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INTRODUCTION 
A. APPLICATION 

1. Applicant: Karen Wood of Mahlum Architects, Lake Washington School District 
2. Site Location: Ben Franklin Elementary School at 12434 NE 60th Street (see 

Attachment 1) 
3. Request:  Application for approval of an amendment of an existing Master Plan 

for the Ben Franklin Elementary School. The proposal includes the following 
improvements (see Attachment 2): 
a. Phase I: Two separate two-story classroom additions to the existing 

building. Each addition will be approximately 6,580 square feet and 
accommodate 4 classrooms. 

b. Phase II: 6,850 square foot gymnasium addition or 1,800 square foot 
dining commons addition to accommodate additional student capacity. 

4. Review Process:  Process IIB, Hearing Examiner conducts public hearing and 
makes recommendation; City Council makes final decision.   

5. Summary of Key Issues and Conclusions:   
• Compliance with Zoning Permit Approval Criteria (see Section II.F.1) 

B. RECOMMENDATIONS 
Based on Statements of Fact and Conclusions (Section II), and Attachments in this 
report, we recommend approval of this application subject to the following conditions: 
1. 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 3, 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 3, the condition of approval shall be followed. 

2. As part of the building permit application, the applicant shall: 
a. Submit plans to install 3 onsite parking stalls (see Conclusion II.G.3). 
b. Provide a lighting plan showing the location, height, fixture type and 

wattage of all proposed exterior lights. The lighting plan shall be 
consistent with the requirements in KZC Section 115.85 (see Conclusion 
II.G.4). 

c. Submit a final tree retention plan (see Conclusion II.G.5). 
II. FINDINGS OF FACT AND CONCLUSIONS 

A. SITE DESCRIPTION 
1. Site Development and Zoning: 

a. Facts: 
(1) Size: 9.70 Acres 
(2) Land Use: The subject property contains the existing Ben Franklin 

Elementary School. 
(3) Zoning: The subject property is zoned RSX 35 (Residential Single-
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family).  A ‘School Use’ is an allowed use, subject to approval of a 
Master Plan, within this zone. 

(4) Terrain: The site is relatively flat with a slight upward grade 
change from west to east. 

(5) Vegetation: The subject property contains numerous significant 
trees along the perimeter of the site and in the northern portion 
of the site. The applicant’s arborist and the City’s Urban Forester 
identified the removal of 7 significant trees on the site as part of 
the project. 

b. Conclusions:   
(1) Size and land use are not relevant factors in the review of this 

application. 
(2) The topography of the property is not a relevant factor in the 

review of this application. 
(3) Zoning is a relevant factor in the review of this application, since 

a School Use occupying a property of more than 5 acres must be 
approved through a Master Plan process (see Section II.F.1). 

(4) Tree protection and retention on the subject property is a factor 
in the review of the proposed development (see Section II.F.5) 

2. Neighboring Development and Zoning:   
a. Facts: All of the neighboring properties are zoned RSX 7.2 or RSX 35 

and developed with single-family residences. A small portion of the site 
adjoins the Central Park Tennis Club to the south. 

b. Conclusion: The neighboring zoning and development and are factors in 
the review of the proposed Master Plan application. 

B. HISTORY 
1. Facts: 

a. In 2003, the City approved a Master Plan for the existing school.  The 
Master Plan approval was required to permit the complete redevelopment 
of the school and associated sitework. 

b. In 2007, the Lake Washington School District submitted a Minor 
Modification request for the Master Plan to allow for the development of 
a City Park in the rear portion of the site. 

2. Conclusion: The history of the site is a relevant factor in the review of the 
proposed Master Plan application. 

C. PUBLIC COMMENT 
The initial public comment period for the project ran from February 6, 2020 to February 
25, 2020.  Pursuant to KZC 150.35, a Process IIA Staff Report must include all comments 
received by the City prior to distribution of the staff report. The Planning Department 
received no comments during the initial comment period. 

D. STATE ENVIRONMENTAL POLICY ACT (SEPA) 
1. Facts:  Pursuant to WAC 197-11-924, the Lake Washington School District 

assumed Lead Agency status for the project.  A Determination of Non-significance 
(DNS) was issued by the Lake Washington School District on February 28, 2020.  
The Environmental Determination and Checklist are included as Attachment 4. 
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2. Conclusion:  The Lake Washington School District has satisfied the requirements 
of SEPA. 

E. CONCURRENCY 
1. Facts:  The Public Works Department has reviewed the application for 

concurrency.  A concurrency test was passed for traffic on October 28, 2019 (see 
Attachment 5). 

2. Conclusion:  The applicant and City have satisfied Concurrency requirements. 
F. APPROVAL CRITERIA 

1. Master Plan 
a. Facts: 

(1) Kirkland Zoning Code (KZC) Section 15.20.130, Permitted Use 
Special Regulation 2, requires that a School Use with a property 
size of five acres or more receive Master Plan approval through a 
Process IIB review. The Master Plan must show building 
placement, building dimensions, roadways, utility locations, land 
uses within the Master Plan area, parking locations, buffering, and 
landscaping. 

(2) The applicant has submitted development plans and a narrative 
proposal that show building locations and dimensions, roadways, 
utility locations, land uses within the Master Plan area, parking 
locations, buffering, and landscaping (see Attachments 2). 

(3) Zoning Code section 152.70.3 states that a Process IIB application 
may be approved if: 
(a) It is consistent with all applicable development regulations 

and, to the extent there is no applicable development 
regulation, the Comprehensive Plan; and 

(b) It is consistent with the public health, safety, and welfare. 
b. Conclusions: 

(1) The application complies with the Master Plan requirements 
outlined in KZC Section 15.20.130 Permitted Use Special 
Regulation 2 (see Section II.G.1). 

(2) The proposal complies with the criteria in KZC Section 152.70.3. 
It is consistent with all applicable development regulations (see 
Section II.G) and the Comprehensive Plan (see Section II.H).  The 
proposal is consistent with the public health, safety, and welfare 
requirements.  The project will provide the community with 
additional classroom and amenity space for the education of the 
community, while minimizing impacts on the surrounding 
neighborhood. 

G. DEVELOPMENT REGULATIONS  
1. School Location Criteria 

a. Facts:  
(1) KZC Section 15.20.130 Permitted Use Special Regulation 4, states 

that a school use may be located in a RSX zone only if: 
(a) It will not be materially detrimental to the character of the 

4



 Ben Franklin Master Plan Amendment 
 File No.  ZON19-00741 
 Page 5 

neighborhood in which it is located. 
(b) Site and building design minimize adverse impacts on 

surrounding residential neighborhoods. 
(c) The property is served by a collector or arterial street 

(does not apply to existing school sites). 
(2) The site contains an existing school that includes recreational, 

parking, and other facilities normally associated with a school use. 
(3) The north classroom addition is located near the northwest corner 

of the existing building. The structure will be screened from 
neighboring residential properties by a tree grove to the north and 
west and the existing building to the south and east. 

(4) The south classroom addition is located on near the central west 
portion of the existing building. The structure will be screened 
from neighboring residential properties by a tree grove to the 
north and the existing building to the south and east. The setback 
from the west property line is approximately 165 feet. 

(5) The gymnasium addition is located on near the northeast corner 
of the existing building. The structure will be screened from 
neighboring residential properties by a tree grove to the north 
and the existing building to the south and west. The setback 
from the east property line is 50 feet. An existing landscape 
buffer along the east property line will help to screen the 
building. 

(6) The proposed additions have been designed to use the same 
materials as the existing building. 

(7) NE 60th Street is designated as a collector street. 
b. Conclusions: The proposal is consistent with the criteria established in 

KZC Section 15.20.130 Permitted Use Special Regulation 4 as follows: 
(1) The proposal will not introduce new facilities or activities which 

would materially impact the character of the neighborhood. 
(2) The site plan and building additions have been designed to 

minimize impacts on surrounding residential development by 
designing the proposed structure with substantial setbacks and 
utilizing existing landscaping to screen the additions. Additionally, 
the proposed additions have been designed to use the same 
materials as used on the existing building which help to create a 
consistent building design. 

(3) The property is served by two collector streets. 
2. Building Height 

a. Facts:   
(1) The RSX 35 zone has a maximum height of 30 feet above average 

building elevation (ABE) for a school use. 
(2) KZC Section 15.03.130, Density Dimensions Special Regulation 31 

permits the structure height of schools to be increased to up to 
35 feet, if: 
(a) The school use can accommodate 200 or more students; 
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and 
(b) The required side and rear yards for the portions of the 

structure exceeding the basic maximum structure height 
are increased by 1 foot for each additional 1 of structure 
height; and 

(c) The increased height is not specifically inconsistent with 
the applicable neighborhood plan provisions of the 
Comprehensive Plan; and 

(d) The increased height will not result in a structure that is 
incompatible with surrounding uses or improvements. 

(3) The proposed gymnasium addition and north classroom addition 
will comply with the 30-foot height limit. 

(4) The applicant is requesting to increase the maximum allowed 
height from 30 feet to 35 feet for the proposed south classroom 
addition. A portion of the proposed roof exceeds the height limit 
by less than 1 foot. 

(5) The proposed school use is designed to accommodate 683 
students.  

(6) The required setback for a school use is 50 feet. In order to 
increase the maximum height to 35 feet for the north classroom 
addition, the required setback is 55 feet.   

(7) The proposed north classroom addition is approximately 215 feet 
from the west property line and 185 feet from the east property 
line. 

(8) There are no applicable Bridle Trails neighborhood plan provisions 
in the Comprehensive Plan that limit increased height of schools. 

(9) Neighboring residential uses are allowed a maximum building 
height of 30 feet above average building elevation. 

b. Conclusions:  
(1) The proposal is consistent with the criteria established in KZC 

Section 15.03.130; Density Dimensions Special Regulation 31. The 
proposal complies with Criterion A, B, and C.  

(2) The proposal complies with Criterion D as the increase in height 
is not incompatible with surrounding uses or improvements given 
distance from neighboring residences, height and design of 
existing school building, and minor nature of the height increase.  

3. Parking 
a. Facts: 

(1) KZC Section 15.40.130 does not establish a required parking ratio 
for school uses. Instead, it defers to KZC Section 105.25, which 
authorizes the Planning Official to establish required parking on a 
case-by-case basis. 

(2) The City’s Transportation Engineer has concluded that the 
required parking ratio should be 0.10 parking spaces per student 
(see Attachment 6). Based on the maximum capacity of 683 
students, the required number of parking stalls is 69 stalls. 
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(3) The site currently contains 66 parking stalls. 
b. Conclusion: As part of the building permit application, the applicant 

should submit plans to install 3 onsite parking stalls. 
4.  Site Lighting 

a. Facts: KZC Section 115.85 requires that the applicant use energy efficient 
light sources, comply with the Washington Energy Code with respect to 
the selection and regulation of light sources, and select, place, and direct 
light sources both directable and nondirectable so that glare produced by 
any light source, to the maximum extent possible, does not extend to 
adjacent properties or to the right-of-way.  The current submittal does 
not contain a detailed lighting plan that would show the location, height, 
fixture type, and wattage of proposed lights.  

b. Conclusion: As part of its building permit application, the applicant should 
provide a lighting plan showing the location, height, fixture type and 
wattage of all proposed exterior lights. The lighting plan shall be 
consistent with the requirements in KZC Section 115.85. 

5. Natural Features- Significant Landscaping 
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 trees with a moderate retention value to the extent 
feasible and those with high retention value to the maximum 
extent possible. 

(2) The applicant has submitted an arborist report prepared by a 
certified arborist (see Attachment 7) and a tree retention plan (see 
Attachment 2, Sheet MP-L4.00). 

(3) Tree removal is concentrated in the interior of the site including 
removal around the northern portion of the existing building. 

b. Conclusion: As part of building permit application, the applicant should 
submit a final tree retention plan. 

H. COMPREHENSIVE PLAN 
1. Fact:  The subject property is located within the Bridle Trails neighborhood.  The 

Bridle Trails Neighborhood Land Use Map designates the subject property as a 
public facility use (see Attachment 8).    

2. Conclusion: The proposal is consistent with the public facility use designation. 
I. DEVELOPMENT STANDARDS 

1. Fact:  Additional comments and requirements placed on the project are found on 
the Development Standards, Attachment 3. 

2. Conclusion:  The applicant should follow the requirements set forth in Attachment 
3. 

III. 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. CHALLENGES AND JUDICIAL REVIEW 
The following is a summary of the deadlines and procedures for challenges.  Any person wishing 
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to file or respond to a challenge should contact the Planning Department for further procedural 
information. 
A. CHALLENGE 

Section 152.85 of the Zoning Code allows the Hearing Examiner's recommendation to 
be challenged by the applicant or any person who submitted written or oral comments 
or testimony to the Hearing Examiner.  A party who signed a petition may not challenge 
unless such party also submitted independent written comments or information.  The 
challenge must be in writing and must be delivered, along with any fees set by ordinance, 
to the Planning Department by 5:00 p.m., seven (7) calendar days following distribution 
of the Hearing Examiner's written recommendation on the application.  Within this same 
time period, the person making the challenge must also mail or personally deliver to the 
applicant and all other people who submitted comments or testimony to the Hearing 
Examiner, a copy of the challenge together with notice of the deadline and procedures 
for responding to the challenge. 
Any response to the challenge must be delivered to the Planning Department within 
seven (7) calendar days after the challenge letter was filed with the Planning 
Department.  Within the same time period, the person making the response must deliver 
a copy of the response to the applicant and all other people who submitted comments 
or testimony to the Hearing Examiner. 
Proof of such mail or personal delivery must be made by affidavit, available from the 
Planning Department.  The affidavit must be attached to the challenge and response 
letters, and delivered to the Planning Department. The challenge will be considered by 
the City Council at the time it acts upon the recommendation of the Hearing Examiner. 

B. JUDICIAL REVIEW 
Section 152.110 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 twenty-one (21) calendar days of the issuance of the final land use 
decision by the City. 

V. LAPSE OF APPROVAL  

Under KZC 152.115 of the Zoning Code, the applicant must begin construction or submit to 
the City a complete building permit application for the development activity, use of land or 
other actions approved under this chapter within five (5) years after the final approval of the 
City of Kirkland on the matter, or the decision becomes void; provided, however, that in the 
event judicial review is initiated per KZC, KZC 152.110, the running of the five (5) 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. 

The applicant must substantially complete construction for the development activity, use of 
land, or other actions approved under this chapter and complete the applicable conditions 
listed on the notice of decision within seven (7) years after the final approval on the matter, 
or the decision becomes void.  

VI. APPENDICES 

Attachments 1 through 8 are attached. 
1. Vicinity Map 
2. Proposed Plans 
3. Development Standards 
4. SEPA Determination and Environmental Checklist 

8



 Ben Franklin Master Plan Amendment 
 File No.  ZON19-00741 
 Page 9 

5. Concurrency Test Memo 
6. Transportation Review Memo 
7. Arborist Report 
8. Bridle Trails Comprehensive Plan Map 

VII. PARTIES OF RECORD 

Applicant 
Planning and Building Department 
Department of Public Works 

 
A written recommendation will be issued by the Hearing Examiner within eight calendar days of 
the date of the open record hearing. 

9



10



Ë

BEN FRANKLIN ELEMENTARY
MASTER PLAN AMENDMENT
ZON19-00741

Subject Property

ZON19-00741
ATTACHMENT 1

11

NE 65THLN 

jg'r--'-'----'---...&..---,---~ 
r------1w 

~ 
r---...... .._---L __ ..J.. ___ _; t-,. . ...,. ______ ....., ____ --f 

ST ~ 

ST 

T 

w 
z 
w 
~ 
0 
Cl:'. 
C') 
N 

w 
z 
w 
~ 
0 
Cl:'. 
C') 
N 

r---NE•65ifoH•Sifo--------i 

w 
z 
w 
~ 
I 
I-
'° N 

NE 59TH ST 



12



ZON19-00741
ATTACHMENT 2

13

BENJAMIN FRANKLIN ELEMENTARY ADDITION -
CLASSROOM ADDITION 
LAKE WASHINGTON SCHOOL DISTRICT 
12434 NE 60th St, Kirkland, WA 98033, Kirkland 

MASTER PLAN 
20 DECEMBER 2019 

mahlum 

Ul1-M0t'Tl~110) 
"0•Hl.i"'IO O• tU" 
no11 n • 'OU OUK I 
<Hltll •••• IA.O 

~ lJke wasllingtoo 
-SchoolllistllCI 

LAKE WASHll+GTOH SCHOOl 
DISTRICT 

BENJAMIN FRANKLIN 
ELEMENTARY ADOITIQN ­
Cl.ASSROOM ADOITION 

=ElmlSI.Klr!darlCI.WA98033. 

201119l'll 

MP-G-001 



ZON19-00741
ATTACHMENT 2

14

ABBREVIATIONS 

MRI -.IC\llED 

-

~ :![m 

-·-TOM T0POF""80NIIV - ---~= 
W ¥IOT,...,.,WA9HSR 

Wtl W0Clll,WOCIDDDOR 

WII WU.TlilRRESlllTAN'T, 

WIii WU.TH[RIIESISTM&tMCJI 

SYMBOLS 

~==: ... ROOMNAAE& NUMBER , .. -----usm) m,SF)-PflOGIW,l~(WHEREUSEO) 

~AME" 
'------··-

k---:::'~-

EXTERIOR ELEVATION• 
"""'"-

EXTERlORELEVATION ­

""" 

r----------------i ~ 
PATTERNS ..,..,.,, 

~ _, E8888:i --=--
~ [,,.,<;c[ ~ ~ •c~--

~ - ~•c~-~• 
~-~ 1.\/i•,;,m -
""··"'•'-1 ~- cs;J ~ 
1111!11111!1111 =m•-~ ~ -="­
t'li:'i&'i?J =m•-•rr ~---
1111111111 -~-... ~U\<H --•~-
~ ---

"'" WllSHINGTON 

VICINITY MAP 

l 

~=•-~ 

[i'!]---~-
---G!llll-::;::~··~ 
--ffij-•.,~---~ 

--{iiD-U!lEMBLY1YPE 

I I EB 
I 

GENERAL NOTES 
1. -OllmCOOIPLY"'1TH'1'1'1.ICMUCODfS-ORDi,wu.s1t1FORa:ATD,iEOF 

fll.lLDIIOPERt.lTl!i$ll.lNI;£. 

Z.ll'AO,UNOCAST .... 0.,.0COMPI.YWITlt AIJ. APPIJCA8U:-SOFTHE 
CCNSTIU:TIONDOCUWr.'TSFOltlltEPAOJECT 

:I. UNLESSOlHRWl!IEOIOTCD,"'-"'OIMCNSIOl<S-AAE: 
• ATlfTDUOIIPAIITITKINl;TOl'H'FN:E.OFSTIID 
• AT-NScTOIJllcCEl<IEIU<EOF~ 

.._Tco,;clVliORcr.ttr.TOTllEFN:£.OFCO,,CIET£0RCO,O 
ATDITTRIORW..U.S:TOTIETN:E.Of'S!Ul(TOTHE[l)(;[OF-..a) 
(n,THEfN:E.QffOll<(»,TJOIIW.t.1.1.) 

<.PU.a:DOOASNOTLOCATtol"OIMC"810MOlll'!NCSl)(INCHCllllOMTACEOF 
OD.IOMNl3PARTITIONTOHNCIEEDGEOFDDOR0P<NNII.PA'.MDE11' MN,_0.EAR 
,_FACEOF-P""""""OROTIIEROIISTRUCTIOHTOSTM<E ...... REOO,:OF 
DDOROPCHl"6,UNWISOTHEflWIS[f«IT8l.NCITT'VAACHTEC'T l' IIEQ!Jft0 
CI.EMWtCU-""'ltOTAY.........._ 

S. PIICMOEf'lRERESIIT#lfClOSl.lli:IIEE'TINGTIIEIRIUIIB,IElll'SO"TIECO'JERfll<G 
-Al/THOAITlESATAIJ.QAPSAAQINlffilrni,,_TIN(lOUCfS;PIP£S,COIIOlln.ETl:.A1 ...,_..,. .. m,..._,, ... W"-U.P-CllJN ... R.OOAl....,MXlFII. 

7.CON<:Eol.AIJ.F'l'<NCI.CONDUITS,DUCTaETCl>ISlOEWALJ..l~l«NEC:f:I.JHClSATAIJ. IIOCINSE>IDT-=---~-----• S'.<CEICftNTQmu::nl!E,ONLYPFINl3CONIM.ITIANCOOCT$Tl\lloTSfJMTltE 
.,.,.<CE .... YllEEXPO$Ell.l.OCA.1E!lll011NSTAI.IJ,.TIOl'l!'lTON,-EVl$191Lm'.o.N~ 
°"°"""lETO.,INM(ZE-WtO"'UISN<D~."-'l(HT£CTT0ftE\'IEWa.iOI' 
DAAlWIGSRJRD(fOS[[l..a:wJICM_E.£CTRIC,L,,W.,SINGITCNSPIIORTO 
F_TION..,.,HITAI.UITION 

I, COOIIDl!<ATE-wmt AU. -~CDITC"'8AHDPIICMDEAU.REQUIEl 
MEC:fW«ALN<D=-CDN.a:n0NIINCUDNGfllJIOUT11. 

t. 1/ffffVAU.DNNSIOl<S,DOSTING>l<DNEWCOll.>lmNSDN™EJOIIBErOIIE 
Pl'DlEEDINIIWITH™EWDAC. 

10.NOllfYTHEMCIJIEC'TOF""1-ESftOTm.\lolDNGORB£TWl'ENTI-IE 
COrmw:Tooc:u.lEMn.OWNEIH'RCMO€Dl!<FORW.TION.IIITECONDIOONI, 
MN<IHCTUIER--1"-0RCODEl,IEOUU TION .. ORRII..EIIOF 
.I.IIISOIC!1DNSHAVINOAIJIIIORIIYPRIORTOCOMNfNl%M8'TOF""1POlmO!IOFTI-IE 

11.TI-IEcotmW:T~IJECOM~MY..,.,WHATIS-ln'ONE II 
BNXNGN<F~Rmln'ALL 

11.P"'7o/lDeREPEl1TMl'Uo~NOTINDICATED .. TI-IEDAAWllfGSMR'l'Ylt£lle1™,l 
n£YDCOJIIAS IF-IMIU.LNOTAU.DC0JIIR[NC!SOFAF[AIURCNENOTEOI!< 

11.CCl:<IIULT-OFAU.IIIADCSFORAU.OPUtNOSANJftOOO>+OJII-SIJ,IS, 
WAU.S;ct:OOiCI.....CIIDOFSFORDUCTS,Plf'U,CONDISfl;~-EQUI-NI, 
AADIIEAPl ll'ZEONDl.OCATJDNIEFQIEPll(l(EEDIN(lwmtWQRJ<. 

1-<VDWVAU.IOJUG-OIMl'"810NS-ff)l'CIFl-,ll'tCU.CINGTllO.T 
....... 19tE>M(mEl!.PRl)RTI)-OltGMTH-

1lCOORDll<Alf.wmi..:t>wllC'l..oKICI.ECTMCAlCOt<1l!.<CTDflll'OAIX.<CTLOCAmNS, 
TYPESANIISIZEIOFACCES&OOCIR:IAEQUIIICDlrlTHEIIWORK.PROVIDOl..:x:£SSl'OA 
AU.COIOCUUOVM.YEll.~PEIICONTl¥IUl,FJ'fllOM'ER..-,EWml!CAL 
JlltCTIOtlllOlCU;,CTC.DAAWIHGl..,.YNOTSfJJWAU.IIEQUl!lfDACCESS"""8.I. 
INOICATCAEQUJCDNXEISDOOIISONTI-IECDOADHATIONDAAWIMGI-OlllAII 
-"IICHITTC1'5.lf'l'ROVAL-ur.,,TJDNSOF..:x:£SSOOCIR:l""°"TDINSTAI.UITIOII. 

16. PllCSD'IATMTRE.o.TAU.WOOOl!<OONTACTWITHCONaCTCCIRM.\SCIIRf...S 

1t. CO"i!RI.ICTAECISSESLOCATmWffllNFIAE ... Tf.ll"""'"'"""'T0"'"'NIAINIHE 
IC(JJIIElllle ... 11>'COFTltEPAATITICI!<. 

11_.,-......,..,,,0EQTf.CHIICAl.l_,,,...110N.ANJHAt--,us..,.Tf.RIAl1il 
DDCUNEf'IATIONWAS .... EPAAEillrlCOl<MT-"'TSTOTIIEO\Nll!R-NOTUl•JUTllli 
DHCIJONOFTHE...::Hlttr,THISDOCI.MENTATIONlll<CI.WIDINTI-IECONITIN,)T 
DDCUMENISAS,.,.il,OCOMM<>D,1.T1DNTQTHE"""""-

2G.REFE~TOoocu.:NTI-GCNEIW.LOCATIONIOFVISIBl.[EQUIPKNf,SIGNAI. 
DEVICU.81GN•<".ANJ0THEll ¥111111..EITBAOIINllll.TWITH-=e~= 

21.Sll<D"-1--ATDAAWNlNOTH(O!l16CICl~VPSIHIIIIAAII-EXAMPl£) 
ICFEIUICEIE.ATEDSP£CIFICATIONSECTIONSINTl£PROJECTw.MW..THEY--NOT 
MIN>BITO"""--TO---AU.ITEMSNEMllllED .. IOOPE 
W!l£1'HERCIRNOTASPECIFICATIOl'I-ISCIT~ 

'2. E>AIRJP•TCfftORIIEIN!lfALl.ct:UNOS&WAWIRENOYalFOR MSOWICAL""D 
B.BClllCAL-ONn£R.001!81B.OW-llOTHERAREASOfTKIIA.Dl'IO 
Bl"l'OIOO n£ AAEAll,OC,,IEO. 

Zl.l<OENBW.,-FlNISHEDFLOOAEllV•IIONI-TQAIJONWITltElCl611NOA,08'E) 
R.OORHE\IATIOl<S.TllER.OORELE\l•IIONI IIOCAIEOAAEN'PIIOlll..,.Tf..\lERlfYlflE 
WSTNl_,,--,,KOFI.OOREUVAIIONIAN0""-'-'911HE NEW•L.EVATIONIINIICATID ,. _ _ N(JIFl'IHEIJICKffl;TMEll'Dt',UmN8Elll;EmNG1/'1'.,,. 

PROJECT SCOPE NARRATIVE 

EllTIRIOR""'NIINO - AIER~NINQ 
IMEIIO,NOP ... NTIN30flXISl .. QOOEIIIORAIEII 

M.ffllNAl'!,OlatDOO - PAINIALI.EXISTlr«lEXTEIICIR 

COYBIED W>liYl•Yl(EAST) 
.... tlO, NO<XMREOW,u:NJ,.YllEJllllaEIINORIH 
Cl.AS8ROOMW:MON<OC£NTIW.CLMSIOJM-. 
..._,._ff:Pll(MD£CO'ffl'IEDW,u:NJ,.Y­
OONSTlf.lC1JCNT08EPAINTEIISTUlAWolc.tMIMETM. 

COYBIEllWAIJ(W.Y2\'WE51) 
IMEIIO,NOCCMIIEOW,u:NJ,.YIEJWEEllct:,111"'1. 
ClASSOOOl,IW.MON<OSOUTHCIMSAOOl,OWING 
AI.TaNATl!:PIIOYIDEooYEIDWALJ<WAY­
CONST1'JCTIONTOIE-TEOSTal-l,IIO"ElM. 

..,._,._TE0<.1,PIIOYIOECBUNl3rAMSATAU. 
ClASSIIOOMS(PIIOYOEl'IIICEPCICLASSIIOOI') 
..._,._T[(k.2:PIIOYIOE00NMONSCEIJNCFAN5 

IARIIO,OOSTNGllOUl'l&AEMAII 
... ,._TE: REPIAl1EXlm ... l(ll.ERS 

IMEIIO,E>JITINO""' I-TOR-t<S 
..,._,._TE:RlA.ACEEXISTl!<G AIRSCPAAATOR 

IMEtlO,EXISTNlEXl'-T~ICIWNS 
..,._,._TE:REPUCEEXIST:NQEXl'NISIONT-

IARIIO,El<ISTNGWATERHEATEJIIRE""'61 
AI.-TIOREPUCEElCllrT1'ClW,,TBlfEATEJII 

-tlO,NOOOMmrrn.oF11REXl!ITIN8~­
H.-ff: Pll(MD[<>D,1.SS'l'STEl,IFOROOS1IN6 

IMEIIO;NO"WNEl<TR'l' 'oUTlll.U 
A1..-n:: PlllYIDOSE<lHD-<>OOl!VE!n..._.AND 
ASSOCIATIDINl'lll:MMEl<T$/>SINOICATED 

SHEET INDEX 

MP-<l-a:12 9HEET1NDEX.PROJ..:-rl<FOINATION,-TJ0'8,IIY...a.L.E<lEN>. 
OEl<£Mll'CITES,PAO.ETDfl:ECTOAY 

,.P.Y.10180111CW>Y,.,.DTOl'OGIW'HIC8UO:IIEY10l'I 
,-P.Y.102ICAJIC:WIY....OTOl'OOIW'HIC8UO:IIEY20l'J 
,-P.Y..103 ll0UIO'R'l'""DTOP0G-SURYEY30l'3 

MP-1.•IJIO LANDKNl"lllll'PlNl·PH I 
MN.-2.JIO 1.MDSCAPEl'I..WTltJGPlNI-PHI 
,.....__,.00 I.NODSCAPEPI.NIB,GPlNI - PH I 
,.....__.JIO T!0£1!!RETI!,moHIVII 

.......,_,OM CMaR.lU.PU.NS-l01·,._ 
W,..,,.101-II CMalWl.PlNll-l01-B 
.......,_111:M CMaR.lU.PlAHS-l.02·,._ .......,_,<»a OYCR.lU.PlAHl-l.02-B 
MP_,.__ffl EXTER.ORB.£V,._T10NII-PKO.SEI 
MP-.<.-22 , EXTD'll0Rlll\/AT10NII-PIWIEI 

eao,ec;­
ADORESS: 

RELATED 
PERMITS: 

"'''""'° SUBMITTALS: 

"'"' ENGINEER 

MECHANICAL 
ENOINEER 

•="-"­
ENGINEER 

_.,.... 
ENGINEER 

PROJECT DATA 

=E60thSt,Kirklarid.WA9e033, 

0925059028{KlNGCOUNi't') 

PROJECT TEAM 

UKE WMIINGTON SCHOOl. OISTRICT 
1!J212NE95THSTREET 

=~:~atRO 
C-JSHEPHEROG!LWSO.ORG 

""'""' 71COLUMBIA.SUrTE400 

~:-.!mi~Ac:F~~E 
CONTACT: KAREN WOOD, PROJECT ARQirTECT 
KWOOD@MAHLUM.COM 

WTPARTNEAIII-IP 
9254THAVE 

;:.m:e~Ac:F~~E 
CONTACT: STEVE KELLY. VICE PRESIDENT 
STEVE.KELL Y@WTPARTNERSHIP.CO 

LYON LANDSCAPE AR(: lflECT$ 
1015PACIFICAVENUE,SUITE203 

i~1~3A~E 
CONT ACT: ERIC WIU.IAMS. PRINCIPAL 
ERIC@l.YONLACOM 

COIJGHLIN PORTER LUNDEEN 
'13PINESTREET,SUrTE300 

~:.me~Ac:F~~1 
CONTACT: KEITH KRUGER. ASSOC. PRINCIPAL 
KEITHKOCPLINC.COM 

COUGHLIN PORTER LUNDEEN 
,13PINESTREET,SUITE300 

~:.~:Ac:F~~1 
CONTACT: CHR!SOlN.6.1.L, P.E. 
CHRISDCIICPUNC.COM 

METRIXENGINEERS 
725 POWELL AVENUE SW, SUITE 100 

~~~~A~~E 
CONTACT: I.ELINDA 11:RRIN, ASSOC. PRINCIPAL 
t.ELINOAH@:MEXTRIXENO.COM 

8CEENGINEERS 
602112THST E,5UITE200 

;~~~.ts:'C:ncE 
CONTACT: MICHAELC02ART, PE 
MICHAELC02ART@BCEENGINEERS.COM 

SSA ACOUSTICS 
222E1RURIASTREET,SUrTE 100 

~:.~:AOFFICE 
CONTACT: BILL STEWART, MP 
BILLQSSAACOUSTlCS.COM 

mahlum 
oot, .. , .• ,st Olll(C 

tlCIII ... 1-401 IAO 

<S.01! n • .OU On K• 
lMltll• ·"''u.o 

:J Lake wastington 
- - Schoo( D~tllct 

UKEWASI-INGTOH SCHOOl 
DISTRICT 

BENJAMIN FIWl(LIN 
ELEMENT ARY AOOITION -
CLASSROOM ADOITION 

------'mah 

201PSOl 

A 8HEETINDEX,PR0JECT 
INFORMATION, .-a&AEVIATIONS. 
SYM80L I.EGE.ND, GENERAL 
NOTES, PROJECT DIRECTOft't' 
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UTORY, 1 0.MSIIOOMADDffDITO""fXISTINCl~ 
IT"OlfrEWEH'l~9CHOOLPROJECT~ 
OORElWOElO'N<SIOIIOl'TIONS;(JVM1DOIJJON'K> 
COllt.lONSREMIVATION.ORAQUIETD\HNI 

I..MIEWASHINClTOll9CHOOlDIST!\ICT 
1~~1•1111JJREET 
REDMOND.WA-., 

Tl£ WUT51•.2SFEETOFl11ESOU1H 1014.05FEET 
OFTHE80IJIHWESTQUAATEROFTHESOU7llE,lST 
QIJ,UITBtOFSECTl0N09,.._:>SNCRIH, 
fWOQE5EAIIT,W.M,, .. KINQCOUNTY,WASHo«l"TON; 

l'IIDPOISl11U..-11t1a1n -...HEJGHTATG'YM: N - 10-Mll'.NF.NIE. 
IOP OF 0.ASSIIOO'O.oDDITIOll;30"-•'Mll'.NF._.. 

_._ __ w 

_..,MKIE8ETI!ACII: !!IT 
NINMJMREMSETIIACI<: W 

Al SOUTHNl! ■'"lfll!ff~YMDj: 

3■'-'Ul'P!IOPOSED(IICIOW03E) 

Al--™-RTYUNE-Yatlll)) 

l:31'-¥PIIOPQ6EDATO\'IIAD011101< ..... , 
Al ...ar ,..c,_,-, LllfjSIDI! YMD~ 

/!11,0-PIIOl'OED(IICICIWIOE) 

Al'flal fflONAnl.lC(Klf YMOj: 

lll'-¥PR0POSEDATCLA99ft00MAD011101< 

ONl!PCDts'TRWISIGNWITHARCADfftBOAAD 
HAYINCln.E<:T!IOOC--llfGl8N.l.O'l'<£D 

REOUIRED..__ROF""""'°81'ACUNOT 
DEF .. ED .. DEVEI.OPNCH'I ITNDOADSFOR 
aEMe<TNIYSCOOOI.USla .. l'IESIDEl<TW.ZOIES 

ll<(lCIM)ES3"'1Al 

lnfNCLl.l'Elll"°"l 

-=;:-------==------
STIOUC'TURALCOVE- S!w.l.BE LM!liD TO 
-Ol' THE..,_~ 

EOITIIOITIWCTUIID(P9'2000PEIWITDOCLNENTS) 
8ULDf"GAAfA/IIT'EMEA ,, ...... ,.,...,,,. ... ~ 
EOITIICl_,.Alll.ll (F'ER200<PERNTOOCU.,ENT8) 
IIUI.Df'IGAAU./IIT'EAFEA 
J,IIOOSF / QZWSF • 0.91!'11 

IIUI.Df'IGAAEA/IITEAAEA 
1.2110ST/U2,532Sf'• 1R 

Gl'M.oDDl'IIOll(OPTOfl AI 
IIIILDl"CIAAfA/SU"E..,,,.... 
11,112DSF/""-""'SF•1R 

COllt.lONSAOOITIOH(OP110N8) 
8UI.Df'IGAAU./IIT'EIJIIU,, 
1,laSF/<l2.$32Sf' •O,o~ 

TOTN.LOfCOY£AAOl! .-A 
IIUI.Df'IGAAfAISnllAFEA _, .. ,_..,_u.n. 
TOTM. LOlCOIIEIWII! ·-• 
IIULOf"CIAAfAl&m!""""' ---,-•-11.!'% 

-. BELOCATEDTOPROVDECCNVENLNT,,.,SAFE 
ACCE811FORRE81DEH111,SlaflVICEV!'JICLES~ 

-.OAASMEANDR£CYa.JNORECEPTAa.DMUST BE 
ecREB<EDF_VIEW,._THEITTIEElAICl 
FROM~H'I-IIVAIKU> 
SCREENINCl e to:::I.OaO.Ra.T1£11CREEl<IN09HN.L. 
MCETOREl(C[El) THESTINDN!DS E9TABU81£D .. 
THEP\.8UCWO!IIISPRE-.-OYEDPINISAND 

MAXALLOWABLE :~~H-E:~: 
MAXAllOWABLE 

JU~!~ 
f;! BUILDING 

_ .._..jllll3lll!L __ _Jal....-lil....Q:.Jl.llfil__E!_J\I._JLJ-------'L---'-- ----'---4~...i,EL~if.~ 

(PIWEO (....S.O 

@ 'f!~~ST ELEVATION - MAXIMUM BUILDING HEIGHT DIAGRAM - MP 

r 

Ir--+---+ 

L 

' '/ 

i 
! 

! I 
' ' L ____ _ 

LAKE WASHINGTON SCHOOl 
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BENJAMIN FRANKLIN 
ELEMENTARY ADOITIQN ­
Cl.ASSROOM ADOITION 
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SITE NOTES .......... 
12434NE80IIISfflEET 
Kllkl.,VCl,WA~ 

PMCa.NO.: ..,,... ... --M 
~~ 
CITY/SIORK~O 
DEPARlt«NT IS Pl.,ll.alNG N«) CCWIUtllTY 1lE'onOP1811 
12'5THA~ 
KIRkl.AND,WAtleOJ.l-fllMI 
('42:1)587-JeOO 
FAX:(,US)S117-J2.l2 

""""" Cl.llR£Nlstl8ACKR£0UIREKNTS SUMCT TOSITE Pl.AN REYE'#, CURRENT SE18AC1<5 IIAY 
llffD!~lHOSE tl DTECTDUMIODC5HlM/C<»ISlllUCllONOf"[)(ISTINGll'RO\OIEN15. 

THE ISSUANCE or A CERlFlCATE «- OCC:UPANCT BY lHE C0\91NNG .aJRISlllCTIOM tlDICAlES 
1HAT51RUCllAICS ONTHISPROP£R1Y<Xllf'I..IED'llllHIIINI-SElBACKANDHDOlfT 
REQUIREMEN'ISF'OI.UNNJOONSlRUCTK»I. ...,,... 
THISSIJEN'f'EARSONtu.TIOMAI.FLOODtl-.....c:EMTEIIAl',OATEtlMI\Yll,199:1, 0IJMMUMTY 
~~~-N«llSSl1UAlEDINZ<H:"X",AREADE1IRMtlEOTOBEOUTSll€lHE 

HORIZONTALOA1Ult -~"' ....... ,._ 
S!!lr46'~EASPROOUC£DIIETIEEN0'TY0f"KIRIQ..AM) 
110N.WCNT IONUICIIS12NCl11, 

'ClmCALOAn.M: 
~~~ -9ft AS 9IOWN CQ,(TAINS ,22.t08 SQUARE FttT Cfl U971 ACRES, IIORE OR LESS. 

P~SPi\CECCUff: 
PARKINCSPACES TOlAI.S4 tla..LIOINGJ DIS1i131..EDPARKINC SPACES. -IIURIEO Ull.JllES ARE SHOWt AS IIOCA.lED ON R£0Jll)S MAPS FURtllSHEO BY 0llEIS AND 
~ MOE Possa.E BY FU.l\lllES l.OC4lED .. 1M[ FJELD. WE ,\SSUIIE MO UABUTY fOR 
T1£ACCI.W<CYOf'lttOSER£CIJftOS.FCIRlHEFll,\lloc,\TIONOfEIOSllNGUlUll[$1N1,1£1,.S 
CRlllCAI. lOl)(SIGN CONTACT THE UlUTYOMER/AGCNCY. 

'IUEOQM.NCAllONS/NUtCP'IICtllSCI.AIIIElt 

~OF"TOUNTH~ ~c::-~~=T~~~ ::TICMAN~eot.t~,.;I~ ~~~ 
OOUR'SIEOfllfS~,lfUctiOOUU,HA'IIEU~DUNE1;'111lHUtAOJ,,l,CEJfT 
RICHT'S-OF-W,.Y. TMEREF0R[, BAH DIES NOT ACCEPfRE!F'()MgMJTYFOR THE DIS1ENCE CF 
UNDEINllllJUMDTn.ECOMWUNICATIONS,11'111EROPT1CUm;M01#1£.MOTIODEPUBLICRECCIIII) 
IITHTHELOCALJURISlllCllON. ASAI.WAYS,CAL.l.1 - 800-424-5555BEF"ORECONSTRUCTION. 

TELEPHONE 

'"""" "" 1IS0071HA\OIUC 
SEAfll.£.WA Hltl 
(800)2«-1111 

THE 'ICST51 .. 25fEETOF THESOUlH 101 .. 00 f'EETOF lttE SOUlHWESTQUARl[ROF THE 
SOU1Hu.sTQUAR'IEROFSEC'l10N09,TU'ltlSHIP25 N0111tt,RANG£ 5u.sT,W,11.,l!IKl!IO 
COUNTl', WASHINCt(N; 

S.E. 1/4 SEC. 00, 1WP. 25 N., RGE. 05 E., W.M. 

ll11£11£PC11fl'IIUtllENC(: 
lllSSUR\O'WASCONDUCTDlACCORDINOTOTHEDCSCRIPllONSHO'M<I.FURMl!'HEDIYfllST 
~~~:"':.rEJl~-.l~~;i=..r~•O,t,TEDM,t,Y28,20l9. 

NOT£: USEUEl'ITS CRE,t,TED M RESCl!IOEO Af'l£R lttlS 04TE .lAE NOT SHO'MI OR NOTED ....... 
llll.Ell£PORTSCHEDUl.£1EXCIPTICf& 
ITEMSCIRCl.£0.lAESKMNONMM'. 

©EASDIENTMlREEMENTANOT!ElERMS,t,MO<XlNCIITIONSlttEN:OF: 

~I~-~~~:~~~~~~ 
~lttETERMSAHOPIIOYISIONSCONT ..... EOl!ITIEDOOJIOIT ENJTIW)"UCENSETOENTER 

"""""" 
R£COIIOm: oen:a:R00..1002 
RECOIIIJatONO.: 9Z1009U()2 

-SUN'l'Ofl'SMOTE: 111.ANl([f'" N,t,1\JRt. 

©£1dDl(Nl,l!ICUJ0UtGTERMSAHOPRO\OISIONS CCIIU ,...EOTIEROI: 

AECCIRbNCl~-:9312082081 
IN FA-OF: ROSEIILI.WAl[ROISlRICT 
f"OR: W,t,l[R"'-"'NSI.NDN'PURTDIAHC£S 

I.NC[WA991(.l(INSCHCICII.OISTIIICT 
AND: QTYOFIQRKLANO 
AECCIRbNCl~-:20ClfCle110003&2 

-SUINE'ICIR"S MOTE: AFF(ClS UICl9C#'E: TRaS ~ R.0.W. OF NE eDlH SlREET. 

I. CCINCOMITANTACREEMENTANOT!ElERMSANlCCINDITK»ISTH(R[Of: 

I.NCEWASRIGTCINSCHCICII.OIS1RICT 
AND: QTYOFIQRKLANO 
RECORONGINF'CIRWA-:~17DIIOJ8J 

ll!CClll(l(O: MtJ!Ctt04.2005 
R&'CIIIWIGINF'CIRWA-: ~ 
IN FA-OF: PUCETSCIUJ«:I ENERCl'.INC.,,t,W,t,SHINaTl)NCO!POR,t,fl(IN 
f"OR: El.£CTIIICANO/ORGI.S-SSIONANl/ORDISllllllUTIONSYS1EM 
-SUN'il:lA'SNClf[:t.UDIDtll.Jts!t"CINIEllMBISllli:OF~UllJTYAS ---10.lWl)-"ltAR MAINTENNICE,t,CREO,IDtt"ON-SITEL.V«)SCAPINGANO lttETEAWSAHOCOOTIONS 
lttER£()f: 

~ INF'CIRWA:~=~CICII.OIS~f414 

"5'JR'ta0fl'SMOTE:"IHISAOflEDll!NTISEXPIIIEll. 
0£/dDl(Nl.l!ICUJl)UtGTERMSAHOPIICIIIISICINSCCINT,...EOTIEROI: 

RECClli:l»IGltFORMA-: 2DOS0'190003l8 
IN FA-OF: Ql""rOFIQRKLANO. AWASHINQlCIN MI.IIICIPALCORPCIRA'l10N 
f"OR: PUII.JCPOl£STRIANANOAOCESS Et.sDIENT 

@Eo\SDENT,INQ.UOl!IGTERMSANlPR<MSJa<ISCCINTMIEOTHEREIN: 

RECORONGl~-:20000824(1(11514 
IN FA-Of! QTYOFIQRKLANO. AWASHING"JOI M\.IIICIPALCORPCIRA'l10N 
f"OR: WAlEIII.IIE£ASDIENT 

@Eo\SDENT,INQ.UOl!IGTERMSANll'RCMSIONSCCINTMIEOTHEREIN: 

RECORONGltFORMA-:200BG821001""8 
l!I FA-OF: Ol""rOFIQRKLANO. ,t,WA5HINQ10N MI.IIICIP"1.CORPCIRA'l10N 
f"OR: SNITAIIY SE'IIER 

Sl.lR','£YIJENTFICA- NO.: 

REQ!IUBINCIM"-"Ol;.O., 

SUR",l('l'Ofl'I ICOIIDl•W,,,,wr, 

TIE Mb mlllt u.t lDillllrlD ON .AN"• :IDtt. 

===~~~INC. tf.ATTIL"'-" tel02-3513 

4ll)l,]»).-jlU 

THEMOl'l:<IMn:l,"ll: IIIADtNII W::ill(,_,.Allmli...co:IICWtX 'IIITHQENERALI.Y 
~~Ml:'CYl'ltC'IICL ... WIXIIOO.O...,...wrt.EllttERDCPIICSS[I) 

STATEMENT~ TOPOGRAPHIC MAP ELEMENTS (WAC 332-130-145) 

2(l>)PIA'CIS£:F'EA991UTYANODE9Q<I 

2(e)CONTIIURSOUIICC::CONTOURSDERMDFROMOIRCCTFIEUl08SERVAll0NS 

2(1)CCIN1CUtACCUIAC'i'\ COIIPUESIIITHI.NTEDSTATESNAllCINN.MM' 
ACQJII.OC,- STANDNIOS (INllll OR CIICATER OF ...U. SUR'£'!' P<»ITS 0£a<ED ARE 
COll!ECT'IITIINHALF"OfONECG,ITOURl!llERY.tJ.l. 

=.!?~~AN~:~~~~...::, ~~PPORT 

~~=7~~==~~1 
~ ,~ ~DERGRCIUNO llll.JllES ARC SHO-..N BY OIE OR fllCH: OF 

1. SUll'o£YFIEUlOIISERVATIGNOFM-GSPR<XIUC[l)81' 
O.RECTUlLITYDC1ECllONWORK. 

: ~-r~:ri:?:l~:LMW P,P[S 

J(e) 5C0PESTA"IDIIENT, Ull.JTYIN't£5'11GAOONS ARC SUBJECTTOTHEUMITAllONS 
OFMX:t.lRAC'l"OFCON',Olll0NALUNDERGROUNDUTI..ITl'DC1ECTIONE01FMENT, 

=~~~KN~C::0~1!'!~':'5c:=u8~:' 
THECOFROIENSl'IENESSOFSAIOl!l\£STIGAll0NSARClHEJl£FOREI.MTEDlOTHE 
:'~SAl)TECHN<l.OOIESNID/ORTHEAVIJI.J.IIUl""rOFSUCHREOORDS 

=T~ ~~~~JC:~~~~ .. ~ 

~ VICINITY ~~! 

INC:CIIIPlLTEOONNECllCINSICICI.TEALACltOFRECOROSORCCINCtA.l.l,EfTOF 
PHYSICAI.EYIDENCEIIQ.lDNGOBSlRLICTEDUNESOFSHlltT."IHERERR: 
Mllll1IOIW..IN',£SIIIIAllONSUllUZINGOlttERTEOIMDLOOIES{CAMERAW0RK.. 
POT-tia.JHG,ETC..)MAYIEIICQUIRED. 

VERTICAL DATUM: NAVO 88 

VERTI CAL BENCHMARKS: 
PUISUMIT TO R.C.W. 19.22.0JO, ALWAYS ~ 8-1-1 AT lV<ST TWO DAYS IIEfORE 

"" .. SOURCE: 

Oil AREA ORI\IN 
1.BAN/RET AB.>.N DONED /RETIRED 

~ ASF'HALT (A5PH) 

o BOLI.Af!D(Bt.RD) 

-- ::N~:~ BC BU il.DiNG CORNER 

DBOTTOt,iOFSTRUCT\JRE 

~~ {[) CAT"CH B"SIN (CB) 

E:5l 
cc~;/.!<G ~~~TTE~TRUDED CURB/& OOTIIB 

CW/rJW/l<W CONCRETE/BFUCK/ASPHAI.TWAl..k 
CRW/MW/YIRW COHffiETE/BI.OCK/'1,(1()0 RETAINING WALL 

~~~K FENCl:(a.F) 

~ CE:NTERLINE/MONU"'ENT LJNE 
CS/MS/WS COHCRETE/MET-'L/WOOOSM.IRS 

C~ H/CP.o.RKINCSPAQ: 

DEC DEroJOOSTREE 
COC CENTEROF()jANNEL o~::;o ~1:W~T/ROOf DRAIN 

ECO El.£CTRICALCONDUIT 

El.£CTRICALHAl<IDHa...E/JJNCTIONB0X 

El.£CTRICAL I.I ETER 
EI..ECTRICALVAULT/TFIANSl'ORI.IER 

FOIJN0SUR\IEYUONUMEN T (ASN0TED) 

FlREHl"ORANT 

~:~RD~~C~NECTION (FOC) 

LEGEND 
FOl,IH FIBOI OPTIC l•V1NHC\.£ 
FOV FIBEROPTIC\fAULT 
FFE FINISH FLOCR El.E\IATION 
0 OASr,oAIN 

OV OAS VAULT 

Q,.,~'"'" 

,o, 
DESCRIPTION: 

LOCATION: 
ELEVATION: 

SOURCE: 
ID# 
DESCRIPTION: 

LOCATION: 
ELEVATION: 

0 i~ ~~:::~R;1JTJJTY POLE 

I::, SP STRAIN POLE 

OIR IC!l :~:~:~ ~;:;T~~~) 
M IV lfl'RIOATION V-"L\IE 
IL ~llllCTION LOOP (TR ... f"f"IC) 

IRONFENCE("'1F) 
r INLET (TlPE 2~0A) 

~0--------.! ~;T~~t:;~) 
v - LIGHTPOLE(IIOOO) 

LIGHT POLE (FIBERCI.ASS/COOC) 
<1------<> STRAINPOI..EYI/UGHT 

Q: LIGHT P(J.£ (DECORA'll\lQ 
LSCIIPE/PA LANDSCIIPE/PLANffR 

@if) r,,1,NH(J.£ 

0j" r,,1,11..BD~ (f'EDERAL/PFIIVATE) 
Q MW MONITOR~ 

OHP/OHC/OIH OVERHEAD P0'/1£R/CABLE/1IlEPHQ,IE 
Q!j0/0HB OVERflE"'DCUYWRE/BUS(TRa.l.[Y) 

PL',.S. ~~NOSPACE(S) 

It PROPERTYUNE(Pl) 

~ ~~~T~~o~~~c~~i"TIOO 
CP/DI/C!IP/vC CONCRETE/lRON/l,ICTAL/CU.Y(Pll'ET1'PES) 

PE1t ~~101;:£i;~a_~ER ~PE TYPES) 

PS~SS ~~~'l~:m AAY SEWi:R 

OTY OF KIRKLAND 
13 
2• BRASS CAP STAMPED 
•KING COUNTY SURVEY SECTIONS 8,9, 16-17• 
VICINITY OF 116TH AVE NE &: NE 60TH ST 
431.31' (HELD) 

OTY OF KIRKLAND 
11 
CONCRETE MONUMENT IN CASE 
W/ TACK IN LEAD 
VICINITY Of 132ND AVE NE & NE 60TH ST 
490.93' (PUBLISHED) 490.51 (MEASURED) 

~ 
PRIVATE CAT01BASIN 
PEDESTRIANPUSHE!UTTON(PPB) 

'f-<,o PEDESTRIAN SIO'IAL/PEDESTAL 
RE/PPT :~~";::-;T ELEVATION ,,, 
9 

RHOOOOCNORON 

~()Of EI.LVATION 
SCL~LHH SEATTLECITYUOHT HANOHOLE 

SER\'1CEDRAIN(STOFlr,o) 
SDCO/SSCO STOFlr,oORAIN/SAN ITARY SEWER 

'™"' STE"-"'LINE/vAI.ILT 

.t~ SANITAAYSIOESE..-ER(RECOOD) 

SIO>I/STREET NA~E SIGN 

TC/SL TRAl'l'lC CONTf!Ol/SlREtTUc:HTHANOHa_[ = TRAl'l'lC CONTROl CAlllNET(TRSCC) 

f TEMPORARTBENCHMARK(T8r,o) 

" 
=~~T (E!URIED) 

N 

1RAFFIC FLOYIDIREC110N 

~ ~-::~~CONDUIT (BURIED) 

~" UPPER LE\'EL BUII.OINGUNE 

WATER r,ol,IN 

WATERVAL\'E 

1 WAIERBLOWOfT \fAl.\'E 
WATER OIITE VALVE/CHAr,oBEJ! 

vo:o ~"~"~t,.;r;iEJ,INATIONOFIDIN>.NCE 

~ ~~F~g: ('IIFJ ~NYL FENCE (W) 
~o 

'"' COTTONWOOOTREE 

" FIR1REE 

I 
_J 

0 ~ 

~ 0 ; :r: 
0 * i Cl) 
(/) E-< 

i >- u ~ a: cl 
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'1 ' i' 
,~ L.-~ 
f"l-,/'_1 ::::::: i ~ •~: ~ur 

==;=.i-n,...,iJl ' 
..fj)_.., ! y; 11 ,......--

~ :;i~ i .. 
% 1/ ,1 

ii . t~!i t 11 .-,,/ 1 l 
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,: :!i ( , 1, 
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I •• : ~ 
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O 10 20 40 

~- I SCALE 1":20' 

Legend 

---- COIOCIIETE0.118 

~fll)Rf,1-Pft 

:~ ·••00 'rtlWQI/Ctl-
JC _ ~ ---". ---ILMLw. ~ ....,TU,.,.. .,, ·" ...,,...,.~-­
]E .. □ [ii] ..... TERVIU.T-

mahlum 

1111 ..wottt~l"Utll 1N 
♦-CMlln.lND Oll.'1Qt 

noi,n• .. n on1u 
tto11n•o,t11-ru 

J Lake was11ngton 
- Sct,oolllisU1C\ 

LAKE WASHr.GTON SCHOOi. 
msmcr 

BENJAMIN FRANKLIN 
ELEMENTARY ADDITION · 
CLASSROOM ADDITlON 

~2::!E600lSI.Klrklarod.WA98033, 

COUGHLIN~TULU~D11~ 

20DECE'-l!ER2019 

'""''"'" 
CJ8!Wl::OJ .., 

_!;? 

CIVIL SITE PLAN 

MP-C-001 
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[El .. □ [ii] WO.TERVqT.umR 

mahlum 

1111 ..W..O~l"Utll 1N 

"°"'' i.llll• Ofl•not 
ffOl!ll~ .. JI OH ICI 

- j Lake 'Nasllngton 
Sd!ool lllsUICl 

lJJ(f WASHNGTON SCHOOi. 
~STRICT 

BENJAMIN FRANKLIN 
ELEMENTARY ADDITION · 
CLASSROOM ADDITION 

~2::n~E 600l SI, Kh'klarod, WA 98033, 

COUGHUNf'OATlA.LU~DEE~ 

_, .. _ -

CIVIL SITE PLAN 

MP-C-002 
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SCALE: 1· ,, 20'..()" L.l'",ll • PH I 
0 LANDSCAPE SITE P' • ., 

~~;o~LAN LEGEND 

""" 
~ --·""0 
~ ORE.JOINT 

HYDROSEEDEDLAWN, TYP. 

GRAVELSURFACING,TYP, 

.t.SPIW..TPAVING,TYP 

1015 Paclfl ape Architects Ila Lyon Landsc 

.... Tacoma, w~ ~venue, Suite 203 

la 253-678-4173 8402 
Eric@LyonLA.com 

NOTES AND DESCRIPTION 

-ffit-:+~ -~=:= 
~ EX.DECIOUOUSTREETOBEREMOVED 2 TOTAL PROPOSED (COTTONWOODS) 

00 0 10' 20' 

GraptwcSct,1e: 1"•20'.(f'4fl 

m~hlum 

LaktWa~ton 
Sd1oGI O.Stnct 

~~~ASHINGTON SCHOOL 

:~IN FRANKLIN 
CLAS~~ ADDmON . 
CORE EXP~:C,~TION AND 

MP-L1.00 
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PLANT LEGEND 
laTY I BOTANICAL.NAME 

2 ACERGfffWA'FLAAIE' 

2 CERCISCNWJENSIS 

'-' l'Q.YSTlClfJMt.UITUM 

67 CCRIIUSSERICEA'KEI.SE'IT 

GROUNOCOVER 

711 WEIGB.AFI.ORD,\ 'EL~ 

SEED MO 

I COMMON NAME I SIZE&SPACING 

'E'CAI.MIN,W•11fHT, U~FORlol&FU.LYBIWIQIEOi'BC7,'ElfHT,818 

10'-12'HT, 3-8TEMMINl!ifJM 

18"-2l"IEIOIITANDSPRENJ,31!"0.C.SP.\CING 

15"-18'IEIGHTANOSPR&ll,38'0.C.SP.-.CING 

11'.lAU.ON,240.C.SPACING 

CD LANDSCAPE PLANTING PLAN· PH I 
SCALE: 1• " 10'-0" 00 GraptwcSct,le:1"•10'-0" 

mahlum 

1JHlfW"'1n l ""'n1u 
POH1AIII I> 01 fJJ~ 
1Mllllh--<aU01'11(1 

1.aktWa~ton 
Sd1oGI O.Stnct 

LAKE WASHINGTON SCHOOL 
OISTRJCT 

BENJAMIN FRANKLIN 
ELEMENTARY ADDmON • 
CLASSROOM ADDITION AND 
CORE EXPANSION 

MP-L2.00 
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•I 

T 

PLAY 

caial£TiSV.lW.-U. - -t,--- --I 
RESlOll£0ASPKt.Ll 

0 lMl>SCAPE Sill:. PLAN · :Jt-1 I 
SCM.E. 1" • 10'-0-

CXlNCH{l( Ml, 
TO IWIUM: DlffltO Jlll[O 

!IUTOREDN.l'IM ~ 

.,..,.,.. .... ._. 
NG~TO~ 

Ila Lyon L~scap,B Archite,,~ts 
1015 Pacific Awnue. SUltfll 203 

m Tacofflll, WA 98402 
Z5)..87&-4173 -yontA.com 

GtNcRATOR 

TRANS ORN R 

m~hlum 
,,c...-..... 111..1'1,1•• 
IIAffll WflWII.I 
t itlttll flO,t! ,_,.,.1,..u111 
IH'"""'°'P l \\1111 1N 
...-.U,lll• Ofltllh 
.... !l .... fl 1111,r1 ,,..,) ..... 1,,., 

_ IJkeWastlnglon 
- SchoolOlstJICI 

Wllil1 4ttt .. .. 

MP-L3.00 
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I , , 
I, 

, I 

0 TREE RETENTION PLAN 
SCALE: 1" .. 40'-0" 

TREE RETENTION PLAN LEGEND 

!!::=rCONFERTREETOBEREMOVED, 

~:~DEOOIJOUSTREETOBEREMOVED, 

~.:~CONFERTREETOBEREWJN, 

~~:=rD:aOUOUSTREET0REMAtl, 

Ila Lyon Landscape Architects 
1015 Paci fic Avenue , Suite 203 mm Tacoma, WA 98402 
253-678-4173 
Eric@LyonLA.com 

6TOTN.PROPOSED 
(36',<46",40",12",'36',~"0BH)'PHASE I 

2TO'TN.PROP06ED(OOTTOIWOODS) 
(21r,32' DBH) 

1 REFERTOARBORISTREPORTFORM:lDITIONIJ.IN'aUAATION 
2, M.l.TREES &\EGE'IATIONOIJTSIOEOFUMITSOFWORl(TOREliWN 
3. PRESERVATION&IWN:'ENNICE'-GRl:Et.ENTSP\JRSIJA.NTTOK2C95.51f,IEREOUREOfORAI.LREMo\tlltlG 

TREESONTliESUIJEC'TPROPERTY 
4. REFERTOT!fETlilLESBEI.OWFORTREECREOITSOFEXlSTltlGSIGNIFlCAlfTTREESTOIIDMINNOT08E -

TREC:T0~~.33,1) 

~ " 
a " .... 18 ... " 

PARCEi.SiZE, Q2.5l29F 
TREECl{EDITREQIJ~ 'Z2.5l2143,5II0(1,\CltE)130•Z91TREEU'llraREQUREO 

TREECREDITSCl"TREESPROPOSEDT08EREMO',£D-PHI 
12'00NIFER 2TREECREDITS 
38"CONFER 1, 
40"CONIFER 16 
46"CONIFER 19 

72fuiN.ffiEei\ebm!l'ffOl'05EO fo 8EREMtmb 

38"COiF ER 1,mEECREDITS 
5e"CONFER 21 

llECIUANTITYANDSIZEOFTI-EEXISllNGTIEESTORENAINEXCEEDTHEN.MIEROFTREECREDITSNEEIEDTO 
MEETKCZREQUREMENTS 

Ill 
mP'""""'I•Ao:m,mN 
,.,_,_ov.t<'-"'ftNCING_...,WJl<T,...,-OUTaOC 

lY""ffl"!AICIDCAVATlON 

•~--Al.l,-i)WITH0UTIITE-­
NtDAPPROYALa<IETH0DS T0......:"""1""""""'­

Z.SE,£1W,1Cf.Of'IIOOTSIAA:QERTll',1l" .. _ 
REQUREl-,.._f_courm' 

•--•IIE<IIAIEDTO .. ST"-'-U"U' DRDEEl'B'I 

1.0PERo.T10N OFl£A,,.,,_l-"IO()A ITOQ(f'ILlflG 
OI ... TERIH.S ISNOT-TT!n 

Z.fllRF.-cEPIIO'JCC'OOH,c,.sURCS­
-"O,UOWCDAIFOU.OWS. 

AEJO:AVATlONll'l'IWIDDRYIIT'nHAN>OPERATH> 
_R ... V loE REQU0£0. 

B.U"fTTflEl,ICttf;OWOTlt.llONOTDl81\ftl!Qr€A 
_,All>hOA,.._QFZQNEB .. I.NlleTl!RIIED 

1.0PERll,TIOl<QFIVIV'rEOIJP~l'1AJ0'01\ 110Q(f'IUflG 
Ol'""'TEAW..ISNOT-TT!n 

:Z. lRENCHOIIGWITHIVlvYECIU ..... NTIIU.OWEOM 

I .UWI-WDTH. DONOTOISTURll20t€~ 
_,AIIMORMOIIEQFZQNECltll#<OISl\NIEO 

1.N"DEPTl<QFWOOl)C,.,,Ml.l.C>t 

:Z.3/<"T...:i<PLYWOOO!IIIEEnlORSTEe."'-'TU 

00 

mahlum 

1JHlfW"'1nl""'n1u 
POH1AIIIII- 01 fJJ~ 
1Mllllh--<aU01'11(1 

I.at Wa~ton 
SdloolO.Stnrt 

LAKE WASHINGTON SCHOOL 
DISTRICT 

BENJAMIN FRANKLIN 
ELEMENTARY ADDmON • 
CLASSROOM ADDITION AND 
CORE EXPANSION 

MP-L4.00 
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GENERAL SITE NOTES 

1. ■T£-TIONCONTAll€DHl:1£11.l~IUTNOTUWITl:DTO, DHCNSKNN,O 
l.0CAOOMOFEl<ISINl'11lLIIB,ISIWIEDOIITIE!J.JAVcYlrv«-YtlllCOOIP,lM'>, 
Do.lE0-1'HPAV,tolK-IIPR0VIOEOf0R-ATJJIIA.-UOM.V.IHE 
AROIITECTTMESNOICSPCNSIIIUTYFORITS...:cul.\CY, 

2. co,mw:T011S>WJ."EllfY1.0CAT10NOFAU.E>1S11"'3onrre. CAAES>IOUU>9E 
IAkO<TOAVOID°"""'6f:T00110,ST\A!...cEIXEXISTINGl/llUTO. 

•· ANISHGIWU.lROUl;DMal:INlStW..I.BE6° MIIIMIJOB(LOWRNISHR.OORB£\'ATI0N 
0R"'1T'TOMO•EXmUDll~MA'IEUAl..!l;LN.DII-=-

5.ll<USS0THl:RWISENOTCD,Dl..:NSIOMSONSITEPI.NIAAETOFACEOFWIEIS;OCTERIOII 
FACEOF-,:ONO""'-"""-TIONSANO ORIIU,U. 

LEGEND 

mahl um 

Ul1-M0t'Tl~110) 
"0•Hl.i"'IO O• tU" 
no11 n • 'OU OUKI 
<Hltll •••• IA.O 

~ lJke wasllingtoo 
- - SchoolllistllCI 

LAKE WASHINGTON SCHOOl 
DISTRICT 

BENJAMIN FRANKLIN 
ELEMENTARY ADOITIQN ­
Cl.ASSROOM ADOITION 

201BSQ] 

MP-A-100 
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CITY OF KIRKLAND 
Planning and Building Department 
123 5th Avenue, Kirkland, WA  98033  
425.587.3600 ~ www.kirklandwa.gov  

 
DEVELOPMENT STANDARDS LIST 

BEN FRANKLIN ELEMENTARY SCHOOL MASTER PLAN 
File: ZON19-00741 

 
ZONING CODE STANDARDS 
95.51.2.a  Required Landscaping.  All required landscaping shall be maintained throughout 
the life of the development. The applicant shall submit an agreement to the city to be recorded 
with King County which will perpetually maintain required landscaping. Prior to issuance of a 
certificate of occupancy, the proponent shall provide a final as-built landscape plan and an 
agreement to maintain and replace all landscaping that is required by the City. 
95.44  Parking Area Landscape Islands.  Landscape islands must be included in parking 
areas as provided in this section. 
95.45  Parking Area Landscape Buffers.  Applicant shall buffer all parking areas and 
driveways from the right-of-way and from adjacent property with a 5-foot wide strip as provided 
in this section. If located in a design district a low hedge or masonry or concrete wall may be 
approved as an alternative through design review. 
95.50  Tree Installation Standards. All supplemental trees to be planted shall conform to the 
Kirkland Plant List. All installation standards shall conform to Kirkland Zoning Code Section 95.45. 
95.52  Prohibited Vegetation.  Plants listed as prohibited in the Kirkland Plant List shall not 
be planted in the City. 
100.25  Sign Permits.  Separate sign permit(s) are required. In JBD and CBD cabinet signs are 
prohibited. 
105.18  Pedestrian Walkways.  All uses, except single family dwelling units and duplex 
structures, must provide pedestrian walkways designed to minimize walking distances from the 
building entrance to the right of way and adjacent transit facilities, pedestrian connections to 
adjacent properties, between primary entrances of all uses on the subject property, through 
parking lots and parking garages to building entrances.  Easements may be required.  In design 
districts through block pathways or other pedestrian improvements may be required. See also 
Plates 34 in Chapter 180. 
105.32  Bicycle Parking.  All uses, except single family dwelling units and duplex structures 
with 6 or more vehicle parking spaces must provide covered bicycle parking within 50 feet of an 
entrance to the building at a ratio of one bicycle space for each twelve motor vehicle parking 
spaces. Check with Planner to determine the number of bike racks required and location. 
105.18  Entrance Walkways.  All uses, except single family dwellings and duplex structures, 
must provide pedestrian walkways between the principal entrances to all businesses, uses, and/or 
buildings on the subject property. 
105.18  Overhead Weather Protection.  All uses, except single family dwellings, multifamily, 
and industrial uses, must provide overhead weather protection along any portion of the building, 
which is adjacent to a pedestrian walkway. 
105.18.2  Walkway Standards.  Pedestrian walkways must be at least 5’ wide; must be 
distinguishable from traffic lanes by pavement texture or elevation; must have adequate lighting 
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for security and safety.  Lights must be non-glare and mounted no more than 20’ above the 
ground. 
105.18.2  Overhead Weather Protection Standards.  Overhead weather protection must 
be provided along any portion of the building adjacent to a pedestrian walkway or sidewalk; over 
the primary exterior entrance to all buildings. May be composed of awnings, marquees, canopies 
or building overhangs; must cover at least 5’ of the width of the adjacent walkway; and must be 
at least 8 feet above the ground immediately below it. In design districts, translucent awnings 
may not be backlit; see section for the percent of property frontage or building facade.  
105.19  Public Pedestrian Walkways.  The height of solid (blocking visibility) fences along 
pedestrian pathways that are not directly adjacent a public or private street right-of-way shall be 
limited to 42 inches unless otherwise approved by the Planning or Public Works Directors.  All 
new building structures shall be setback a minimum of five feet from any pedestrian access right-
of-way, tract, or easement that is not directly adjacent a public or private street right-of-way. If 
in a design district, see section and Plate 34 for through block pathways standards. 
105.65  Compact Parking Stalls.  Up to 50% of the number of parking spaces may be 
designated for compact cars. 
105.60.2  Parking Area Driveways.  Driveways which are not driving aisles within a parking 
area shall be a minimum width of 20 feet. 
105.60.3  Wheelstops.  Parking areas must be constructed so that car wheels are kept at least 
2’ from pedestrian and landscape areas. 
105.60.4  Parking Lot Walkways.  All parking lots which contain more than 25 stalls must 
include pedestrian walkways through the parking lot to the main building entrance or a central 
location. Lots with more than 25,000 sq. ft. of paved area must provide pedestrian routes for 
every 3 aisles to the main entrance.  
105.77  Parking Area Curbing.  All parking areas and driveways, for uses other than detached 
dwelling units must be surrounded by a 6” high vertical concrete curb. 
110.60.5  Street Trees.  All trees planted in the right-of-way must be approved as to species 
by the City.  All trees must be two inches in diameter at the time of planting as measured using 
the standards of the American Association of Nurserymen with a canopy that starts at least six 
feet above finished grade and does not obstruct any adjoining sidewalks or driving lanes. 
115.25  Work Hours.  It is a violation of this Code to engage in any development activity or to 
operate any heavy equipment before 7:00 am. or after 8:00 pm Monday through Friday, or before 
9:00 am or after 6:00 pm Saturday.  No development activity or use of heavy equipment may 
occur on Sundays or on the following holidays:  New Year’s Day, Memorial Day, Independence 
Day, Labor Day, Thanksgiving, and Christmas Day.  The applicant will be required to comply with 
these regulations and any violation of this section will result in enforcement action, unless written 
permission is obtained from the Planning official. 
115.45  Garbage and Recycling Placement and Screening.  For uses other than detached 
dwelling units, duplexes, moorage facilities, parks, and construction sites, all garbage receptacles 
and dumpsters must be setback from property lines, located outside landscape buffers, and 
screened from view from the street, adjacent properties and pedestrian walkways or parks by a 
solid sight-obscuring enclosure. 
115.47  Service Bay Locations.  All uses, except single family dwellings and multifamily 
structures, must locate service bays away from pedestrian areas. If not feasible must screen from 
view. 
115.75.2  Fill Material.  All materials used as fill must be non-dissolving and non-decomposing.  
Fill material must not contain organic or inorganic material that would be detrimental to the water 
quality, or existing habitat, or create any other significant adverse impacts to the environment. 
115.90  Calculating Lot Coverage.  The total area of all structures and pavement and any 
other impervious surface on the subject property is limited to a maximum percentage of total lot 
area.  See the Use Zone charts for maximum lot coverage percentages allowed.  Section 115.90 
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lists exceptions to total lot coverage calculations See Section 115.90 for a more detailed 
explanation of these exceptions. 
115.95  Noise Standards.  The City of Kirkland adopts by reference the Maximum 
Environmental Noise Levels established pursuant to the Noise Control Act of 1974, RCW 70.107.  
See Chapter 173-60 WAC.  Any noise, which injures, endangers the comfort, repose, health or 
safety of persons, or in any way renders persons insecure in life, or in the use of property is a 
violation of this Code. 
115.115  Required Setback Yards. This section establishes what structures, improvements 
and activities may be within required setback yards as established for each use in each zone.  
115.115.3.p  HVAC and Similar Equipment:  These may be placed no closer than five feet 
of a side or rear property line, and shall not be located within a required front yard; provided, 
that HVAC equipment may be located in a storage shed approved pursuant to subsection (3)(m) 
of this section or a garage approved pursuant to subsection (3)(o)(2) of this section. All HVAC 
equipment shall be baffled, shielded, enclosed, or placed on the property in a manner that will 
ensure compliance with the noise provisions of KZC 115.95. 
115.115.5.c  Driveway Setbacks.  Vehicle parking areas for schools and day-care centers 
greater than 12 students shall have a minimum 20-foot setback from all property lines. 
115.120  Rooftop Appurtenance Screening.  New or replacement appurtenances on existing 
buildings shall be surrounded by a solid screening enclosure equal in height to the appurtenance. 
New construction shall screen rooftop appurtenances by incorporating them in to the roof form. 
115.135  Sight Distance at Intersection.  Areas around all intersections, including the 
entrance of driveways onto streets, must be kept clear of sight obstruction as described in this 
section. 
 
Prior to issuance of a grading or building permit: 
95.30(4)  Tree Protection Techniques.  A description and location of tree protection 
measures during construction for trees to be retained must be shown on demolition and grading 
plans.  
95.34  Tree Protection.  Prior to development activity or initiating tree removal on the site, 
vegetated areas and individual trees to be preserved shall be protected from potentially damaging 
activities. Protection measures for trees to be retained shall include (1) placing no construction 
material or equipment within the protected area of any tree to be retained; (2) providing a visible 
temporary protective chain link fence at least 6 feet in height around the protected area of 
retained trees or groups of trees until the Planning Official authorizes their removal; (3) installing 
visible signs spaced no further apart than 15 feet along the protective fence stating “Tree 
Protection Area, Entrance Prohibited” with the City code enforcement phone number; (4) 
prohibiting excavation or compaction of earth or other damaging activities within the barriers 
unless approved by the Planning Official and supervised by a qualified professional; and (5) 
ensuring that approved landscaping in a protected zone shall be done with light machinery or by 
hand.  
 
Prior to occupancy: 
95.51.2.a  Required Landscaping.  All required landscaping shall be maintained throughout 
the life of the development. The applicant shall submit an agreement to the city to be recorded 
with King County which will perpetually maintain required landscaping. Prior to issuance of a 
certificate of occupancy, the proponent shall provide a final as-built landscape plan and an 
agreement to maintain and replace all landscaping that is required by the City 
110.60.6  Mailboxes.  Mailboxes shall be installed in the development in a location approved 
by the Postal Service and the Planning Official.  The applicant shall, to the maximum extent 
possible, group mailboxes for units or uses in the development. 
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DEVELOPMENT STANDARDS
ZON19-00741

PUBLIC WORKS DEPARTMENT

PUBLIC WORKS CONDITIONS 

Permit #:  ZON19-00741

Project Name: Ben Franklin Elementary

Project Address: 12434 NE 60th ST

Date: 1/28/2020

Public Works Staff Contacts 

Jamie Ward, Development Engineer

Phone: 425-587-3809 / E-mail:   jward@kirklandwa.gov

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. 

2. This project will be subject to Public Works Permit and Connection Fees.  It is the applicant’s responsibility to 

contact the Public Works Department by phone or in person to determine the fees. The applicant should anticipate 

the following fees:

o Water, Sewer, and Surface Water Connection Fees *

o Side Sewer Inspection Fee *

o Septic Tank Abandonment Inspection Fee

o Water Meter Fee *

o Right-of-way Fee

o Review and Inspection Fee 

o Building Permits associated with this proposed project will be subject to the traffic, park, and school impact fees 

per Chapter 27 of the Kirkland Municipal Code.  The impact fees shall be paid prior to issuance of the Building 

Permit(s). Any existing buildings within this project which are demolished will receive a Traffic Impact Fee credit, Park 

Impact Fee Credit and School Impact Fee Credit.  This credit will be applied to the first Building Permits that are 

applied for within the project. The credit amount for each demolished building will be equal to the most currently 

adopted Fee schedule.  

* Fee to be paid with the issuance of a Building Permit.

3. All street and utility improvements shall be permitted by obtaining a Land Surface Modification (LSM) Permit, 

including the required LSM Checklist.  

4. Submittal of Building Permits within a subdivision prior to recording:

• Submittal and Issuance of a Building Permit with an existing legal building site prior to subdivision recording.

A. Submittal - A Building Permit can be submitted prior to recording of the subdivision for each existing legal 

building site in the subject subdivision if one the following is met:

\\SRV-EGOVAPP01\Reports\PCD Planning Conditions.rpt
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I. A complete Building Permit shall include all the required utility and street improvement engineering for the legal 

building site; or,

II. A separate complete LSM Permit has been applied for prior to or at the same time that Building Permit is applied 

for that includes all of the required utility and street improvement engineering. 

III. The Building Permit shall comply with applicable codes for that legal building site.

B. Issuance – The Building Permit will be reviewed and approved for issuance (the Building Department determines 

when the permit can be issued) by the Public Works Department if the following conditions are met:

I. The utility and street improvement engineering was reviewed with the Building Permit; or,

II. The LSM is approved before the Building Permit is issued; or,

III. The Development Engineer determines that the LSM review is substantially complete to allow the Building Permit 

issuance.  In this case the Development Engineer may opt to add special conditions to the new Building Permit 

related to utility and street improvement engineering that must be completed prior to final inspection of the Building.

5. Prior to submittal of a Building or Zoning Permit, the applicant must apply for a Concurrency Test Notice.  

Contact Thang Nguyen, Transportation Engineer, at 425-587-3869 for more information.  A separate Concurrency 

Permit will be created. 

6. After concurrency has passed, the project will receive a concurrency test notice that allows the applicant to 

proceed with all development permits.  A “Certificate of Concurrency” is established with a development or building 

permit. It will read as follows: CERTIFICATE OF CONCURRENCY:  This project has been reviewed and approved for 

water, sewer, and traffic concurrency.  Any water and sewer mitigating conditions are listed within the conditions 

below. Any traffic mitigating conditions will be found in an attached memorandum from the Public Works Traffic 

Engineering Analyst to the Planning Department Project Planner.  Upon issuance of this permit, this project shall 

have a valid Certificate of Concurrency and concurrency vesting until the permit expires. This condition shall 

constitute issuance of a Certificate of Concurrency pursuant to chapter 25.12 of the Kirkland Municipal Code.

7. 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 G-7, Engineering Plan Requirements.  This policy is contained in the Public 

Works Pre-Approved Plans and Policies manual.

8. 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.

9. 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).

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

11. The required tree plan shall include any significant tree in the public right-of-way along the property frontage.

Sanitary Sewer Conditions:

1. The existing sanitary sewer main in the right-of-way is adequate to serve the project.

2. Upgrade services as need to connect the new buildings to the onsite sewer. 

Water System Conditions:

1. The existing water main in the right-of-way is adequate to serve the project.

2. Upgrade services as need to connect new buildings to the existing on site water. 

3. See Fire Department conditions for fire flow requirements.
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Surface Water Conditions:

1. Provide temporary and permanent storm water control in accordance with the 2016 King County Surface Water 

Design Manual (KCSWDM) and the City of Kirkland Addendum (Policy D-10). 

• SEE POLICY D-10 for updated storm water design requirements.

2. To determine the drainage review level required, the target impervious surface area is the maximum allowable lot 

coverage area for the project, plus any offsite improved impervious areas. See Policies D-2 and D-3 in the Public 

Works Pre-Approved Plans for drainage review information, or contact Kirkland Surface Water staff at (425) 587-3800 

for assistance. The Kirkland Drainage Review Flow Chart is a helpful tool to determine a project’s drainage review 

level. Drainage review levels are summarized below:

•         Full Drainage Review

o Any non-single-family residential project that creates more than 2,000 sf of new and/or replaced impervious 

surface, or greater than 7,000 sf of land disturbing activity will trigger a Full Drainage Review.

o Single family residential projects that propose improvements greater than the Simplified thresholds explained 

above will be subject to a Full Drainage Review.

3. A preliminary drainage report (Technical Information Report) must be submitted with the subdivision application. 

This must include a downstream analysis for all projects (except for Basic and Simplified Drainage Review projects). 

Provide a level one off-site analysis per Core Requirement #2 of the KCSWDM. 

• For Simplified Drainage Review, use the Simplified TIR Submittal Template available on the City of Kirkland 

website. Navigate to the following webpage: 

“City of Kirkland Utilities > Storm & Surface Water > Development & Construction”

4. This project is in a Level 2 Flow Control Area, and is required to comply with core drainage requirements in the 

KCSWDM. Historic (forested) conditions shall be used as the pre-developed modeling condition for design of the 

stormwater detention system.

5. The project may qualify for an exception to detention if the target surfaces will generate no more than a 0.15 cfs 

increase in the historic (forested) conditions [Attention Preparer for Level 1 - existing site conditions] 100-year peak 

flow. The 15-minute time step must be used to perform the flow control analysis. Do not use the 1-hour time step. 

Approved hydrologic modeling programs are MGS Flood and WWHM 2012. 

6. Evaluate the feasibility and applicability of dispersion, infiltration, and other stormwater Low Impact Development 

(LID) Best Management Practices (BMPs) per the KCSWDM.  If feasible, stormwater LID BMPs are required to the 

maximum extent feasible. If LID BMPs are infeasible, pervious pavement cannot be used to reduce overall impervious 

lot coverage. The Private Maintenance Agreement will be recorded on all projects that construct a stormwater LID 

BMP or facility, per Policy D-7.

7. Soil information may be necessary for designing LID BMPs per the KCSWDM, and there are other reasons a soil 

report is necessary for a project (e.g., steep slopes, sensitive areas, etc.). Refer to Policy D-8 for details.

8. Special inspections may be required for LID BMPs on this project. Provide documentation of inspections by a 

licensed geotechnical professional that the BMP will function as designed.

9. If the project will create or replace more than 5,000 square feet of pollution generating impervious surface (PGIS), 

provide water quality treatment in accordance with the KCSWDM.  

10. Soil Amendment per Pre-Approved Plan E.12 is required for all landscaped areas. 

11. Provide storm drain connections where needed for new impervious areas and route to existing conveyance.  All 
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roof and drive way drainage must be tight-lined to the storm drain system or utilize low impact development 

techniques on-site.

12. If working within an existing ditch, the applicant is hereby given notice that the Army Corps of Engineers (COE) 

has asserted jurisdiction over upland ditches draining to streams.  Either an existing Nationwide COE permit or an 

Individual COE permit may be necessary for work within ditches, depending on the project activities.

Applicants should obtain the applicable COE permit; information about COE permits can be found at: U.S. Army 

Corps of Engineers, Seattle District Regulatory Branch 

http://www.usace.army.mil/Missions/CivilWorks/RegulatoryProgramandPermits.aspx

Specific questions can be directed to: Seattle District, Corps of Engineers, Regulatory Branch, CENWS-OD-RG, 

Post Office Box 3755, Seattle, WA 98124-3755, Phone: (206) 764-3495

13. A Hydraulic Project Approval (HPA) from WA State Department of Fish and Wildlife (WDFW) may be required for 

this project.  Contact Stewart Reinbold at WDFW at 425-313-5660 or  stewart.reinbold@dfw.wa.gov for determination, 

obtain an HPA if required, and submit a copy to COK. If an HPA is not required, the applicant will be required to 

provide written documentation from WDFW as verification. More information on HPAs can be found at the following 

website:  http://wdfw.wa.gov/licensing/hpa/

14. Construction Stormwater Pollution Prevention Plan (CSWPPP): 

• All proposed projects that will conduct construction activities onsite, or offsite must provide stormwater pollution 

prevention and spill controls to prevent, reduce, or eliminate the discharge of pollutants (including sediment) to onsite 

or adjacent stormwater systems or watercourses.  

• Refer to Core Requirement No. 5 in the KCSWDM and Policy D-12.

• Provide an erosion control report and plan with the Building or Land Surface Modification Permit application.  The 

plan shall be in accordance with the KCSWDM.

• Construction drainage control shall be maintained by the developer and will be subject to periodic inspections.  

During the period from May 1 and September 30, all denuded soils must be covered within 7 days; between October 

1 and April 30, all denuded soils must be covered within 12 hours.  Additional erosion control measures may be 

required based on site and weather conditions.  Exposed soils shall be stabilized at the end of the workday prior to a 

weekend, holiday, or predicted rain event.

15. If the project site is one acre or greater, the following conditions apply:

• The applicant is responsible to apply for a Construction Stormwater General Permit from Washington State 

Department of Ecology.  Provide the City with a copy of the Notice of Intent for the permit.  Permit Information can be 

found at the following website:   http://www.ecy.wa.gov/programs/wq/stormwater/construction/

o 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 PW Dept. pre-construction meeting with a completed SWPPP.

• Turbidity monitoring by the developer/contractor is required for any surface water leaving the site.

• A Stormwater Pollution Prevention and Spill (SWPPS) Plan must be kept on site during all phases of 

construction and shall address construction-related pollution generating activities.  Follow the guidelines in the 

Ecology Pollution Prevention Manual for plan preparation.

16. Since existing buildings are proposed to remain in this development, there are the following options to address 

the storm drainage from that house/lot:

a. Evaluate the proposed lot as new/replaced impervious at the required lot coverage as part of the subdivision TIR.

b. Remove the existing impervious from calculations as non-targeted surfaces.  If this method is taken, the existing 

impervious buildings cannot be redeveloped for 5 years from the final of the approved permit.  

Street and Pedestrian Improvement Conditions: 

1. The subject property abuts __128th Ave NE,  NE 95th St, and 130th Ave Ne.  These streets are Neighborhood 

Access and 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 
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be improved with the following: 

A. Remove and replace existing half-street improvements in substandard condition, this includes the replacement of 

any cracked or broken curb, gutter and sidewalk. 

B. Identify and protect trees with retention value in the right-of-way.

C. Coordinate improvements with planned Kirkland street projects, if any.

2. Access Requirements (KZC Chapter 105.10):

A. Existing access locations are adequate.

3. When three or more utility trench crossings occur within 150 lineal ft. of street length or where utility trenches 

parallel the street centerline, the street shall be overlaid with new asphalt or the existing asphalt shall be removed and 

replaced per the City of Kirkland Street Asphalt Overlay Policy R-7.  

• Existing streets with 4-inches or more of existing asphalt shall receive a 2-inch (minimum thickness) asphalt 

overlay.  Grinding of the existing asphalt to blend in the overlay will be required along all match lines.

• Existing streets with 3-inches or less of existing asphalt shall have the existing asphalt removed and replaced 

with an asphalt thickness equal or greater than the existing asphalt provided however that no asphalt shall be less 

than 2-inches thick and the subgrade shall be compacted to 95% density. 

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. Underground any new 

off-site transmission lines.

6. Zoning Code Section 110.60.7.b 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 _________ is not 

feasible at this time and the undergrounding of off-site/frontage transmission lines should be deferred with a Local 

Improvement District (LID) No Protest Agreement.  The final recorded subdivision document shall include the following 

note:

Local Improvement District (LID) Waiver Agreement.  Chapter 110.60.7.b of the Kirkland Zoning Code requires all 

overhead utility lines along the frontage of the subject property to be converted to underground unless the Public 

Works Director determines that it is infeasible to do so at the time of the subdivision recording.   If it is determined to 

be infeasible, then the property owner shall consent to the formation of a Local Improvement District, hereafter formed 

by the City or other property owners.  During review of this subdivision it was determined that it was infeasible to 

convert the overhead utility lines to underground along the frontage of this subdivision on (((street name))). Therefore, 

in consideration of deferring the requirement to underground the overhead utility lines at the time of the subdivision 

recording, the property owner and all future property owners of lots within this subdivision hereby consent to the 

formation of a Local Improvement District hereafter formed by the City or other property owners

7. New LED street lights may be required per Puget Sound Energy design and Public Works approval.  Contact the 

INTO Light Division at PSE for a lighting analysis.  If lighting is necessary, design must be submitted prior to 

issuance of a grading or building permit.  

Brynja Almazan - Account Sales Manager, Intolight, PUGET SOUND ENERGY 

Tel 253-395-6874 I Cell 206-604-3348 | Fax 425-462-3149

Email brynja.almazan@pse.com | Website: www.intolight.com

8. A striping plan for the street must be submitted with the building or grading permit.
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SEPA ENVIRONMENTAL CHECKLIST - BFE 
  

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

Instructions for applicants:  
 
This environmental checklist asks you to describe some basic information about your proposal. Please 
answer each question accurately and carefully, to the best of your knowledge.  You may need to consult 
with an agency specialist or private consultant for some questions.  You may use “not applicable” or 
"does not apply" only when you can explain why it does not apply and not when the answer is unknown.  
You may also attach or incorporate by reference additional studies reports.  Complete and accurate 
answers to these questions often avoid delays with the SEPA process as well as later in the decision-
making process. 
 
The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of 
time or on different parcels of land.  Attach any additional information that will help describe your proposal 
or its environmental effects. The agency to which you submit this checklist may ask you to explain your 
answers or provide additional information reasonably related to determining if there may be significant 
adverse impact. 

Instructions for Lead Agencies: 
 
Please adjust the format of this template as needed.  Additional information may be necessary to 
evaluate the existing environment, all interrelated aspects of the proposal and an analysis of adverse 
impacts.  The checklist is considered the first but not necessarily the only source of information needed to 
make an adequate threshold determination.  Once a threshold determination is made, the lead agency is 
responsible for the completeness and accuracy of the checklist and other supporting documents. 
 
Use of checklist for nonproject proposals:   
 
For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable 
parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D).  Please 
completely answer all questions that apply and note that the words "project," "applicant," and "property or 
site" should be read as "proposal," "proponent," and "affected geographic area," respectively. The lead 
agency may exclude (for non-projects) questions in Part B - Environmental Elements –that do not 
contribute meaningfully to the analysis of the proposal. 
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A.  Background  [HELP] 
 
 
1.  Name of proposed project, if applicable:  

 
Lake Washington School District Elementary School Addition – Benjamin Franklin  
Elementary School 

 
2.  Name of applicant:  

 
Lake Washington School District 

 
3.  Address and phone number of applicant and contact person:  
 

Brian Buck 
Director, Support Services 
Lake Washington School District 
bbuck@lwsd.org | 425.936.1102 

 
4.  Date checklist prepared: November 2019 
 
5.  Agency requesting checklist: Lake Washington School District 
 
6.  Proposed timing or schedule (including phasing, if applicable):  
 

Construction on Phase I to begin Summer 2020 and open to students for Fall 2021. 
Phase II scopes of work is projected to start construction in Summer 2021 and open 
to students for Fall 2022. See #11 for a description of Phase II. 

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

 
No. 

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

 
 Traffic Impact Analysis by TENW – scheduled to be completed 
 Site Topographic Survey  - Completed 
 Geotechnical Report – scheduled to be completed 

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

No 

ZON19-00741 
ATTACHMENT 4

43



 
 
SEPA Environmental checklist (WAC 197-11-960)  July 2016 Page 3 of 20 

 

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

 Master Plan Aproval (Process IIB)  
 DOE Construction Stormwater General Permit (CSWGP) 
 Washington State National Pollutant Discharge Elimination System (NPDES)  
 Sanitary and Storm 
 Demolition 
 Building/Grading/Mechanical/Plumbing 
 Fire Protection 
 Electrical 
 King County Health Department 

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

 
Phase I: 2-Story, (8) classroom addition to an existing 2-Story elementary school. 
Phase II: Gym addition or  Dining Commons addition to accommodate additional 
student capacity. 

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

 Address: 12434 NE 60TH ST, Kirkland, WA 98033 
 Parcel Number: 092505-9028 
 Legal Description: E 429.25 FT OF W 514.25 FT OF S 1014.06 FT OF SW 1/4 OF 

SE 1/4 LESS CO RD 
 Existing Use: Elementary School (no change) 
 Zone: RSX 35 

 
 
 
 
 
 
 

 
B.  Environmental Elements  [HELP] 
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1.  Earth  [help]  
 
a.  General description of the site:  
 
(circle one):  Flat, rolling, hilly, steep slopes, mountainous, other _____________  
 
 The project site consists of a rectangular-shaped parcel generally sloping towards 

the west. 
 The north area of the site consists of undeveloped forested area.  
 
b.  What is the steepest slope on the site (approximate percent slope)?  
 

The maximum slope is 30% slope (for 5’ in height) within the north, undeveloped 
forested area. 

 
c.  What general types of soils are found on the site (for example, clay, sand, gravel, peat,  

muck)?  If you know the classification of agricultural soils, specify them and note any 
agricultural land of long-term commercial significance and whether the proposal results in 
removing any of these soils.  
 
According to geological survey maps, soil conditions in the site vicinity are 
characterized by native Vashon glacial till mantling advanced outwash of gravels and 
sands and Alderwood gravelly sandy loam (AgC) on the north endeveloped area and 
Arents, Alderwood material (AmC) in the developed school area. 
 
Borings  conducted by AMEC  Earth & Environmental, Inc on 2003 verify there is fill 
material over native soils described as loose to medium-dense silty sand  with varying 
amounts of gravel. 

 
d.  Are there surface indications or history of unstable soils in the immediate vicinity?  If so,  

describe.  
 

The surface and fill soils are underlain by a thin layer of weathered glacial till soils. 
Past site grading activities filled in a swale that was present in the central to north-
central area of the site. No steep slopes have been characterized on site. In general, 
the undeveloped forested area of the site (which is characterized as Alderwood 
gravelly sandy loam) has 8-15 % slopes. A more complete analysis of soils stability 
will be conducted as part of a site-specific geotechnical exploration and report. 

 
 
 
e.  Describe the purpose, type, total area, and approximate quantities and total affected area of 

any filling, excavation, and grading proposed. Indicate source of fill.  
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Phase 1 
The purpose of this project is to develop two classroom additions and associated 
utility improvements on the northwest end of the school. Excavating and filling will be 
required for the project.  The quantities of earthwork and the areas affected will vary 
based upon the final scope selected. 
 
 Excavation – Approximately 1500 +/- CY 
 Fill --  Approximately 1000 CY  +/- CY 
 
Phase 2: 
The purpose of this project is to develop a Gym or Dining Commons Addition and 
associated utility improvements on the northeast end of the school. Excavating and 
filling will be required for the project.  The quantities of earthwork and the areas 
affected will vary based upon the final scope selected. 
 
 Excavation – Approximately 1600 +/- CY 
 Fill --  Approximately 700 +/- CY 

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

According to geological survey maps, the soil within the site area is rated as having a 
“moderate” erosion hazard. Geotech tests reveal that site fill soils and area 
moderately to highly sensitive to moisture content variations where as the native  
advance outswash soils and glacial till soils are moderately sensitive to moisture 
content variations. Appropriate Construction Best Management Practices (BMP’s)  will 
be implemented in accordance with the City of Kirkland permitting requirements.  

 
g.  About what percent of the site will be covered with impervious surfaces after project  

construction (for example, asphalt or buildings)?  
 
Phase 1: 
Approximately 6,000 sf of additional classrooms will be built with this project which 
bring the impervious percentage of the site to roughly 38% of the total site area.  
 
Phase 2: 
Approximately 8,000 sf of additional space will be built with this project which bring 
the impervious percentage of the site to roughly 39% of the total site area. 

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

Appropriate TESC measures as required by the City of Kirland will be implemented 
during construction. Site shall be stabilized after demolition phase and before 
construction starts. TESC measures to be used on site are: silt fence, catch basin 
protection, construction 

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

 
Project construction activities could generate dust from equipment operations, but 

these effects are anticipated to be temporary, minor and largely contained at and 
within a short distance from the proposed project site.  Construction equipment and 
vehicles will generate minor amounts of localized carbon monoxide and particulate 
emissions typical to gasoline and diesel combustion engines.  These emissions 
would only impact air quality and on a temporary basis.  

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

No offsite sources of emissions or odor have been identified that would affect the 
proposed project.  
 

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

Construction industry best management practices (BMPs) will be incorporated into 
construction plans and contractor specifications.  To reduce carbon monoxide and 
particulate emissions from gasoline and diesel engines, construction equipment will 
be well maintained and equipment will be turned off when not in use.   

  
3. Water  [help] 

 
 
a.  Surface Water: [help] 
 

1) Is there any surface water body on or in the immediate vicinity of the site (including 
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)?  If yes, describe 
type and provide names.  If appropriate, state what stream or river it flows into.  
 
No 
 

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

 No 
 
 
 

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

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

 No 
 
5) Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan.  

 
 No 
 

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

 
 No 
 
b.  Ground Water: [help] 
 

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

 
 No 
 

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

 
N/A 

  
c.  Water runoff (including stormwater): 
 

1)  Describe the source of runoff (including storm water) and method of collection 
and disposal, if any (include quantities, if known).  Where will this water flow?   
Will this water flow into other waters?  If so, describe.  
 
Phase 1: 
The storm runoff within the developing sub-basin of the site will be conveyed to an 
existing detention pipe system. 
Whereas the same area with similar impervious characteristics will be conveyed to 
a propose detention pipe system. A comprehensive storm drainage system will be 
installed in accordance to City ot Kirkland stormwater design standards. 
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Phase 2: 
The storm runoff will be via a rock-dispersion trench towards the native north end 
of the site. A comprehensive storm drainage system will be installed in accordance 
to City ot Kirkland stormwater design standards. 

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

No 
 
3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If 

so, describe.  
 
Current drainage patterns are maintained with this project.  

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

A comprehensive storm drainage system will be installed in accordance to City ot 
Kirkland stormwater design standards 

 
 
 
4.  Plants  [help]  
 
a. Check the types of vegetation found on the site: 

 
__x_deciduous tree:  alder, maple, aspen, other 
__x_evergreen tree:  fir, cedar, pine, other 
__x_shrubs 
__x_grass 
____pasture 
____crop or grain 
____ Orchards, vineyards or other permanent crops. 
____ wet soil plants:  cattail, buttercup, bullrush, skunk cabbage, other 
____water plants:  water lily, eelgrass, milfoil, other 
____other types of vegetation 
 
 

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

Minimal evergreen trees and shrubs 
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c.  List threatened and endangered species known to be on or near the site.  
 

N/A 
 
d.  Proposed landscaping, use of native plants, or other measures to preserve or enhance 

 vegetation on the site, if any:  
 

Native plantings to restore landscape edges, rain gardens and small shrubs and 
evergreen & deciduous trees 

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

N/A (possibly English ivy within or nearby site, but not within proposed scope of work 
 
 
5.  Animals  [help] 
 
a.  List any birds and other animals which have been observed on or near the site or are known 

to be on or near the site.                                                                                   
 
Robin, crows, other native birds of the region are likely present 

 
Examples include:   

 
 birds:  hawk, heron, eagle, songbirds, other:         
 mammals:  deer, bear, elk, beaver, other:         
 fish:  bass, salmon, trout, herring, shellfish, other ________ 
        
 
b. List any threatened and  endangered species known to be on or near the site.  
 

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

Not that we are aware of. 
 
d. Proposed measures to preserve or enhance wildlife, if any:  
 

N/A. Forested areas to be maintained outside of limits of work to allow wildlife to 
maintain its habitat.  

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

N/A 
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6.  Energy and Natural Resources  [help] 
 
a.  What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet 

the completed project's energy needs?  Describe whether it will be used for heating,  
manufacturing, etc.  

 
Natural gas will be used for heating. 

 
b.  Would your project affect the potential use of solar energy by adjacent properties?  

If so, generally describe.   
 

No. 
 
c.  What kinds of energy conservation features are included in the plans of this proposal? 

 List other proposed measures to reduce or control energy impacts, if any:  
 

Dedicated outside air units with 70% efficient heat recovery wheels will be used for 
ventilation.  Ceiling fans will be used in leiu of mechanical cooling. 

 
 
 
7.  Environmental Health   [help]  
 
a.  Are there any environmental health hazards, including exposure to toxic chemicals, risk 

of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?  
If so, describe. 
 
None that we are aware of.  

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

 
There is no known contamination from present or past uses. 
 

2) Describe existing hazardous chemicals/conditions that might affect project development 
and design. This includes underground hazardous liquid and gas transmission pipelines 
located within the project area and in the vicinity.  
 
No known hazardous chemicals or conditions. 
 

3)  Describe any toxic or hazardous chemicals that might be stored, used, or produced 
during the project's development or construction, or at any time during the operating 
life of the project.  
 
During demolition, if hazardous materials are found, these will be removed by 
certidied personal wearing appropriate personal protective equipment (PPE) 
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and all hazardous materials will be disposed of properly, in accordance with 
applicable Federal, State and local regulations. 
 

4) Describe special emergency services that might be required.  

There are no known special emergency services that might be required. 

5) Proposed measures to reduce or control environmental health hazards, if any:  
 
If found, all work involving the removal of asbestos will be done by a certified asbestos 
contractor utilizing WA State Department of Labor and Industries Division of 
Occupational Safety and Health (DOSH) certified asbestos supervisors and workers.  All 
materials will be removed according to DOSH and Puget Sound Clean Air Agency 
(PSCAA) and disposed at an approved landfill.  
 
All work involving the removal of PCB-containing light ballasts, and Hg-containing 
fluorescent light tubes will be done in accordance with DOSH and WA State Department 
of Ecology regulations and disposed/recycled at an approved facility. 

 
 
b. Noise   
 

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

 
None. 
 

2) What types and levels of noise would be created by or associated with the project on a  
short-term or a long-term basis (for example:  traffic, construction, operation, other)? Indi- 
cate what hours noise would come from the site. 
 
Vehicle and equipment operation during construction could cause noise impacts 
to nearby residents.  Construction hours and noise levels would comply with the  
City of Kirkland noise standards.  

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

 
Construction activities would be restricted to hours and levels designated by the 
City of Kirkland . Sound mitigation, including equipment mufflers will be used 
when available. 

 
 
8.  Land and Shoreline Use   [help]  
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a. What is the current use of the site and adjacent properties? Will the proposal affect current 
land uses on nearby or adjacent properties? If so, describe.  

 
The current use is an elementary school serving students from pre-kindergarten through 
grade 5 and a grass recreation field. Use will remain unchanged. Adjacent properties are 
single family homes on average size urban lots. 

 
b. Has the project site been used as working farmlands or working forest lands? If so, describe. 

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

   
 No.   
 

1) Will the proposal affect or be affected by surrounding working farm or forest land normal 
business operations, such as oversize equipment access, the application of pesticides, 
tilling, and harvesting? If so, how:  
 
No.  

c.  Describe any structures on the site.  
 
The main structure on the site is the existing Benjamin Franklin Elementary School, 3 
portable classrooms within the site, as well as a covered play area and playground 
equipment.  

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

Demolition will be kept at a minimum to connect the additional classrooms into the 
existing structure.  

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

 
Zone: RSX 35– low density residential 

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

 

The current comprehensive plan designation for the site and its surrounding areas is Single 
Family Residential Area. 

 

g.  If applicable, what is the current shoreline master program designation of the site?  
The project site is not within a shoreline jurisdiction.  

 
h.  Has any part of the site been classified as a critical area  by the city or county?  If so, specify.  
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No.  

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

 
Approximately 45 people would work at the school and 644 students would attend 
school at the completed project. There would be no one residing in the school or on 
the property.  

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

 
None.  

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

N/A 
 
L. Proposed measures to ensure the proposal is compatible with existing and projected land  

uses and plans, if any: 
 
 The project would obtain Master Plan Aproval from the City Kirkland Planning 

Department. 
 
m. Proposed measures to reduce or control impacts to agricultural and forest lands of long-term 

commercial significance, if any: 
 
N/A 

 
9.  Housing   [help] 
 
 
a.  Approximately how many units would be provided, if any?  Indicate whether high, mid- 

dle, or low-income housing.  

No housing units would be provided as part of the project.   

 
b.  Approximately how many units, if any, would be eliminated? Indicate whether high, 

middle, or low-income housing. 
 

No housing units would be eliminated. 
 
c.  Proposed measures to reduce or control housing impacts, if any:  

The project would not cause housing impacts; therefore, mitigation measures to control 
housing impacts are not proposed.   
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10.  Aesthetics   [help] 
 
a.  What is the tallest height of any proposed structure(s), not including antennas; what is 

the principal exterior building material(s) proposed?  
 
The new building height will be 30 ft from the average building elevation. Exterior 
materials will consist of masonry, fiber cement panel, metal panel and aluminum frame 
storefront. 

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

 
After completion of Phase I, a portion of the classroom addition will be visible from 
124th Ave NE. There will be no visible changes from the street after completion of 
Phase II. If the new gym is built in Phase II, it will be partially visible from the adjacent 
parcels along the eastern property line. 

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

 
Changes to views from the residences are unavoidable.  However, the school 
facilities will be designed to retain as much open space as possible on the site.  
Existing landscaping would be maintained to the extent possible and new 
landscaping would be incorporated to minimize aesthetic impacts.   

 
11.  Light and Glare  [help] 
 
 
a.  What type of light or glare will the proposal produce?  What time of day would it mainly 

occur?  
 
Interior and Exterior lighting for limited times after dark only 

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

 
The interior and exterior lighting which is most likely to be on after dark is provided 
to increase safety and security. Illumination is not expected to interfere with views. 

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

None anticipated. 

 

 
d.  Proposed measures to reduce or control light and glare impacts, if any:  
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There will be automatic timeclock control of lights during non-daylight hours and 
utilization of optically controlled light fixtures to direct the light where needed and 
incorporation of house side shields, full and semi cutoff optics to minimize light 
trespass. 

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

 
A grass play field and play equipment are presently located on the site as well as a 
covered play area.  

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

Yes. A portion of the existing play area will be displaced by the additions.  
 
c.  Proposed measures to reduce or control impacts on recreation, including recreation 

opportunities to be provided by the project or applicant, if any:  
 
Impact to existing play areas to be minimized  to extent possible. Supplemental play 
areas will be provided within the vicinity of the existing play area to the extent feasible. 

 
 
13.  Historic and cultural preservation   [help] 
 
 
a.  Are there any buildings, structures, or sites, located on or near the site that are over 45 years 

old listed in or eligible for listing in national, state, or local preservation registers ? If so, 
specifically describe.  
 
Not that we are aware of.  

 
b.  Are there any landmarks, features, or other evidence of Indian or historic use or occupation? 

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

 
No evidence has been recorded.  

 
c.  Describe the methods used to assess the potential impacts to cultural and historic resources 

on or near the project site. Examples include consultation with tribes and the department of 
archeology and historic preservation, archaeological surveys, historic maps, GIS data, etc.  
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Washington Information System for Architectural and Archaeological Records Data 
(WISAARD) website.  Historic maps and GIS data for the site will be reviewed.    

 
d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance 

to resources. Please include plans for the above and any permits that may be required.  
 

N/A 
 
 
14.  Transportation  [help] 
 
 
a.  Identify public streets and highways serving the site or affected geographic area and 

describe proposed access to the existing street system.  Show on site plans, if any.  
 

The adjacent public street is NE 60th Street.  Vehicular access to the school is currently 
provided via two driveways on NE 60th Street.  Vehicular access will remain the same 
with the proposed addition project.   

 
b.  Is the site or affected geographic  area currently served by public transit?  If so, generally 

describe.  If not, what is the approximate distance to the nearest transit stop? 
 

King County Metro Transit provides public transportation services in the project 
vicinity. A transit stop for route 889 is located less than 1/2 mile east of the school site 
at the intersection of NE 60th Street and 132nd Ave NE.  Additionally, the Houghton Park 
& Ride is located approximately 1 mile northwest of the site at 7024 116th Ave NE. 

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

have?  How many would the project or proposal eliminate?  
 

No additional parking spaces are proposed as part of the project.   
 
d.  Will the proposal require any new or improvements to existing roads, streets, pedestrian, 

bicycle or state transportation facilities, not including driveways? If so, generally describe 
(indicate whether public or private).  

 
No.   

  
e.  Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air 

transportation?  If so, generally describe.  
 

 No. 
 
f.  How many vehicular trips per day would be generated by the completed project or proposal? 

If known, indicate when peak volumes would occur and what percentage of the volume would 
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be trucks (such as commercial and nonpassenger vehicles). What data or transportation 
models were used to make these estimates?  

 
Based on a trip generation study conducted at the existing school, the proposed Ben 
Franklin Elementary School Addition (+184 students) is estimated to generate 359 new 
weekday daily trips (180 entering and 179 exiting). Peak volumes are expected to occur from 
approximately 8:30 to 9:30 AM and 3:30 to 4:30 PM.  Truck trips are expected to account for 
less than 2 percent of the total daily trips. 

 
g. Will the proposal interfere with, affect or be affected by the movement of agricultural and 

forest products on roads or streets in the area? If so, generally describe.  
 

No. 
 
h. Proposed measures to reduce or control transportation impacts, if any:  
 

The applicant will be required to pay transportation impact fees which will fund a portion of 
the City’s planned transportation improvements throughout the City of Kirkland. 

 
15.  Public Services  [help]  
 
a.  Would the project result in an increased need for public services (for example: fire protection, 

police protection, public transit, health care, schools, other)?  If so, generally describe.  

 

The project would not result in any increased need for public services.  The project will utilize 
the existing fire, medical and police protection currently provided to the existing school and 
surrounding neighborhood by the City Kirkland Police and Fire Department.   

 

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

 The school has been designed to meet requirements for vehicular emergency access 
onto the building site.  Monitored fire and security alarms will also be installed in the 
building. 

 
 
 
 
 
 
 
16.  Utilities   [help]  
 
a.   Circle utilities currently available at the site:  

electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic system,  
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other ___________ 
 
Gas, electric, telephone, water, refuse service, sanitary sewer, telephone, fiber optic 

 
d. Describe the utilities that are proposed for the project, the utility providing the service, 

and the general construction activities on the site or in the immediate vicinity which might 
be needed.  

 
Phase 1: 
Sewer main (provided by the City of Kirkland) will be re-routed around the addition 
and a new sewer stub will provide sewer service to the new sewer main. 
Water main (provided by the City of Kirkland) will be re-routed around the new 
addition. 

 
Phase 2: 
Water main (provided by the City of Kirkland) will be re-routed around the new 
addition. 

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

Name of signee __________________________________________________ 

Position and Agency/Organization ____________________________________ 

Date Submitted:  _____________ 

   
D.  Supplemental sheet for nonproject actions  [HELP] 
 
  
(IT IS NOT NECESSARY to use this sheet for project actions)  
 Because these questions are very general, it may be helpful to read them in conjunction  

with the list of the elements of the environment.  
 When answering these questions, be aware of the extent the proposal, or the types of  

activities likely to result from the proposal, would affect the item at a greater intensity or  
at a faster rate than if the proposal were not implemented.  Respond briefly and in 
general terms. 

  
1.  How would the proposal be likely to increase discharge to water; emissions to air; pro- 

duction, storage, or release of toxic or hazardous substances; or production of noise? 
 
 
 Proposed measures to avoid or reduce such increases are: 
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2.  How would the proposal be likely to affect plants, animals, fish, or marine life? 
 
 
 
 Proposed measures to protect or conserve plants, animals, fish, or marine life are: 
 
 
 
3.   How would the proposal be likely to deplete energy or natural resources? 
 
 
 Proposed measures to protect or conserve energy and natural resources are: 
 
 
 
4.  How would the proposal be likely to use or affect environmentally sensitive areas or  

areas designated (or eligible or under study) for governmental protection; such as parks,  
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or  
cultural sites, wetlands, floodplains, or prime farmlands? 

 
 
 
 Proposed measures to protect such resources or to avoid or reduce impacts are: 
 
 
 
 
 
 
5.  How would the proposal be likely to affect land and shoreline use, including whether it  

would allow or encourage land or shoreline uses incompatible with existing plans? 
 
 
 

Proposed measures to avoid or reduce shoreline and land use impacts are: 
 
 
 
 
6.  How would the proposal be likely to increase demands on transportation or public 

services and utilities? 
 
 
 
 Proposed measures to reduce or respond to such demand(s) are: 
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7.  Identify, if possible, whether the proposal may conflict with local, state, or federal laws or 

requirements for the protection of the environment.  
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CITY OF KIRKLAND 
Department of Public Works 
123 Fifth Avenue, Kirkland, WA  98033  425.587.3800 
www.kirklandwa.gov 

 
MEMORANDUM 
 
To: Planning Department 
 
From: Thang Nguyen, Transportation Engineer 
  
Date: October 28, 2019 
 
Subject: Ben Franklin Elementary Traffic Concurrency Test Notice,  
  Tran19-00599 
 
The purpose of this memo is to inform you that the proposed expansion of the Rose Hill 
Elementary School has passed traffic concurrency.   

 
Project Description 
The project site is located at 12434 NE 60th Street.  Currently, there are 499 students 
enrolled at the elementary school.  The proposed expansion would increase the student 
capacity by 184 students for a total of 683 students.  
 
Trip Generation 
Based on the ITE Trip Generation Manual 10th Edition, the proposed project will 
generate a new of 26 PM peak hour person trips.  Table 1 summarizes project 
development.   
 

Table 1.  Development Summary 
 Student 

Enrollment 
Vehicle Trips Person Trips 

  Daily AM Peak 
Hour 

PM Peak 
Hour 

PM Peak 
Hour 

Proposed 683 1,291 458 116 123 
Existing 499 943 334 85 90 
Net New 184 348 124 31 36 

 
 
 
This memo will serve as the concurrency test notice for the proposed project. Per 
Section 25.10.020 Procedures of the KMC (Kirkland Municipal Code), this Concurrency 
Test Notice will expire in one year (October 28, 2020) 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: 
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1. A complete SEPA checklist, traffic impact analysis (TIA) and all required 
documentation are submitted to the City within 90 calendar days of the concurrency 
test notice (January 26, 2020).     

 
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 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:  Energov Tran19-00599 
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CITY OF KIRKLAND 
Department of Public Works 
123 Fifth Avenue, Kirkland, WA  98033  425.587.3800 
www.kirklandwa.gov 

 
MEMORANDUM 
 
To: Tony Leavitt, Senior Planner 
  
From: Thang Nguyen, Transportation Engineer 
  
Date: February 5, 2020 
 
Subject: Ben Franklin Transportation Review, ZON19-00741 
 
This memorandum summarizes staff’s review of the transportation impact of the 
proposed expansion of Ben Franklin Elementary school. 
 
Staff Findings and Recommendations 
The proposed project will not create significant transportation impact.  The proposed 
parking supply is one space less than the calculated parking demand.  Public Works staff 
recommends approval of the proposed school expansion with the conditions of approval 
listed in the SEPA and Public Works Condition sections. 
 
SEPA Conditions 
The project’s transportation impacts will not trigger significant SEPA impact that would 
require specific off-site mitigation.   
 
Public Works Conditions 
The approval of the proposed expansion is based on the following conditions: 

• Pay transportation impact fee 
• Provide 69 parking spaces 

 
Project Description 
The previously approved school expansion provided capacity for 450 students.  The 
applicant proposed to expand the current school to include 8 additional classrooms to 
accommodate up to 184 new students.  The current student enrollment is 499 students; 
the addition will provide an enrollment capacity for 683 students (233 more students 
than what was approved previously). 
 
The additional classroom will add 6,580 square feet to the building. In addition, the 
expansion will include a new 1,800 square foot commons area.  The existing building is 
37,777 square feet.  The additions will add 8,380 square feet for a total of 46,157 
square feet. 
 
The proposed development is forecasted to generate a net new of 359 daily trips, 120 
net new 37 AM peak hour trip, 33 net new PM peak hour trips and 36 PM net new peak 

ZON19-00742 
ATTACHMENT 6

65



Memorandum to Tony Leavitt 
February 5, 2020 
Page 2 of 2 
 
 

D:\LWSD\Ben Franklin (ZON19-00741)\Ben Franklin transportation review.docx 

person trips.  Table 1 summarizes the trip generation for the project site.  The project is 
anticipated to be completed by 2023. 
 
 
 

Table 1.  Trip Generation Summary 
 Student 

Enrollment 
Vehicle Trips Person Trips 

  Daily AM Peak 
Hour 

PM Peak 
Hour 

PM Peak 
Hour 

Proposed 683 1332 444 137 123 
Existing 499 973 324 100 90 
Previously Approved Capacity 450 878 293 90 81 
Net New 184 359 120 37 33 
Net New Capacity 
(Proposed – Approved) 

233 454 151 47 42 

 
 
SEPA Impact 
Based on the daily, AM and PM peak hour trip generation, the project’s trips would not 
impact off-site intersection impact significantly to trigger SEPA mitigation.  All of the off-
site intersections are calculated to be impacted by less than 5% proportional share 
impact; therefore, the impacts will not trigger level of service mitigation.  
 
Parking 
There are 66 parking spaces at the school.  The proposed project will provide 68 parking 
spaces.  The current parking utilization rate for the school is 0.10 parking spaces per 
student.  The parking demand calculated in the TIA report is incorrect, it should be 
based on the net new capacity rather than the net new students based on enrollment 
during the parking survey.  The future capacity of 683 students will require 
approximately 69 (0.10 spaces per student x 683 students) parking spaces.  The 
proposed project will be short one parking space. 
 
Transportation Impact Fee 
Per City’s Ordinance 3685, Transportation Impact Fees are required for all developments 
and are calculated based on the most updated Transportation Impact Fee Schedule, 
January 1, 2020.  Transportation impact fees are used to construct transportation 
capacity improvements throughout the City to help the City maintain transportation 
concurrency.  The TIA report incorrectly calculated the transportation impact fee.  The 
impact fee should be based on the net new capacity rather than the net new students 
based on enrollment during the parking survey.  The calculated transportation impact 
fee for the proposed project is $78,437.12 (233 students x $336.64).  The final road 
impact fee will be determined at final building permit issuance. 
 
Cc: John Burkhalter, Development Manager 
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ARBORIST REPORT 
FOR 

Benjamin Franklin Elementary School 
12434 NE 60th St. 

Kirkland, WA 
 

 

 
 
 
 
 
 
 

January 27th, 2020 
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1. Introduction 

American Forest Management, Inc. was contacted by the Lake Washington School District, and was asked to 
compile an ‘Arborist Report’ for Benjamin Franklin Elementary School located within the City of Kirkland. 
 
The proposed re-development encompasses the highlighted portion of the attached site plan.  Our assignment is 
to prepare a written report on present tree conditions and evaluate tree impacts from the proposed re-
development. 
 
Based on the proposed plans dated 7/31/19, the majority of the trees on the site are unlikely to be negatively 
impacted by the proposed improvements. The main areas that will be impacted by development activity are 
trees 1 through 26 adjacent to the east property line, trees 53 through 59 located in the area of the existing 
portables, and trees 97 through 100 located west of the existing school building.  
 
Tree 17 will likely require removal to construct the gym addition. Trees 53, 54, and 55 will be impacted by the 
gym addition and may require removal depending on level of disturbance. Trees 97, 98, 99, and 100 will be 
impacted by the classroom addition and may require removal depending on the level of disturbance.  
 
Trees 105 and 48 are in poor condition and are nearly dead. These are not good long-term trees for the site and 
we recommend that they be removed.    
 
Trees 59 and 66 are black cottonwoods in fair condition located north of the existing school building. This 
species commonly shed large limbs and are not long-lived species. We do not believe these are good long-term 
trees for the site and we recommend actively managing the trees or consider removal and replacement with trees 
better suited to the site.  
 
We can provide more specific recommendations about tree retention and removal once more detailed site plans 
are available.  
 
This report encompasses all of the criteria set forth under the City of Kirkland’s tree regulations (Chapter 95 of 
the Kirkland Zoning Code).  The required minimum tree density for the 9.7 acre parcel (422,532 sq. ft.) is 291 
tree credits.  
 
Date of Field Examination:   January 15th & 20th, 2020 

2. Description 

One hundred and nine significant trees were identified and assessed on the property. These are comprised 
primarily of native species. Benjamin Franklin Elementary School is located on the south portion of the 
property, the north side is undeveloped and forested. 
 
A numbered aluminum tag was attached to the lower trunk of the subject trees. These numbers correspond with 
the numbers on the Tree Summary Table and copy of the attached Site Survey. 
 
No neighboring trees with drip lines overhanging the property were identified within the defined scope area. 

3. Methodology 

Each tree in this report was visited. Tree diameters were measured by tape.  The tree heights were measured 
using a digital clinometer.  Each tree was visually examined for defects and vigor.  The tree assessment 
procedure involves the examination of many factors: 
 

 The crown of the tree is examined for current vigor.  This is comprised of inspecting the crown 
(foliage, buds and branches) for color, density, form, and annual shoot growth, limb dieback and 
disease.  The percentage of live crown is estimated for coniferous species only and scored 
appropriately.   
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 The bole or main stem of the tree is inspected for decay, which includes cavities, wounds, fruiting 
bodies of decay (conks or mushrooms), seams, insects, bleeding, callus development, broken or dead 
tops, structural defects and unnatural leans.  Structural defects include crooks, forks with V-shaped 
crotches, multiple attachments, and excessive sweep.   

 
 The root collar and roots are inspected for the presence of decay, insects and/or damage, as well as if 

they have been injured, undermined or exposed, or original grade has been altered.   
 
 
Based on these factors a determination of condition is made.  The four condition categories are described below 
based on the species traits assessed: 
 
Excellent – free of structural defects, no disease or pest problems, no root issues, excellent structure/form with 
uniform crown or canopy, foliage of normal color and density, above average vigor, it will be wind firm if 
isolated, suitable for its location 
 
Good – free of significant structural defects, no disease concerns, minor pest issues, no significant root issues, 
good structure/form with uniform crown or canopy, foliage of normal color and density, average or normal 
vigor, will be wind firm if isolated or left as part of a grouping or grove of trees, suitable for its location 
 
Fair – minor structural defects not expected to contribute to a failure in near future, no disease concerns, 
moderate pest issues, no significant root issues, asymmetric or unbalanced crown or canopy, average or normal 
vigor, foliage of normal color, moderate foliage density, will be wind firm if left as part of a grouping or grove 
of trees, cannot be isolated, suitable for its location 
 
Poor – major structural defects expected to fail in near future, disease or significant pest concerns, decline due 
to old age, significant root issues, asymmetric or unbalanced crown or canopy, sparse or abnormally small 
foliage, poor vigor, not suitable for its location 
 
A ‘viable’ tree, as defined by the City of Kirkland is “A significant tree that a qualified professional has 
determined to be in good health, with a low risk of failure due to structural defects, is wind firm if isolated or 
remains as part of a grove, and is a species that is suitable for its location.” Trees considered ‘non-viable’ are 
trees that are in poor condition due to disease, age related decline, have significant decay issues and/or 
cumulative structural defects, which exacerbate failure potential.   

4. Observation and Discussion 

The forested areas of the subject property are primarily composed of native tree species. There is invasive 
Himalayan blackberry (Rubus armeniacus) throughout the forested areas of the property. Consider removing the 
invasive blackberry and infilling with native species.  
 
Of the 109 significant trees assessed, 82 were in good condition, 21 were in fair condition, and 6 were in poor 
condition. The extent of drip lines (farthest reaching branches) for the subject trees and neighboring trees 
potentially impacted by development can be found on the Tree Summary Table at the back of this report. Their 
approximate locations are shown on the attached site survey. These shall be referenced when evaluating the 
potential for successful tree retention.  Ideally, all future disturbance or impacts would be beyond the drip line 
radius of retained trees.   
 
The Trees 
The majority of the site trees are native species including Douglas-fir (Pseudotsuga menziesii), black 
cottonwood (Populus trichocarpa), western hemlock (Tsuga heterophylla), and western redcedar (Thuja 
plicata). Most of these trees were in good condition at the time of our assessment. There were no large areas of 
declining trees indicative of root disease.  
 
Trees number 1 through 26 are located adjacent to the east property line (photo 1). These trees will likely be 
impacted by the phase 2 gym addition and fire lane proposed for this area. These trees are in good health and 

ZON19-00742 
ATTACHMENT 7

70

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=860


demonstrate normal vigor. If development activity remains outside of the drip lines of these trees and tree 
protection measures are adhered to, these trees will likely have long and useful life expectancies. Tree number 
17 is a 53-inch DBH Douglas-fir that is conflicting with the gym addition (photo 3). This tree will require 
removal to construct the gym addition.  
 
Trees number 27 through 33 are located near the north property line. These trees are in good health condition 
and are unlikely to be impacted by the proposed improvements (photo 4).  
 
Trees number 34 through 66 form part of a forested grove in the interior area of the site (Photo 5). In this area, 
trees number 53 through 59 will likely be impacted by the proposed gym addition. Trees 53, 54, and 55 are 
mature Douglas-fir located north of the existing portables. These trees will require robust tree protection 
measures if they are retained. Tree number 55 is located approximately 4 feet north of the existing portable 
building. Roots extending south from this tree were cut in the past and likely have internal decay.  Consider 
using pneumatic or hydro excavation in the area north of the proposed gym addition at the excavation limits to 
evaluate the impacts to the root systems of the trees in this area. 
 
Tree number 48 is a 19-inch DBH Douglas-fir in poor condition. The tree is nearly dead and is recommended 
for removal.  
 
Trees number 59 and 66 are black cottonwoods located north of the existing school building (photo 8). Black 
cottonwood trees are not long-lived species and commonly drop limbs. These trees do not have high retention 
value. If retained, the trees should be assessed by a qualified arborist to determine the risk they present to 
surrounding targets. Based on the typical failure profile for this species we do not believe these are good long 
term trees for this site.  
 
Tree 60 has a shear crack that likely extends through the trunk. We observed cracks with fresh pitch on the east 
and the west side of the trunk at the base. This tree should not be isolated and we recommend reassessing the 
tree once development activity has been completed. If retained, this tree should be re-assessed following severe 
wind events.  
 
If possible, trees near the edges of the forested areas should be retained to provide wind protection to the 
interior trees.  
 
The frequency of failure for trees along a newly exposed forest edge is high for the first few years after clearing. 
This is due to exposure to wind in combination with poorly tapered trunks, low live crown ratios and small root 
systems. Live crown ratio is the ratio of the length of the live crown to the height of the tree, expressed as a 
percent. Trees growing in a forested environment are protected from the elements and do not need to develop 
large anchoring root systems.   
 
Tree number 67 is a 5 inch DBH cherry and 68 is a 6 inch DBH birch. These trees are located in the courtyard 
area near the existing school building and conflict with the proposed gym addition. These trees will likely 
require removal to construct the gym addition.  
 
Trees number 69, 96, 97, 98, 99, and 100 will likely be impacted by the phase 1 classroom addition on the west 
side of the existing school building (photo 11). These trees are mature Douglas-fir in good condition. Ideally, 
development activity would remain outside of the drip lines of these trees. Consider using pneumatic or hydro 
excavation in the area surrounding the proposed classroom addition at the excavation limits to evaluate the 
impacts to the root systems of the trees in this area. If any of these trees are removed, interior trees located north 
of this grouping should be assessed by a qualified arborist for windthrow potential.  
 
Trees 109 through 113 are located in the courtyard area. Trees 111, 112, and 113 have DBH’s under 6 inches 
and are not considered significant trees. These trees are included in the table but not in the total count of 
significant trees assessed. Based on the proposed plans these trees are unlikely to be negatively impacted by the 
proposed improvements.   
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The Limits of Disturbance (LOD) measurements can also be found on the tree summary table. This 
measurement is the distance from the trunk face that impacts might occur without compromising health or 
structural stability. The LOD measurements are based on species, age, condition, drip-line, prior improvements, 
proposed impacts and the anticipated cumulative impacts to the entire root zone.  These measurements shall be 
referenced when determining whether or not trees can be successfully retained. 
 
Initially, tree protection fencing shall be located beyond the drip-line edge of retained trees, and only moved 
back to the LOD when work is authorized and ready to commence.   
 
Once construction on the site is completed, tree protection fencing can be removed to allow for landscaping 
efforts. Finished landscaping work within the drip-lines of retained trees shall maintain existing grades and not 
disturb fine root mass at the ground surface. Finish landscape with mulch or new lawn on top of existing grade.  
Add no more than 2 to 4 inches of mulch or 2 inches of composted soil to establish new lawn.  Raising the 
grade more than a few inches will have adverse impacts on fine roots by cutting off oxygen.   

6. Tree Protection Measures 

The following general guidelines are recommended to ensure that the designated space set aside for the 
preserved trees are protected and construction impacts are kept to a minimum.   

1.  Tree protection fencing should be erected around retained trees and positioned just beyond the drip line edge 
prior to moving any heavy equipment on site.  Doing this will set clearing limits and avoid compaction of soils 
within root zones of retained trees. 
 
2.  Any existing infrastructure to be removed within the drip-lines or tree protection zones shall be removed by 
hand labor or the use of small equipment like a tracked mini-excavator.   
 
3.  Excavation limits should be laid out in paint on the ground to avoid over excavating. 
 
4.  Excavations within the drip-lines shall be monitored by a qualified tree professional so necessary precautions 
can be taken to decrease impacts to tree parts.  A qualified tree professional shall monitor excavations when 
work is required and allowed within the “limits of disturbance”. 
 
5.  To establish sub grade for foundations, curbs and pavement sections near the trees, soil should be removed 
parallel to the roots and not at 90 degree angles to avoid breaking and tearing roots that lead back to the trunk 
within the drip-line.  Any roots damaged during these excavations should be exposed to sound tissue and cut 
cleanly with a saw.  Cutting tools should be sterilized with alcohol. 
 
6.  Areas excavated within the drip-line of retained trees should be thoroughly irrigated weekly during dry 
periods. 
 
7.  Preparations for final landscaping shall be accomplished by hand within the drip-lines of retained trees.  
Large equipment shall be kept outside of the tree protection zones at all times.  Simply finish landscape within 
10 feet of retained trees with a 2 to 4 inch layer of organic mulch. 

7. Tree Density Calculation 

Lot Size – +/- 422,532 sq.ft. 
422,532 / 43,560 X 30 = 291 
Required Minimum Tree Density = 291 tree credits 
Tree Credits to be Retained = TBD 

7. Recommendations 

 Retain groves of trees where feasible to decrease the chance of windthrow. 
 Consider pneumatic or hydro excavation at the limits of excavation near retained trees. This will 

allow accurate assessment of the disturbance to the root systems of retained trees near proposed 
improvements and facilitate proper root cuts if necessary. 
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 Trees 48, 59, 66, and 105 are not good long term trees for the site. We recommend removal and 
replacement of these trees.  

 Retain mature healthy trees and the native understory vegetation where possible.  
 Remove the invasive blackberry and infill with native species.  
 Reassess the trees once development activity has finished or sooner if any changes in health or 

structural condition are observed.  
 Monitor tree 60 after severe storm events.  
 Adhere to all City of Kirkland Tree Protection Measures. Tree protection should be established prior 

to the initiation of site work and remain in place throughout all phases of development.  
 
There is no warranty suggested for any of the trees subject to this report.  Weather, latent tree conditions, and 

future man-caused activities could cause physiologic changes and deteriorating tree condition.  Over time, 

deteriorating tree conditions may appear and there may be conditions, which are not now visible which, could 

cause tree failure.  This report or the verbal comments made at the site in no way warrant the structural stability 

or long-term condition of any tree, but represent my opinion based on the observations made. 

Nearly all trees in any condition standing within reach of improvements or human use areas represent hazards 

that could lead to damage or injury. 

 

Please call if you have any questions or if we can be of further assistance. 

Sincerely, 

 

Michael Tomco 
Michael.Tomco@afmforest.com 
ISA Certified Arborist #PN-8432A 
ISA Tree Risk Assessment Qualified 
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Photos 

 
Photo 1. Facing north looking at the Douglas-fir trees located adjacent to the east property line.  

 
 
Photo 2. Facing north looking at tree 1. If possible, disturbance should not extend east of the 
existing rockery.  
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Photo 3. Facing north looking at the base of tree 17. This is a mature Douglas-fir tree in good 
condition that is conflicting with the proposed gym addition.  

 
 
Photo 4. Facing north looking at trees 27 through 33 located near the north property line.  

 
 
 

ZON19-00742 
ATTACHMENT 7

75



 
Photo 5. Facing south looking at the grove in the center portion of the site consisting of trees 34 
through 66.  

 
 
Photo 6. Facing south looking at trees 53, 54, 55 from right to left. Tree 55 is located 
approximately 4 feet from the existing portable and most likely had roots severed on the south 
side of the trunk. Impacts to these trees should remain within the current footprint of the existing 
portable buildings on site.  
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Photo 7. Showing the base of tree 55 north of the existing portable building.  

 
 
Photo 8. Facing west, yellow arrows indicate trees 59 and 66 (right to left) located south of the 
existing school building. These cottonwood trees do not have high retention value and if retained 
should be reassessed by a qualified arborist following development activity.  
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Photo 9. Facing northeast looking at tree 105 (yellow arrow) which is nearly dead and is 
recommended for removal.  

 
 
Photo 10. Facing north looking at trees 91 through 95. These are mature Douglas-fir trees in 
good condition that are unlikely to be impacted by the proposed improvements. Ideally, no 
development activity would take place within the drip line of the these trees.  
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Photo 11. Facing west looking at trees 97 through 100. These are Douglas-fir trees that will likely 
be impacted by the proposed classroom addition on the west side of the existing school building.  

 
 
Photo 12. Trees number 101, 102, and 103 from left to right. These black cottonwood trees 
should not be isolated and if retained should be reassessed by a qualified arborist following 
development activity.  
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Photo 13. Showing trees 109 through 113 located in the courtyard. Trees 111, 112, and 113 are 
under 6 inches DBH and are not considered significant trees. These trees are unlikely to be 
impacted by the proposed development activity.  
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Tree Summary Table American Forest Management, Inc.
For: Date:

Inspector: Benjamin Mark, Michael Tomco

Tag # Common Genus DBH (inches) Credits
Height 
(feet) Condition Viable Comments

N S E W
1 Black locust Robinia pseudacacia 21.5,25 (33) 13 35 24 23 10 24 Fair Yes Heavy pruning. West LOD is existing rockery wall. 
2 Douglas fir Pseudotsuga menziesii 12 2 29 12 12 12 12 / 12 Good Yes Planted hedge row. Located ~7' from the fence line. 
3 Douglas fir Pseudotsuga menziesii 10 1 27 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
4 Douglas fir Pseudotsuga menziesii 8 1 25 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
5 Douglas fir Pseudotsuga menziesii 10 1 26 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
6 Douglas fir Pseudotsuga menziesii 11 2 28 12 12 12 12 / 12 Good Yes Planted hedge row. Located ~7' from the fence line. 
7 Douglas fir Pseudotsuga menziesii 11 2 28 12 12 12 12 / 12 Good Yes Planted hedge row. Located ~7' from the fence line. 
8 Douglas fir Pseudotsuga menziesii 9 1 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
9 Douglas fir Pseudotsuga menziesii 10 1 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 

10 Douglas fir Pseudotsuga menziesii 12 2 30 12 12 12 12 / 12 Good Yes Planted hedge row. Located ~7' from the fence line. 
11 Douglas fir Pseudotsuga menziesii 10 1 28 11 11 11 11 / 11 Good Yes Planted hedge row. Located ~7' from the fence line. 
12 Douglas fir Pseudotsuga menziesii 12 2 29 12 12 12 12 / 12 Good Yes Planted hedge row. Located ~7' from the fence line. 
13 Douglas fir Pseudotsuga menziesii 10 1 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
14 Douglas fir Pseudotsuga menziesii 11 2 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
15 Douglas fir Pseudotsuga menziesii 11 2 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
16 Douglas fir Pseudotsuga menziesii 9 1 2 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
17 Douglas fir Pseudotsuga menziesii 53 21 90 21 27 21 28 Good Yes Forked top, dead branch hanging in canopy. Building 15’ west. 
18 Douglas fir Pseudotsuga menziesii 10 1 27 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
19 Douglas fir Pseudotsuga menziesii 9 1 25 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
20 Douglas fir Pseudotsuga menziesii 10 1 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
21 Douglas fir Pseudotsuga menziesii 10 1 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
22 Douglas fir Pseudotsuga menziesii 10 1 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
23 Douglas fir Pseudotsuga menziesii 10 1 28 10 10 10 10 / 10 Good Yes Planted hedge row. Located ~7' from the fence line. 
24 Scoulers willow Salix scoularana 6,6,4 (9.4) 1 23 10 10 10 10 / 10 Fair Yes
25 Red alder Alnus rubra 6 1 23 8 8 8 8 / 8 Good Yes Blackberry at base, not tagged. 
26 Pin oak Quercis paulustris 8 1 30 14 14 14 14 / 14 Good Yes
27 Douglas fir Pseudotsuga menziesii 42 17 93 18 25 20 21 / 23 Good Yes Blown out top with new leader. 
28 Douglas fir Pseudotsuga menziesii 26.5 10 99 18 21 18 21 Good Yes
29 Douglas fir Pseudotsuga menziesii 41 17 130 23 27 / 27 21 33 Good Yes
30 Black cottonwood Populus trichocarpa 28 10 100 18 30 27 30 Good Yes Heavy Ivy on trunk, blackberry at base 
31 Douglas fir Douglas fir 41 17 103 30 15 21 21 Good Yes Heavy sweep north. Forked leader.
32 Douglas fir Pseudotsuga menziesii 21.7 7 68 15 21 18 21 Good Yes Located on berm.
33 Chestnut Aesculus hipocastanum 7 1 24 8 14 8 13 Good Yes
34 Douglas fir Pseudotsuga menziesii 26 9 115 15 18 24 16 Good Yes
35 Douglas fir Pseudotsuga menziesii 8 1 45 15 0 6 6 Fair Yes
36 Western red cedar Thuja plicata 17 5 75 10 10 10 8 Fair Yes Wound on east side of trunk up to ~15'. Reaction growth present. 

Drip-Line (feet)  /  Limit of Disturbance 
(feet)

1/15/2020Benjamin Franklin Elementary School
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37 Douglas fir Pseudotsuga menziesii 30.5 12 120 21 16 21 16 Good Yes Sweep to the north.
38 Douglas fir Pseudotsuga menziesii 27 10 120 4 15 14 12 Good Yes
39 Douglas fir Pseudotsuga menziesii 9 1 88 8 8 8 8 Fair Yes Suppressed. 
40 Douglas fir Pseudotsuga menziesii 12.5 3 78 9 9 9 9 Good Yes Sweep to the north.
41 Douglas fir Pseudotsuga menziesii 19.8 6 89 12 16 15 15 Good Yes
42 Douglas fir Pseudotsuga menziesii 25 9 120 6 20 21 12 Good Yes Sweep to the south. 
43 Douglas fir Pseudotsuga menziesii 16.6 5 100 16 5 16 5 Good Yes
44 Douglas fir Pseudotsuga menziesii 18 5 72 16 12 8 10 Good Yes Do not isolate. Part of group.
45 Douglas fir Pseudotsuga menziesii 9 1 68 10 8 15 2 Poor No Suppressed leans east.
46 Douglas fir Pseudotsuga menziesii 6.5 1 55 10 8 15 5 Poor No Suppressed. 
47 Douglas fir Pseudotsuga menziesii 12 2 60 2 18 15 10 Fair Yes Suppressed. 
48 Douglas fir Pseudotsuga menziesii 19 6 80 15 15 15 15 Poor No Nearly dead. Dead branches in canopy. Management recommended. 
49 Douglas fir Pseudotsuga menziesii 34.8 14 118 24 24 24 24 Good Yes Corner of stand.
50 Western hemlock Pseudotsuga menziesii 17.4 5 70 13 15 11 4 Fair Yes Edge of stand.
51 Western hemlock Pseudotsuga menziesii 19.6 6 80 11 18 8 11 Fair Yes Co-dominant. Wound at 10’
52 Douglas fir Pseudotsuga menziesii 26 9 123 9 12 / 14 14 15 Good Yes Large surface root to south. Possibly impacted 
53 Douglas fir Pseudotsuga menziesii 34.8 14 128 21 21 18 24 Good Yes Located 20’ north of building. South LOD is portable structure foundation. 
54 Douglas fir Pseudotsuga menziesii 35.3 14 125 23 21 25 15 Good Yes South LOD is portable structure foundation. 

55 Douglas fir Pseudotsuga menziesii 37.3 15 127 18 23 18 18 Good Yes
4’ north of building large root cut to south, 80% LCR. South LOD is 
portable structure foundation. 

56 Chestnut Castanea spp. 12 2 42 14 18 / 10 15 10 Good Yes 9’ from the corner of building. 
57 Douglas fir Pseudotsuga menziesii 21.5 7 116 15 15 18 14 Good Yes
58 Big leaf maple Acer macrophyllum 10.1 2 39 10 23 18 15 Fair Yes Broken top.

59 Black cottonwood Populus trichocarpa. 29 11 99 15 27 40 24 Fair Yes

Long over extended branch to the east. If retained, conisider managing the 
crown.  Located 21’ west of portable 57’ north of main school building. Not 
a good long term tree.

60 Douglas fir Pseudotsuga menziesii 36 14 100 18 21 21 18 Fair Yes
Heavy sap flow on east and west sides. Suspect shear crack from base to 
20’. Consider management to decrease load on shear crack. 

61 Douglas fir Pseudotsuga menziesii 21.2 7 118 17 17 5 20 Good Yes
62 Douglas fir Pseudotsuga menziesii 30 11 121 15 14 23 5 Good Yes
63 Douglas fir Pseudotsuga menziesii 20.3 7 129 18 13 16 12 Good Yes
64 Douglas fir Pseudotsuga menziesii 27 10 129 10 24 14 20 Good Yes
65 Western red cedar Thuja plicata 22.2 8 65 12 12 12 11 Good Yes Codominant trunks.
66 Black cottonwood Populus trichocarpa 26.9 10 127 18 35 21 20 Fair Yes Long lateral limbs. Not a good long term tree. 
67 Cherry Prunus spp.. 5 0.5 28 5 7 7 7 Fair Yes
68 Birch Betula papyrifera 6 1 34 9 10 7 8 Fair Yes Dead top. Likely bronze birch borer activity. 
69 Douglas fir Pseudotsuga menziesii 33.3 13 135 22 21 / 19 21 / 19 20 Good Yes
70 Black cottonwood Populus trichocarpa 13.6 3 75 11 10 10 15 Fair Yes Leans south. Low retention value. If retained, consider management. 
71 Black cottonwood Populus trichocarpa 9.2 1 50 5 5 5 5 Poor No Leans south.
72 Douglas fir Pseudotsuga menziesii 6.5 1 48 4 12 5 7 Fair Yes Suppressed. 
73 Western hemlock Tsuga heterophylla 24.6 9 91 9 15 17 8 Poor No Possible mistletoe in canopy. Kink in stem at 50’.
74 Douglas fir Pseudotsuga menziesii 33 13 130 24 26 26 20 Good Yes
75 Douglas fir Pseudotsuga menziesii 23 8 128 21 18 18 17 Good Yes
76 Douglas fir Pseudotsuga menziesii 26 9 130 18 18 20 16 Good Yes
77 Douglas fir Pseudotsuga menziesii 10.8 2 46 12 12 13 11 Fair Yes Suppressed. 
78 Douglas fir Pseudotsuga menziesii 34.8 14 128 15 27 18 25 Good Yes
79 Douglas fir Pseudotsuga menziesii 30.2 12 125 10 21 21 18 Good Yes
80 Douglas fir Pseudotsuga menziesii 26.2 10 119 15 10 20 11 Good Yes
81 Douglas fir Pseudotsuga menziesii 32 12 131 18 21 18 28 Good Yes
82 Douglas fir Pseudotsuga menziesii 17.2 5 60 20 10 12 5 Good Yes
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83 Douglas fir Pseudotsuga menziesii 13 3 60 20 10 18 6 Good Yes
84 Big leaf maple Acer macrophyllum 31.3 12 65 24 20 27 25 Good Yes 3 Codominant stems. Broken top. Narrow unions.
85 Douglas fir Pseudotsuga menziesii 40.5 17 125 13 21 17 22 Good Yes Dominant tree.

86 Western red cedar Thuja plicata 40 16 68 15 18 15 22 Good Yes
Wounds on north and west at ~10 feet with visible internal decay. Good 
reaction growth. 

87 Douglas fir Pseudotsuga menziesii 19.5 6 80 20 10 21 20 Fair Yes Leans north.
88 Douglas ffr Pseudotsuga menziesii 34.1 14 123 16 21 15 15 Good Yes Shear crack on west up to 16'. Old shear crack on east up to 10'.
89 Western red cedar Thuja plicata 27 10 52 17 18 14 15 Good Yes Located at base of tree 88. 
90 Douglas fir Pseudotsuga menziesii 29 11 121 21 18 13 24 Good Yes Normal vigor. 
91 Douglas fir Pseudotsuga menziesii 33.8 13 110 13 24 21 18 Good Yes Shared canopy. Normal vigor.
92 Douglas fir Pseudotsuga menziesii 31.5 12 110 21 27 12 27 Good Yes Shared canopy. Normal vigor.
93 Douglas fir Pseudotsuga menziesii 37.2 15 84 21 24 / 22 30 / 22 27 Good Yes Shared canopy. Normal vigor. Blown out top.
94 Douglas fir Pseudotsuga menziesii 45.7 19 110 27 33 / 26 30 / 26 24 Good Yes Shared canopy. Normal vigor.
95 Pacific Dogwood Cornus nutallii 6.4 1 20 6 10 13 15 Fair No Located at base of tree 92. 
96 Douglas fir Pseudotsuga menziesii 38.1 16 126 24 21 24 24 Good Yes Normal vigor. Old shear crack on east and west side of trunk. 
97 Douglas fir Pseudotsuga menziesii 36.1 15 111 19 24 6 27 Good Yes Sweep to north. Normal vigor.
98 Douglas fir Pseudotsuga menziesii 32.7 13 110 12 24 / 18 24 / 18 24 Good Yes Normal vigor. 54' to school.
99 Douglas fir Pseudotsuga menziesii 28.1 11 100 18 24 / 16 21 / 16 12 Good Yes Old shear crack on the west. 

100 Douglas fir Pseudotsuga menziesii 29.6 11 98 18 21 27 10 Good Yes Old shear crack on the east. 57' to school. 

101 Black cottonwood Populus trichocarpa 27.3 10 95 15 16 10 15 Fair Yes
Old branch blowouts, suppressed by neighboring conifers. Reassess 
following development activity. Do not isolate. 

102 Black cottonwood Populus trichocarpa 21.5 7 95 15 27 20 10 Fair Yes
Strong sweep to north. Reassess following development activity.Do not 
isolate.

103 Black cottonwood Populus trichocarpa 16.1 5 80 16 16 18 12 Fair Yes
Suppressed by neighboring conifers. Reassess following development 
activity. Do not isolate. 

104 Douglas fir Pseudotsuga menziesii 34.5 14 127 25 10 12 27 Good Yes Normal vigor. Normal LCR.
105 Western hemlock Tsuga heterophylla 15.2 4 50 12 12 12 3 Poor No Nearly dead. Remove or snag. 
106 Douglas fir Pseudotsuga menziesii 14.4 4 47 13 13 13 13 Good Yes Slight sweep to south. 
107 Douglas-fir Pseudotsuga menziesii 11.2 2 38 10 10 10 10 Good Yes
108 Pacific Dogwood Cornus nutallii 7.3 1 21 10 10 10 10 Fair Yes Slight lean to south. 
109 Japanese maple Acer palmatum 6.6 1 15 10 9 8 8 Good Yes Below the union = 6.8.
110 Japanese maple Acer palmatum 6.5 1 15 10 9 8 8 Good Yes Below the union = 6.8.
111 Japanese maple Acer palmatum 3.7 0.5 15 8 6 6 6 Good Yes Below the union = 5. Not significant. 
112 Japanese maple Acer palmatum 5.9 0.5 15 10 9 8 8 Good Yes Below the union = 7.6 Not significant. 
113 Japanese maple Acer palmatum 5 0.5 15 10 9 8 8 Good Yes Below the union = 5. Not significant. 

Total Tree Credits 765
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