subject property, and the modification will
not be materially detrimental to any other property.

. Fill material does not contain organic or inorganic material that would be
detrimental to water quality or to fish, wildlife, or their habitat.

It is our understanding that any fill material within the wetland buffer will not
contain organic or inorganic material that could be detrimental to water quality or
fish and wildlife habitat. If appropriate, this could be a condition of the permit
authorizing the buffer modification.

. All exposed areas are stabilized with vegetation normally associated with
native wetland buffers, as appropriate.

All temporarily exposed areas within the buffer will be stabilized and planted with
native vegetation.

There is no practicable or feasible alternative development proposal that
results in less impact to the buffer.

It is my understanding that the proposed development cannot be constructed
without the buffer reduction due to the location of the wetlands in the central
portion of the property and the size constraints thus placed on the developable
area.

34



ATTACHMENT 5
ZONO07-00014

Jon Regala
August 7, 2009
Page 3

Pedestrian Pathway

Per my phone conversation with you, as a condition of the permit for this project the
pedestrian pathway will be moved slightly to the north (as depicted on the attached
exhibit prepared by you). This relocation should further minimize impacts to
wetlands on the property.

If you have any questions regarding this addendum please call me at (425) 333-
4535.
Sincerely,

ALTMANN OLIVER ASSOCIATES, LLC

John Altmann

Ecologist

Cc James Olson
Derek Arnold

Attachment
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From: Per-Ola Selander [mailto:p-o0.selander@comcast.net]
Sent: Thursday, October 04, 2007 4:17 AM
To: 'sclauson@ci.kairkland.wa.us'
Cc:  'Noel Schoneman'; 'Kari Page'
Subject: ZONO07-00014 - "Olsen Townhomes" on 100th Avenue NE

In reference to recently posted application for the "Olsen Townhomes", ZON07-00014.

Although I am not happy to see this last stretch of green and forested land come up for
development (I wish we could keep commercial development to the areas along 98th
across from the Village), I do have some comments and suggestions on the proposed
plan:

1. Allowing a denser development here makes more sense, close to denser commercial
areas, than allowing to "densen up" the strictly residential areas in the neighborhood.
This is a neighborhood (east of 100th Avenue NE) that is defined by relatively large
yards, green areas, and decent setbacks (as compared to the Market neighborhoods
where housing density has gone way too far - at the expense of yards and green areas).

2. Allowing a variance to the zoning regulations is poor policy. We all have to play inside the
rules that exist. Neighboring properties will be adversely affected is larger "walls" are
allowed.

3. Traffic situation on NE 100th Avenue NE is already bad. People having their driveways
exit onto this "collector" street (as well as on 99th Place) can testify how bad, and how
many times they've been close to being "t-boned" while trying to enter the street.
Therefore, I suggest that entry to this new development is solely from 98th Avenue,
where traffic might be denser, but the sightlines and "expectation" of dense traffic is
also different. The intersection of 99th Place NE and 116th Street NE is also in very poor
shape, for anyone wanting to make a left turn westbound (intersection is too close to
the corner of 98th and 116th). Adding more traffic to this intersection is not only bad, it
is foolish and will put more loads on an already dangerous intersection. Only when you
live here and daily watch the "near misses", you understand how bad it is.

4. It is positive that the developer will be asked to install sidewalks, and potentially also
street lighting (thinking of the lighting along Juanita Village or Bristol Court as good
examples). Widening the street however will only lead to an even more pronounced
increase in traffic speeds. We have already seen that (substantially) after the stretch
along the Shumway Mansion property was widened and repaved a few weeks ago. This
is a residential neighborhood, and the street has a 25 mph speed limit. No need to make
it into a wide highway, thereby inviting ever increasing speeds and traffic - this is a
MAJOR cut through-route for people wanting to avoid the Eastbound back-up at 116th
Street.

If at the end the street is to be widened, this "semi-corner" would be a good place to
implement some traffic calming measures, such as a chicane, slotted speed bumps, or
the like. The city has done a number of good implementations elsewhere

5. It is very good to see that an East/West pedestrian connection between 98th Ave. NE and
9%th PI. NE. has been planned. Long overdue and a measure that maybe further can
help reduce the "small" automobile trips by actually providing for a safe and convenient
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pedestrian walk to the Vet Clinic, The Sports Club, the Park, or other local merchants in
the Village area.

Sincerely,

Per-Ola Selander
10830, 101st Avenue NE
Kirkland, WA 98033
+1-425-827-2363
+1-425-894-5339 Mobile
p-o.selander@comcast.net
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From: Leah Ing [mailto:leah@totallivingconcept.org]
Sent: Thursday, October 25, 2007 9:05 PM
To: Stacy Clauson
Subject: Olson Townhomes, ZON07-00014

Ms. Clauson-

I realize the time for comment has passed but I am hoping you will take into consideration
my thoughts as our family made an emergency trip out of town and have just returned.

In comment regarding the Olson Townhomes, ZON07-00014, I have serious concerns
regarding traffic, walkways, speed through our neighborhood and the
elimination/rezoning of yet another green space/wetlands. We have lived in the
neighborhood for just over 5 years (although I am 4th generation to live in Kirkland and
raise a family and grew up on the Eastside).

It seems the city has attempted to create a "walking" neighborhood yet they have forgotten
to include an area to walk! We literally take our life in our hands upon leaving our quiet
street. We have sidewalks which go nowhere or none at all, little space to safely walk
along the roadway and maneuver around cars that are going well beyond the posted 25
MPH. I have called the city planners but they didn't seem to think there was a problem.
I have talked to the police department and requested regular patrols but they don't
seem to have the man power to provide this on a regular basis.

The city has steadily allowed new construction in this area that has 2 SMALL outlets to get
to main roadways. I don't see that by allowing another group of townhomes and office
building is going to help with this. I also don't see that it is going to allow any more
diversity in our community, unless, of course, the city has decided to request
builders/developers to create affordable housing?!

When is the city going to slow down construction and take some time to figure out where
the congestion is going, how to develop actual neighborhoods that entices people to get
out of their cars and do business locally, and allows affordable housing to your low and
middle class residents? When can I and my family safely get out of our car and walk to
do business and pleasure?

Is there a plan for the 116th & 98th Ave. crosswalk? I would encourage the city planners to
spend some time on each corner of this crosswalk- would you want to cross this as an
elderly or disabled citizen, would you want to cross pushing a stroller, would you want
your 3 year old to ride his bike across or to stand on the corner (on Michael's corner)?
Are these questions taken into consideration when you are considering the above
proposal?
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I would appreciate feedback!
Sincerely,
Leah Preston Ing & Family

10103 NE 112th PI, Kirkland 98033
Impreston@seanet.com
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Re: Permit # ZON0O7-00014
Attn: Jon Regala/Examiner

| am writing with concern to the proposed Olsen Townhomes at 11401 100™ Ave NE. The following are
my points against:

e We have lived in this neighborhood for several years and have noticed increased traffic,
excessive speed and dangerous road/walkways. We have difficulty exiting from 98"/99" onto
116™ in either direction and we never feel safe walking from our home to the intersection of
100" & 116" (currently sidewalks are being installed on 98™/99" , thus making part of our walk
safer). We rarely will walk to the bird sanctuary due to the speed of traffic and lack of safe
sidewalks on 100™. Thus, more development means more cars.

e Juanita Village has been represented as a pedestrian-friendly village however it seems to only be
friendly if you live on the northwest side of 100™. I would like to feel safe bringing my children
to the parks and shops. We have experienced multiple incidents with vehicles in the
intersection- they are simply watching the light and not looking for pedestrians walking with the
light. Again, bringing in more cars to the area will only create more congestion.

e There was a recent death of a motorcyclist on 100" & 117™. With 5 lanes of traffic and multiple
business entrance/exits on/off 100" this road is simply dangerous! My heart sank when | read
about the motorcyclist as it seems it could have been prevented with better planning on 100",

There seems to be a lot of issues on 100"/116"™ to be worked out without bringing in more traffic and
yet another development. | ask that you take these into consideration prior to the approval of the Olsen
Townhomes.

If this development is approved | would like to make a high recommendation that 100" be seriously
looked at for its safety- can the speed limit be decreased? Walkways widened and raised? Would a
stipulation be made for the development to complete the sidewalk on 100" to the bridge (in the sw
direction) in coordination with the city? | would like to see that the townhomes are made available for
families/individuals to afford on moderate means. We have enough million dollar homes in this town!
Let’s diversify a bit!!

Thank you for this opportunity for comment!

Leah Preston Ing
10103 NE 112" PI.
Kirkland, WA 98033
425-827-8252
Impreston@live.com
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ATTACHMENT 10

L/ () ZON07-00014
& Klqkz
CITY OF KIRKLAND g&‘%
123 FIFTH AVENUE, KIRKLAND, WASHINGTON 98033-6189 &
(425) 587-3225 %vmﬁ‘ée
DETERMINATION OF NONSIGNIFICANCE (DNS) .
CASE #: SEP07-00013 DATE ISSUED: 7/16/2009
DESCRIPTION OF PROPOSAL ~  —— ———————————

Zoning Permit to develop an 8-unit multi-family development and future office building.
A variance to the zoning regulations relating to maximum horizontal facade, which
limits either the building width or height of the portion of the building adjoining a
low-density zone, is being sought for the proposed residential development. In
addition, the proposal includes modification of Type lll wetland buffers located on the
site by the maximum allowable one third, creation and filling of a portion of a wetland
and an enhancement planting plan.

PROPONENT: JAMES OLSON
LOCATION OF PROPOSAL A e G o =
11401 100TH AVENUE NE

LEAD AGENCY IS THE CITY OF KIRKLAND

The lead agency for this proposal has determined that it does not have a probable significant adverse
impact on the environment. An environmental impact statement (EIS) is not required under RCW
43.21.030 (2) (c). This decision was made after review of a completed environmental checklist and
other information on file with the lead agency. This information is available to the public upon request.

This DNS is issued under 197-11-340 (2); the lead agency will not act on this proposal for 14

days from the date above. Comments must be submitted by 5:00 p.m. %36/2069- % /©3/ 2009

Responsible official: é WE Fo - 7- 20 - 2009

Eric Shields, Director Date
Department of Planning and Community Development
425-587-3225

Address:  City of Kirkland
123 Fifth Avenue
Kirkland, WA 98033-6189

You may appeal this determination to the Planning Department at Kirkland City Hall,
123 Fifth Avenue, Kirkland, WA 98033 no later than 5:00 p.m.,
July 30, 2009 by WRITTEN NOTICE OF APPEAL.

You should be prepared to make specific factual objections. Contact the Planning Department at
425-587-3225 to read or ask about the procedures for SEPA appeals.



£ ATTACHMENT 10
« ﬁ ZON07-00014

Please reference case # SEP07-00013.

Publish in the Seattle Times (date):

Distribute this form with a copy of the checklist to the following:

Environmental Review Section, Depértment of Ecology,
P.O. Box 47703, Olympia, WA 98504-7703

Department of Fish and Wildlife (for streams and wetlands - with drawings)
North Lake Washington Tributaries Area Habitat Biologist
16018 Mill Creek Boulevard, Mill Creek, WA 98012

Department of Fish and Wildlife (for shorelines and Lake Wa. - with drawings)
Lake Washington Tributaries Area Habitat Biologist

C/O DOE

3190 160th Avenue SE, Bellevue, WA 98008

Seattle District, U.S. Army Corps of Engineers,
P.O. Box C-3755 .
Seattle, WA 98124

Attn: Lynn Best, Acting Director, Environmental Division, Seattle City Light
700 5th Avenue, Suite 3316

P.O. Box 34023

Seattle, WA 98125-4023

\/ Atin: Environmental Reviewer
Muckleshoot Indian Tribe Fisheries Division
39015 172nd Avenue SE
Auburn, WA 98092

Northshore Utility District,
P.O. Box 82489
Kenmore, WA 98028-0489

Shirley Marroquin

Environmental Planning Supervisor

King County Wastewater Treatment Division
201 South Jackson Street, MS KSC-NR-0505
Seattle, WA 98104-3855 - and -

Gary Kriedt

King County Metro Transit Environmental Planning
201 South Jackson Street, MS KSC-TR-0431
Seattle, WA 98104-3856

Director of Support Services Center

Lake Washington School District No. 414
P.O. Box 97039

Redmond, WA 98073-9739

David B. Johnston and Lillian Cruz (for projects consisting of more than 9 residential units)
Livengood, Fitzgerald and Alskog, PLLC

P.O. Box 908

Kirkland, WA 98083-0908

John Sutherland, Developer Services

Washington State Department of Transportatlon
AR7NN Navktan Aua Kl RIQ 2AN

< KK

<,

|
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Kirkland, WA 98083

TIM Meqadee |, fvpopon SoCieETy [34So NE Ile™MoT

4 lKIpI_(LMO WA 40023

Applicant / Agent \JAMES OLSond 12227 1 H;lm AKENVE SE.

__BvereET WA 98208

—MITIGATING MEASURES INCORPORATED INTO THE PROPOSAL:

.

1. The applicant shall record a covenant with the property owner(s) at 11409 99th Place NE
to shorten the existing fence along 99th Place NE and remove vegetation to ensure that
sight distance can be achieved and maintained.

2. The fence along the north property line of the subject property shall be shortened or
modified to provide visibility between vehicles entering and exiting the subject property and
the adjoining property to the north.

cc: Case # ZON07-00014
Distributed to agencies along with a copy of the checklist. (see attached).

CRUM I Blins Lol ) 1/20/04

Distibuted By: &~ h Date:
SEPA_C_A, rev: 7/15/2009
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CITY OF KIRKLAND

123 FIFTH AVENUE « KIRKLAND, WASHINGTON 98033-6189 « (425) 828-1243

DEPARTMENT OF PUBLIC WORKS

MEMORANDUM
To: Jon Regala, Senior Planner
From: Thang Nguyen, Transportation Engineer
Date: July 15, 2009
Subject: Olson Property Development Traffic Concurrency Test Notice, Zon07-00014

This memo is an updated concurrency test notice for the proposed Olson Property Development
site located at 11254 98+ Avenue NE.

Project Description

The applicant proposes to replace one single-family home with a 4,000 square foot general office
building and eight residential townhouse units. The office will have access off 98+ Avenue NE and
the townhomes will have access off 100 Avenue NE. It is anticipated that the project will be built
and fully occupied by 2011.

The proposed project is forecasted to generate approximately 91 daily trips and 10 PM peak hour
trips.

The concurrency test notice for the project had expired. A new application was submitted for
testing and review. The proposed project passed traffic concurrency. This memo will serve as the
concurrency test notice for the proposed project. Per Section 25.10.020 Procedures of the KMC,
this Concurrency Test Notice will expire in one year (July 15, 2010) unless a development permit
and certificate of concurrency are issued or an extension is granted.

EXPIRATION

The concurrency test notice shall expire and a new concurrency test application is required unless:

1. A complete SEPA checklist, traffic impact analysis and all required documentation are
submitted to the City within 90 calendar days of the concurrency test notice.

2. A Certificate of Concurrency is issued or an extension is requested and granted by the Public
Works Department within one year of issuance of the concurrency test notice. (A Certificate of
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Memorandum to Jon Regala
July 15, 2009
Page 2 of 2

Concurrency is issued at the same time a development permit or building permit is issued if
the applicant holds a valid concurrency test notice.)

3. A Certificate of Concurrency shall expire six years from the date of issuance of the concurrency
test notice unless all building permits are issued for buildings approved under the concurrency
test notice.

APPEALS

The concurrency test notice may be appealed by the public or agency with jurisdiction. The
concurrency test notice is subject to an appeal until the SEPA review process is complete and the
appeal deadline has passed. Concurrency appeals are heard before the Hearing Examiner along
with any applicable SEPA appeal. For more information, refer to the Kirkland Municipal Code, Title
25. If you have any questions, please call me at x3869.

cc: file- Advantage
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