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L£G£ND 

------fJOUNOMY 
----RIGHT- OF- WAY 
----LOTUN£ 
----CURBFI_O'IIUNf: -----------==-
---CASCM£NT 
____ BUIU)INCFOOTPRJNT 

------------- IWIUJINCROOFUNC: 
-------BUILDINCSCTBACK(BSBI.) 
················· ll'ICTU.NOBUF7£R 
--1'0- IO'PROPOSCDCONTOURS 
- ln- 2"PROP05£DCONTOURS 
----RUAJNIN(;WAl.1. 

----STORIIDRAINPIP£ 
-------------ROOFltFOOrlNGORA/N 
-----SE'll£Rl,l,'JN 
----SOIOI SERVICC 
------- W,tTCR IIA/N 

■ TYPE:ICB - STANOARDCRATE 
■ rrPCIC8-WCKJNCUO 

(} T'l'PCIICB-STANDAROGRATE 

e T'rff/JCB-LOCIONGUD 

◄ PIPFFlOW 

-----=~ 
---CASD/DIT 
------- SURFACCfl:ArvRE:S 
L/L/L/UL.tLL/..t. 8VII..D/NGF00"'1lJNT 
--------- rot' OF<W%SI.Of'£ 
-·-·-·-EDGCOF'llf£rl.ANO 
•••••••••••••••••••••IIE"n.AHOBUFTER 

----SD- STORMDRAJNPJPE: 
----SS- SEMERIIAIN 
----SSS- !EJC SE1l£R SERl/lCE 
----W- WA'TCRIIIWI 

Ol-!P AERIAL PO\IOlUNC 
----P-BIJRICDPO'KRUNC 
----G- CASMAJH 

·C· 81./RJCDCAIJtc 

•-w 
·OTV· AERIALTV 

BUR/£D 1f1£PHONE UNF: 
OKT- AEJIIAL TCLEPHONCUN£ 

·F'/1· BUR/£DPOYt£R,/TEl.£PHONE: 
----Ol-!PT- A£F11ALPOYCR/mfl'HONE 

0°1U AERIALUTIUT/£5 
-r0- BURJ£DF'llJEJ/OPrlCCABtE 

X IIIR£fEJ/C£ 
·O· CHAJNUNKfEJIC£ 

□ BON«JfEJIC£ 
0/TCHORSWIILE 

~~~~ WN/ORAJI.. 
=== RE:TAJNIN(;WA.1.1. 
c:co:l::cCO. ROOIIRY 

□ CATCHBASIN, rrPC/ 

@ CATCHBASIN.rrPC I 

<:J SDPIPEFlOW 

@ YN/ODRAJN 

$ S10RMDRAJNSTUB 

@O 

<:J SSPIP£Fl011' 

~ SfllERSTUB 

© SEPT/CUD 

A FIRCHYfJRANT 

• SE1l£R CU'ANOUT 

Iii-- WAIE'RME:TCR 

15- IRl!IG.I.TICfolll£ru/ 

" If' AJR/VACRCJ.EASCVAL\£ 

+--- 81.0WOIT 

)H[ CATEVA.1.1£ 

}t( TEEW/CONCBLOCK/ffG 

~ 8£NOW/CONC81.0Cl(JNC -« R£S1RAJIKDJO/NT 

►( Rfi)UC£11 

"' • 0£r£CTORCJ/l:CKVAL\£ 

POSTINDICAroRVALIIE"(PIV) 

• llltR../JOX . ., 
CC:C: :C:CC DRYUrlUTYCORRIOOR 

□ 
□ 
Id 

4 AIR/VACRCI.EASEVAL\£ 

tWl IRR/t;.ATIONVAL\£ 

,1t WA7UI 11£1.l es ,,.,,., 
E-- r;IJYANCHOR 

:ti:--¢ sma:r UIJHT 

l) POtEUIJHT 

[El POIIE'R VAULT 

lfil 
# P011f11M£rEII 

" " m 
© FIBEROPTICSMANIIOU 

[iJ TC/.£COIIM VAULT 

® ==:=TIONBOX 

o MM. BOX 

~ -~ 
• BOU,v/0 

~ SQl.LOCr£STPIT 

* CONIFFROUS1RIT 
Q oraouous ma: 

* ~~1RIT 
0 ~~u~~1RU 

□ ASPHALT 

□ CONcrl£TC 

□ CRA.U 

BIIE'n..AND 

[] .}:40%9.0/>£ 

LEGAL DESCRIPTION 
£ASOlafrsANDL£GALD£SCRIPT10N~811SEt'ONTH£SUBOrVIS/Ofir;IJM.ANTE£8YT11lE 
Rf?CCS WM.ANT'!' COMPANY. FIi.£ NO. #J167Jl9-800-TJS. DArcD MM.CH 29, 2011, AT 8. 00 

LOTS A AND 8 art OF IORJa..AND BOUNDARY UNE ADJ.JSTllfNT NUM8CR UA-Of-00026, 

~~;~~J:,iRoo; f:c~O:'ff:'~~/:';.,_08ff!i~9;5cAe:;:~;: OF 
(ALSOKNOIINASAPORTIONOFL01SlAND8/(JF//(/_ANOF/\£ACRE1lUC1S. UNR£CORDCDPUt1S. 
KINGCOUNTY); 
S/1UAT£/N rHEQT'l'OFKIRKI.ANfJ, COUNTY OF KING. STATCOFWASH/NGTON 

SURVEY NOTES 
rHE/HroRMAT10NOEP/Cr£DON 7HISMAPR£PR£S£NTSTHER£SIJl.1S 

'{0:0,5:,!'ff.:t:c°'.:TM~:o:c~CANONLYBCCON90£R£DAS/NDICATINCTHCr;ENERAL 

UNOERGROIINDUTIUT1£Sll(lQf"l0CAr£08A.SEDONTH£SI.J/lf"AC£EV!l)fNC£0FUTIUTICS(PAJNT 
MARKS. s-lWCVTSINPA\OlfNT. CO~S. LIDS. HC.}AND AS-8UltTINFORIIA110NPRQ',f{)Cl)8Y 

~u:i:;,::Gi,£u7:i~~f!:'::t==ON~ THC EXACT LOCATION. Ei£VAT10N AND 

7HISStlR\£YOISO..OS£Sf"ACTORSOFR£CORDANDONTH£CROIJNDAFf£C11NC1HCSUB.ECT 
PROPE:RrYBOIINOARY. SUTITDOES/IOTPIIRPORT TOI.EGALJ.YR£SO<.\£RCU.r£DPROPO?T'l'UNE 
0/SPUrt:S. ltHERE"AJIBJGIJIT1£SARENOrcD, AXISR£COMMEJWS THAT THCOIIHE:R CONSl.lt.TIIITH 

'£ic:}.llf:n5JJ: ~~f':c-~~,:J TO INTCRPRET THDR PROPERTY RtCHrs AND AIJORCSS 

WE1LNIODEJ.J/IEA110NPRQYW£1}.,YTALASII.EA CONSl.11.TANTS. INC. ASSHOIINONMAl'DA1W 
APRILZ1,Z0f(iNW,18£RTALSftl. 

!
BUILDING FOOTPRINT 

~ :!° BUil.DiNG FOOTPRINTS SHOWN ARE CONCEPTUAL ANO SUBJECT TO CHANGE. 

~4 C)201/I THE81..UWNEGROUP 

I 
I 
I 

-~ 

SW 114 , SEC 32, TWP 26N, RGE, SE W . M . 

DRCAS MDDN CDTTAGES 
PRELIMINARY PLAT/ /DP 

DATUM 
HORIZONTAi.DAMi. 
HAD 'BJ/11 GPS 2011 5"'ARTNIT NORTH AJKR!t;.A 

~TICAJ.DAltlM. NAl,t;IUP£RartOFIORKI.AHOCONrROiPOINT#3J. 

f"OIIIID PUNCH ON !~ • BRASS 0/SK IN ~"N" CONCRETE: MONUMO/TIN CASE: 
DOIIH0.2S'ATrHEIN7UISECT10fiOF18T1IA\£AND6THST 

rr»PORARYBOICHl,/ARK: 

7BMA" 
S£TCH/S£/.£D ·a· AT me MESTEND OF TH£CONC WMX, 
£1£V • s11.~s· 

-·· SCTCH/SCI.CD ·a· AT me SCIJTH~TCORNER OF rHE POlt£R VAUt r. 
£LEV • 7Z.9J' 

BASIS DF BEARINGS 
NEUJA BCARINGOf"/IORTHtlB".JTJJ"MESTB£TV/£DI mE:l'OUNOMONUMENTS 
AI..ONCTHE:CCN1ERUNEOFF"ORBCSCIIEEJfDR. (/IE10fTH S r), 

EQUIPMENT NOTES 
PRJl,/ARY CONrROi POiN1S AND ACC£SSIBLC MONUMENT POSJTIONS IIE'RE flEU} 

M€ASUREO UTIUZJNC ctOBAJ. POSWONINC SY5r£JI (GPS) SUR\£Y r£0iN/OIIES 
usmr; 1.£1(;,A (;SI~ GPS/CNSS EOU/PMENT EOIIIPIJENT. MONUMEHT POSITIONS 
THATll(lQf"NOTOIRCCT1.YOBS£RlrnUSINGGPSSUR\£Yr£CHNIOIJESll[Rf" 
Tl£DINTO 1HCCONrROI.POl//1SUTIUZINC/..£JCAllCCrROfflC IZOl 10TAL 
STA110NSF'OR 1H£1,1£ASURE.l,lfJITOFBOTHANGtES ANDOISTANCCS. T11/S 
SIIR\£YMECTSOR£XCUDS mt:STANDAROSSCTBYWACSJJZ-IJO-OIJ0/010. 

SIT£ DATA 

tl.S7ACRES(2tlll,IUSF} 

tl.44ACRES(2tl0,5StlSFAF1ERROWDEOICA110N) 

IIUMBCROFLOTSPROPQSCD: 14 
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VICINITY MAP 

PRD.J£CT TEAM 
G E OTECHNI C AL 

!ff~Tef~THSC/£NC£S.INC. 

KJRXUND, WA 980JJ 

&!t:E::O~YTON 

SURVEYOR 
J,;,,sSURVE"YANDMAPPINC 
fS24fHF:90THST 
RrnMOND, WA 98052 =rt,;,~z~s 

CI VI L E N GIN EER ARBOR/ST A RCHITECT 
THCBI.UCUNCCROIIP 
2SCENrRAL WA Y. SU/TE:400 
KJRKJ.N/0, WA 180JJ 
(US}ZS0-722~ 

=:i:=~~~~ 
LDT CALCULATIONS 

LOT/AREA 
HOIISCS.f". · 

LOT2ARC/t: 
HOIISCS.f" 

LOTJIIR£A: 
HOUSCS.f".: 

LOT4ARE/t: 
Houscsr.· 

1.8.J9SF 
l,48JSF 

r-::ff 
U87SF 
UB~SF 

l,9JJSF 
1,449!SF 

LOTl2i\Rf"A; 
IIOUS£S.f". 

LOTIJARCA: 
HOUSCSf" • 

LOT/4AR£A: 
HOUS£S.f".: 

/,<WtlSF 
l,U9SF 

::~:: 
l,661SF 
1.<IB4SF 

11,824SF 

I LOTSARCA: 
.J.............- HOUSES.F.: 

1.111/JSF 
l,449SF 

rRACT99Z-SIIIIVAUt. T: 

rRACT99J-0PfNSPACC: 

rRACT9H - OPENSPACC: 

rRAC T IIS - OPCNSPACC: LOTBARCA: 
HOIISESF".: 

LOTli\Rf"A; 
1/otJSCS.f". · 

LOTtlAR£J, 
HOIISES.f", · 

LOTIARC/t: 
1/otJSES.f".: 

l.6t!BSF 
1.188SF" 

1.78.JiiF 
l,<184SF 

1,BlSSF 
1,474SF 

l,197SF" 
l,419SF 

LOT/OARCA: 1,tl54SF 
HOUSCS. f", · 1,441SF 

LOT/I ARCA 1.tl47SF 
HOUSES.F. · 1,18/JSF 

TRACT996-0PENSPAC£: 

rRACT997 - 0PENSPAC£: 

rRACTl98-PMKJNG, 

rRACT999-PAR/IJNC: 

MAX D£V£LDPM£NT POTENTIAL 

SH££T INDEX 

1 CV· D1 
2 EC·D1 
3 SM-D1 
4 5P· D1 
5 TR·D1 
6 TR· D 2 
7 GP-D1 
B UT-01 
9 RP·D1 
ID LS· D1 
11 LS· D2 

PRELIMINARY PLAT CDVER SHEET 
E X ISTING COND I TIONS 
SLOPE MAP 
PRE:LIMINARY SITE: PLAN 
PRELIMINARY TREE RETENTION PLAN & DETAILS 
PRELIMINARY TREE RETENTION CALCULATIONS 
PRELIMINARY GRADING PLAN 
PRELIMINARY UTILITY PLAN 
PRELIMINARY RDAD PROFILES 
PRELIMINARY LANDSCAPE PLAN 
PRELIMINARY LANDSCAPE DETAILS 

UTILITY PURVEYORS 

NOTE 

OTYOFKJR/4.ANO 

CITYOFKJRKUNO 

Pt.ANS REFl.ECT PROPOSED LOT UN£ AO.AJSTMENT THAT IS BEING PR<XESSED 
CONCURR£NTLY WITH PRWMINARY PLAT/IOP SUBMITTAL. 

UNDERGROUND UTILITY NOTE 
UNDERGROUND U11UTIES ARE SHOWN IN THE APPROXIMATE LOCATION. THEF?E IS 
ND CU AR ANTEE THAT ALL UTlUTY UNES ARE SHOWN, OR THAT THE LOCA TlON, 
SIZE AND MA TcRIAL IS ACCURATE THF: CONTRACTOR SHAU. UNC0',£1? ALL 
INDICATED PIPING WHERE CROSSING. INTcRFTRENCES. OR CONNECTIONS OCCUR 
PRIOR TO TRENCHING OR EXCA VA TlON FOR ANY PIPE OR STRUCTURcS, TO 
DETERMINE AC1VAL LOCA TlONS, SIZE AND MATERIAL THE CONTRACTOR SHALL 
MAKE THE APPROPRIATE PR0',1$1(.)N FOR PROTECTION OF SAID FACIUTlES. THE 
CONTRACTOR SHALL NOTIFY~ AT 8-1-1 (WASHINGTON811.CON) AND 
ARRANGE FOR Fla.D LOCATION OF EXISTING FACIUTIES 8f:FOR£ CONSTRUCTION. 

-BLUELINE 
20c:amw.-Y,"-'TE400, 

~ -,25.211_....1 F ,,2".>IUO!I> 
www 11Eeo.cn1..ic<lRO<Jf'.ca. 

SCALE.· 

"""'"" PROJECT MANAGER: 
TODDA. Oil£Rc. P£ 

PRO,£CT ENGINEER: 

DESIGNER: 
MARYMOORC 

ISSUE DATC: 
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SEC 32, TWP 26N, SW 114 , RGE, 5£ W.M. 
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II , ., 

(')201/ITHE:BLUB.JNEGROUP 

5£ W . M . 

SCALE: 1" = 30' 

L.J..-Jo r 

SLOPE 

□SLOP£ OF ,2.tSX 

UNDERGROUND UTILITY NOTE 
UNO[RCROUNO U11UTIES ARE SHOWN IN THE APPROXIMATE LOCATION. THEF?E IS 
NO CU AR ANTEE THAT ALL U11UTY UNES ARE SHOWN, OR THAT THE LOCATION, 
SIZE ANO MA TU?IAJ. IS ACCURA 1E THF: CONTRACTOR SHAU. UNC0',£1? ALL 
INDICATED PIPING WHERF: CROSSING, INTERFTRENCES. OR CONNECTIONS OCCUR 
PRIOR TO TRF:NCHING OR EXC/t VA 110N FOR ANY PIPE OR STRUCTURcS, TO 
OETU?MIN£ AC1VAL LOCATIONS, SJZ£ ANO MATERIAL TH£ CONTRACTOR SHALL 
MAK£ THE APPROPRIATE PR0',1$l()N FOR PROTECTION OF SAID FACIUTIES. TH£ 
CONTRACTOR SHALL NOTIFY~ AT 8-1-1 (WASHINGTON811.CON) ANO 
ARRANGE FOR F1F:LD LOCATION OF EXISTING FACIUTl£S 8£FOR£ CONSTRUCTION. 

-BLUELINE 
20c:amw.-Y,...,n;<00, 

~-,25.211--1 F,,2".211__, 
www 11Eeo.cn1..i:OR0<.1P.ca. 

SCAl£: 

PROJECT MANAGER: 
TODDA. Oil£Rc. P£ 

PRO,£CT ENGINEER: 

DESIGNER: 
MARYIIOORC 

ISSUE DATE: 
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ZOTH AVENUE: (NE: 7 04TH ST) 
SECTION A-A 

5£ W . M . 

a 

1--------------~-~"~·•~o•~----~ w 

[1 I 
~r ~ s§ 

ZOTH AVENUE: (NE: 104TH STJ 
SECTION B-B 

PL 

LOT 

' 2 , . 
5 
6 
7 
8 

' 10 

" 12 ,, ,. 

SCALE: 1" = 30' 

L.J..-Jo r 
DPE:N SPACE: 
REQUIRED (14x400} • 5,600 SF 
PR0',10ED • 5,610 SF 

PARKING 
REQUIRED JI SPACES 

2 PER UNIT (>l,(X)Q SF) 28 SPACES 
IOX GUEST PARKING J SPACES 

PROVIDED JJ SPACES 
(GARAGE SPACES ARE 12' X 22') 

MAX DE:VE:LOPME:NT 
POTENTIAL 

RS IZ 5 
MO.l tiJ:;F 
5.6:JlSF 

"""' ~}};~ 
f;: 

COTTAG£ 5al£DIJI.£ 

PLAN 
HOUSE: PORCH AREA (SF) 

AREA (SF) (PRIMARY ENTRANCE) 

DEER HARBOR ,.<BJ 65 
ROSARIO 1,469 65 

E'AST SOUND UlU 65 
ROSARIO 1,469 65 
ROSARIO 1,469 65 

SPRING SAY 1,188 80 
EAST SOUND 1,484 65 

DOE SAY 1,474 64 
WE"STBEACH 1,499 76 

ROSARIO 1,469 65 
SPRING BAY 1,188 80 

ROSARIO 1,469 65 
SPRING BAY 1,188 80 
EAST SOUND 1,484 65 

TOTAL SF 19,!17 SF FAR- 7X 

UNDERGROUND UTILITY NOT£ 
UNO[RCROUNO U11UTIES ARE SHOWN IN THE APPROXIMATE LOCATION. THEF?E IS 
NO GUARANTEE THAT ALL UTlUTY UNES ARE SHOWN, OR THAT THE LOCA 110N, 
SIZE AND MA TU?IAJ. IS ACCURA 1E THF: CONTRACTOR SHAU. UNC0',£1? ALL 
INDICATED PIPING WHERE CROSSING. INTERFU?ENCES. OR CONNECTIONS OCCUR 
PRIOR TO TRENCHING OR EXCA VA 7/0N FOR ANY PIPE OR STRUCTURES, TO 
DETER/ti/NE ACTUAL LOCA 7/0NS, SIZE AND ltlA TERIAL THE CONTRACTOR SHALL 
MAKE THE APPROPRIATE PR0',1SION FOR PROTECTION OF SAID FACIUTIES. THE 
CONTRACTOR SHALL NOTIFY~ AT 8-1-1 (WASHINGTON811.CON) AND 
ARRANGE FOR FIELD LOCATION OF EXISTING FACIUTIES BEFORE CONSTRUCTION. 

-BLUELINE 
20c:amw.-Y,...,n;<00, 

~ - ,2!.>11...,.1 F,,2".211__, 
www 11Eeo.cn1..i:OR0<.1P.ca. 

SCALE: 

"""'"" PROJECT MANAGER: 
TODDA.Oi/£Rc,P£ 

PRO,£CT ENGINEER: 

DESIGNER: 
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C)ZOl!iTHEBLUBJNEGROUP 

SW 114 , SEC 32, TWP 26N, RGE, 5£ W . M . 

TRE:E: DE:NSITY CALCS 
fl£QUIRUJ(JOCREDITSPERACRC} 

:ZIDCREDITSPROPOSED 

••N>DITIONAL TRffS TOfl£JIAJNNDTS/.11?l£YORSlfO'IIN8UTQ(JSTINC11/TICAL 
AREA /1UfT£RS. ACIUAL TRff. CRUJITS 1111.L 8£HIGHUI THANPROPOSCD .. 

I 
1 -t 

I 
I 

\ I 

\\ 
TRE:E: LE:GE:ND 

POOR HEAL TH/NONVIABLE TR££ 

( ® / £XTSnNG TRff TO 8£ R£MOW 

',>OR/PUN[ 

(5?) CXTSnNG TRff TO RCMAIN 

TRE:E: PRDTE:CTIDN /11E:ASURE:S 
J. TREIPRDTr:GTIONF£HC£SllrlLNEEDroBEPI..AC£DAROUNDEACH'TflffORGRDUPOFTRffSTOBE 

RITAJNED. 
A, TREE: PROTCGTION F£HCES ARC ro BC Pl.ACED ACCORDING ro arr STANDARD Pl.AN NO. CK-R . • , 

AND A5 NOTED IN THE Tfl££: IN',£NTORY,/CONDITIONS SPRCADSI/ECT, COt.U/JN I - UM/TS OF 

6 PUTTING ununcs UNDER me ROOT ZONE: 

JIJfiiiat~f 
:X.'•'Jl!:/':J:1tiii::O .J'::J:c:NIIWIJ CW,RANC£S; AIMJSTIJ£NT SH~ 8£ Ml« ro me (;Rlt/)£ 

T. WATERING: 
A. THC TRff5 llflL REQ(JIRE S/GN/FICANT WATERING rHRQ(JGHQ(JT THC S/.11,//KII AND EARLY f"~ IN 

ORDCfl TD .stmlfl.£ LONG-TERM. AN EASY AND £C0N()IJICAJ.. WATERING CAJ,i 8£ DON£ USING SOAMER 
HOSE:SPI..ACCD Tffl/CEF£ITF110U meT1lUNKOFTHE TREIANDSP/RALEDAROUNO THE TRff. ONE 
TS-FOOTSOAJ(£RHOSCPER'Tflff/Sl«Q(JATr:. IT/SBESTroPU.C£rHESOAl(£RSUS/NG 

·i~fjll~~~~~;f.;~~:~ 
~f~~}~l~;fE~~~~i~s1r~ 

,,....,. ___ .,,.,.., .. 
r ... ,.,,, ............. _, 

C,t,C<><ot.nl..--nl 
ol(-125)5117+J225 

1. M:N""1W~:>(&JrocrrHlllH,O,POIWIYCIW"'J"<l'(NC( $HAUAE PI.M1ll•Tnll" c,:llllCAIAOOT 
70N£ OR OCSIC.l(Alm LI ~~ C6 Dl!mlllllA.~C( OF" TH[ l!UJ: TO II< SA~ rnlCf !;IWJ.. COMF'.Ilil.Y 
D;CIRQ.[ 1!1[[(5}, lliSWJ.. rn-;c; POST'S USINQ ~;[R LOC~ Ct.1.Y. A.an P05T OR SIM<J:'5 INIC .....all 
IIOOTS. Wotlfla,f.CH'S ro f[l-r.l .~G ... l!XAL A.-.0 LOC.liTIOH NI.ISi BE """"'7,U) !IY IU~SINC CfflClll.. 

~ ;~;;~~i;L:: =Z£:fl~~=i~ 
:J.NC~Ql'MATOl"'-5.\0!ICUI.A.•llW'l",:;.ORsrC>RM.C cr[OOfo.o<TCf!MOC.-:r<r 

SIWJ..OC>UJJWalWlll!l'I me UWIT er IIIC r[NCJIC. FtNCIMl SIWJ.. itOT OC MOVCD OR RO<O',CD 
lll<.15S N'f'IIOl£ll Irr THE elTY Pl.AN~ '!:. omcw.. VIOIIK - ~ ro!C:[ s~ 5 ~ OONE ,...~u,ou• Ul'OE.~ l>ft:. S...-"1',.JH 1)1' Tit <JN-S:ll A.'<i,.::111~1 N>"D WITH /'fl.0~ - trr IHf CIIY 
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CXISnNG TREE TO RCMAIN 
BUT 8£ IMPACTf:D 

* 0 CXISnNG OFF-SITE TRff 

'============ 

UNDE:RGRDUND UTILITY NDTE: 
UNDERGROUND U11UTIES ARE SHOWN IN THE APPROXIMATE LOCATION. THERE IS 
ND CU AR ANTEE THAT ALL U11UTY UNES ARE SHOWN, OR THAT THE LOCA nON, 
SIZE AND MA Tcl?IAJ. IS ACCURATE TH£ CONTRACTOR SHAU. UNC0',£1? ALL 
INDICATE:O PIPING WHERE CROSSING, INTERFU?ENCcS. OR CONNECTIONS OCCUR 
PRIOR TO TRENCHING OR EXGA VA TION FOR ANY PIPE OR STRUCTURES, TO 
OE"fcRMINE ACTUAL LOCATIONS, SIZE AND MA TE:RIAL THE CONTRACTOR SHALL 
MAK£ THE APPROPRIATE PR0',1$l()N FOR PROTECTION OF SAID FACIU11£S. THE 
CONTRACTOR SHALL NOTIFY~ AT 8-1- 1 (WASHINGTON811.CON) AND 
ARRANG£ FOR FIELD LOCATION OF EXISTING FACIUTIES Bf:FOR£ CONSTRUCTION. 

-BLUELINE 
20c:amw.-Y,...,n;<00, 

~ - ,25.211...,.1 F,,2".211__, 
www 11Eeo.cn1..i:OR0<.1P.ca. 
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C)ZOflTHE:81..UBJNEGROUP 

TRE:E:S TD BE: SAVED 
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SW 114 , SEC 32, TWP 26N, RGE, 5£ W . M . 

" 
OFFS/TE: TRE:E:S 

:::: 

:::: 
:::: 
:::: 

TRE:E:S IMPACTED BY DE:VE:LDPME:NT 

~-........ --.. .. w,, =--

TREE: DENSITY CALCS 
RCQU/Rro(JOCRal/TSPCRACRC) f44:,JO• 1l4CRCD/TSRCIJlJ/R£D 

4:12.,CRaJITSPROPOSCD 

••ADOtTIOHAL TRffS ro RCJ,JAJN Nor st!Rl-£Y OIi SHOMN Bur EXJSr IN CRITICAL 
.ARCA BUF1DIS. AC1VAL TRff CRCOfTS llfU. BC HICl£R TlfAN PRoPOSCD .. 

UNDERGROUND UTILITY NOTE 
UNO[RCROUNO U11UTIES ARE SHOWN IN THE APPROXIMATE LOCATION. THERE IS 
NO CU AR ANTEE THAT ALL U11UTY UNES ARE SHOWN, OR THAT THE LOCATION, 
SIZE AND MA TcRIAL IS ACCURATE THF: CONTRACTOR SHALL UNC0',£1? ALL 
INDICATED PIPING WHERE CROSSING, INTcRFTRF:NCES. OR CONNECTIONS OCCUR 
PRIOR TO TRENCHING OR EXCAVATION FOR ANY PIPE OR STRUCTURcS, TO 
O["fcRMINE AC1VAL LOCATIONS, SIZE AND MATERIAL THE CONTRACTOR SHALL 
MAKE THE APPROPRIATE PR0',1$l()N FOR PROTECTION OF SAID FACIUTIES. THE 
CONTRACTOR SHALL NOTIFY~ AT 8-1-1 (WASHINGTON811.CON) ANO 
ARRANGE FOR F1F:LD LOCATION OF EXISTING FACIUTIES BEFORE CONSTRUCTION . 
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SW 114 , SEC 32, TWP 26N, RGE, 5£ W . M . 

(')201/ITHE:81..UBJNEGROUP 
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SCALE: 1" = 30' 

UNDERGROUND UTILITY NOTE 
UNO[RCROUNO U11UTIES ARE SHOWN IN THE APPROXIMATE LOCATION. THERE IS 
NO CU AR ANTEE THAT ALL U11UTY UNES ARE SHOWN, OR THAT THE LOCATION, 
SIZE AND MA TU?IAJ. IS ACCURA 1E THF: CONTRACTOR SHALL UNC0',£1? ALL 
INDICATED PIPING WHERE CROSSING, INTERFU?F:NCES. OR CONNECTIONS OCCUR 
PRIOR TO TRENCHING OR EXCAVATION FOR ANY PIPE OR STRUCTURcS, TO 
O[Tcl?MINE AC1VAL LOCATIONS, SIZE AND MATERIAL THE CONTRACTOR SHALL 
MAKE THE APPROPRIATE PR0',1$l()N FOR PROTECTION OF SAID FACIUTIES. THE 
CONTRACTOR SHALL NOTIFY~ AT 8-1-1 (WASHINGTON811.CON) ANO 
ARRANGE FOR F1F:LD LOCATION OF EXISTING FACIUTIES BEFORE CONSTRUC110N. 

-BLUELINE 
20c:amw.-Y,...,n;<00, 

~-,25.211--1 F,,2".211__, 
www 11Eeo.cn1..i:OR0<.1P.ca. 

SCALE.· 

PROJECT MANAGER: 
TODDA.Oi/£Rc.P£ 

PRO,£CT ENGINEER: 

DESIGNER: 
MARYIIOORC 
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SCALE: 1" = 30' 
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SCALE.· 

"""'"" PROJECT MANAGER: 
TODD A Oil£Rc, P£ 

PRO,£CT ENGINEER: 
TODOAOBCRC,PC 

DESIGNER: 
MARYIIOORC 

ISSUE DATC: 
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TRACT 998 
SCALE: 1 N= 3D' H , 1 N= 5 ' V 
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SW 114 , SEC 32, TWP 26N, RGE, 5£ W . M . 
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TRACT 999 
SCALE: 1 N=3D' H , 1 N=5' V 
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UNDERGROUND UTILITY NOTE 
UNDERGROUND U11UTIES ARE SHOWN IN THE APPROXIMATE LOCATION. THERE IS 
NO CU AR ANTEE THAT ALL U11UTY UNES ARE SHOWN, OR THAT THE LOCATION, 
SIZE AND MA TcRIAJ. IS ACCURATE THF: CONTRACTOR SHALL UNC0',£1? ALL 
INDICATED PIPING WHERE CROSSING, INTcRFTRENCES. OR CONNECTIONS OCCUR 
PRIOR TO TRENCHING OR EXCAVATION FOR ANY PIPE OR STRUCTURcS, TO 
DETU?MINE ACTUAL LOCATIONS, SIZE AND MATERIAL THE CONTRACTOR SHALL 
MAKE THE APPROPRIATE PR0',1$l()N FOR PROTECTION OF SAID FACIUTIES. THE 
CONTRACTOR SHALL NOTIFY~ AT 8-1-1 (WASHINGTON811.CON) AND 
ARRANGE FOR F1F:LD LOCATION OF EXISTING FACIUTIES 8f:FOR£ CONSTRUCTION. 

-BLUELINE 
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SCALE.· 

PROJECT MANAGER: 
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~:! 
~4 C)zo,11 THE:BLUWNEGROUP 

I 
I 

LANDSCAPE: NDTE:S 
-ANYP£R/METD?BUFr£1/I.AHOSCAP/NGREOU/REDPER95~0 

Kfl.LBCOCSIGNEDANDSIJBIIITTCD llf111 m£LS/,/PU.NSET. 
- ANY SUPPLDKHTAI. PU.NTII/GS RCOU/RED PCR 95. ~I IIIU. BC 

OESICNUJ AHO SUBMITTW MITH 1HC I.SI,/ Pl.AN SET. 
-A PU.N11NG PLAN 111'1.L 8£ SUBM/mD 1#111 LSI,/ TO IIITICA1l" 

7'£8,4R£GIUJIJ/lOAFTffiRDIOVALOFJNVASt\£PU.NTSPER 
flS.51(5), 

SW 114 , SEC 32, TWP 26N, RG£, 5£ W . M . 

SCALE: 1" - 30' 

W-J y 

PLANT SCH£DUL£ 

ma:;. RQTAWQ\I /f9HllfW NAUF 

@ ACCR aRDNATIN / l,IIN£ MAPLE 

0 Aa1i'PIJ.JIA1l/N~GQl(,N(/J•/ca;,l,L811R/rM#'r.£ 

@ ~~~,~= =~•=., ·= _, / ~= -• •oo• 
@ CORHUS NUTTALJJI / \1£S7E'i'N FlO'KRING DOCNoOOO 

f~', THU.IA PI.JCATA / 11£SmlN Rm CEDAR 

O
,_,, 

1SUG4 HETEROPHTU.A / \1£STfRN H£MWCK 

~ m.KOVA Sf7ffi'ATA / SAMlEN" znKOVA 

:ilJ/1JJil RQTAWGAI I C9NH<W NAHE 

0 c.N.i.UNA VULGIIRIS / HEATl-fER 

0 CORNUSSEJ/ICCA/RED llllGDOCIIOal 

0 Ha.ODiSCIJSDISCOiOR/OCEAN-SPRAY 

* IIIPERA TA CYIJHORICA / JAPANESE BLOOO GRASS 

0 LAVANDUU. ANCUS11FOUA / a/CUSH LAl£HOCR 

0 NANDINADOl./£SrlCA'nRE:POIIOl'/FIR£POlll£RNAHDINA 

0 POINl5CTI/M AI.OP£CIJRC.WES 'HNJW.' / HNKI.N DWMP FOUNTAIN GR! 

0 PRUNUS LAUROC£RASUS ·onv LUtKcN' 1 LUYKVfS LAURE!. 

0 RHOlXXXNDRONocaocHTAJ.£/'IIESTERNAZALEA 

RHlJlXJOENDRONX'SCARl.£T~'/SCARt.FTWOND£RDWARf"RHO{, 

@ RIB£SSANGUIN£Ultl/RCDFLOfllERINGCURRANT 

G SPtRAEAJN'ONICA'ca..DMooND'/SPIRCA 

G SniPHORtCARPOSAJ.JJUS/C<Jl,NONlll-lll"SNO'MJCRRY 

UNDERGROUND UTILITY NOTE 
UNO[RCROUNO U11UTIES ARE SHOWN IN THE APPROXIMATE LOCATION. THEF?E IS 
NO CU AR ANTEE THAT ALL UTlUTY UNES ARE SHOWN, OR THAT THE LOCA nON, 
SIZE AND MA TU?IAJ. IS ACCURA 1E THF: CONTRACTOR SHAU. UNC0',£1? ALL 
INDICATED PIPING WHERF: CROSSING, INTERFU?F:NCES. OR CONNF:cncws OCCUR 
PRIOR TO TRF:NCHING OR F:XCA VA nON FOR ANY PIPF: OR STRUCTURF:S, TO 
DETU?MINF: ACTUAL LOCA nONS, SIZE AND MATERIAL THE CONTRACTOR SHALL 
MAKE THE APPROPRIATE PR0',1$1(.)N FOR PROTECTION OF SAID FACIUTIES. THE 
CONTRACTOR SHALL NOTIFY~ AT 8-1-1 (WASHINGTON811.CON) AND 
ARRANGE FOR FIF:LD LOCATION OF F:XISnNG FACIUnES BF:FORF: CONSTRUCnON. 

-BLUELINE 
20c:amw.-Y,...,n;<00, 

~ - ,25.211...,.1 F,,2".211__, 
www 11Eeo.cn1..i:OR0<.1P.ca. 

SCALE: 

PROJECT MANAGER: 
TODDA.Oi/£Rc,P£ 

PRO,£CT ENGINEER: 

DESIGNER: 
MARYIIOORC 

ISSUE DATE: 
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SOTAtttcAl / GCNJUW NAHf 

ACffiPAJ.MATUIA'SANGOKAXU'/CORALBARKIAN'I.E 

aw.lAEC'IPARIS NOOTl<ArENS/S 'GR£EN ARROw' / GRffN ARROW NOOTl<A C'f1'RE'SS 

ZEU'OVASU?RATA/SAIIUAFZElXOVA 

SllB1IBS. SOTAtttcAl / CQIJMQN NAHf 

0 

0 

0 
0 

* 0 
0 
0 
0 

0 

8£Rf1CR/S THUN8CRCII 'CRIIASONPrGUr' /CRIJ.JSONPYCI.IYBARBCRRY 

CCRNUSS£11fC£A/R£DTl!fCDOGIICIQ? 

HOt.OCNSCUSDtSCOLOR/OCCAN- SPRAY 

L,\VANDULAANCUSTIFOUA/£NCUSHLA\'EN£1Di' 

PRUNUSLAUROCERASUS 'aT1tlLU'r1<£N'/LUYK£NSLAURa 

® RIBCS SANGUlNEUM / RED FtO'lt£RING CURRANT 

® S'rllfWCRICARPOSAillUS/CCUIACN IIHTE SNOlrBCRRY 

(')201/ITHCBLUB.JNECROUP 

= r. ROOTBARR/€R TO 8£ NOS. /AOD£1_ RP-USO, OR APPROW EQUIVAUNT. 

2. INSTAJ..LPROOUCT~IAAJIVF'ACTURCR'sSPECIFICATIONS. 

.l INSTAJ..LPROOUCTAJIJNIJ.IUl,/OFJ'B£YONOC£NTFROFmff/N£ACH 
DIRC.CTIONPAJIAU.£1. TO unuTYUNC. 

4 N.J.. T1lffS LOCAllll llllrHIN PU.Nru? STRIPS TO RECCJVE: ROOT BARRIOI. 

RCJCJT BARRIE:R DE:TAIL 

SW 114 , SEC 32, TWP 26N, RGE, 5£ W . M . 

TY'l'£Sl.2.ANDJ -.,,00(/;,9,/Jrood 
.,.,.,.d;i9,glob•, 

-~ ...... o.,t,¢ght 

fi't. li'I l2it Iii. 
12h. 10h. /Sit 10h f5il 

fli'I 

42il Uit. Sit. Sit. 
4ft. 2lil. 

Iii. .. 

" £$POl,IA8/0-T0NtSTAJl1fRPI.US 4-.J-.l Ml//:£D rlfOl/04/GH..Y 

~OfAJITFOR"'1N/1'W1/WO/BAJ..LDIJJIE1fR. 

2. Tift: OEPrlf OF THE ROOIBN.J.. SHAJ..L 8£ f"O 
L£SS THAN60~/1S IIID1H. 

CCJNIFE:R DE:TAIL 

~ 

2XBAU.OIA. 1"/N/IJIIII 

Co//pM 1'~/;:"'l,tr 
,it 12il 

22il 
24h. 

~CHARrFOR/A/NJIIUJ,/ROOT11AU.O/AJJE'T<R. 

2. mEOEPmOF1HCROOTBAU.SHAU.BENOILSS 
THAN60XITSl'IIDTH 

DE:CIDUDUS DE:TAIL 

LANDSCAPE NOTES 
-ANYPCRNIE1fRBUFITRLANDSCAP/NCR€0UIRED~9540 

llfU.8£0£S/CNEDANDSVIJJ,,I/TTEDIWmmELSMPLANSEi 
- ANYSUPPI.D/CNrALPLANTINCSRCOUIR£D~f~4111fU.BC 

D£SIGHEDANO SUBI.IITTW IWIH 1H£LS1'PI.ANSET. 
-API.ANTINCPLANIIIU.8£SUB/J/TTEDlll1Hl.5lt/TOIAITICA1f 

1H£8AJIECR04JNDAFTERRDJOVALOFINVAS/o£PLAIIT5PER 
IS.Sl(S). 

LANDSCAPE: NCJTE:S 
I IN THE n£NT THAT ANY 01:scREPANC/ES 8UKCN THC OUAJ/Tlr/CS OF 

PLANTS /NO/CA TED ON THE Pl.ANT SCH£DIJI.E AND THOSC INOICATrn ON rlfE: 
PLAN, THCOUAJITITl£S/NDICATCD ON rlfEPLAN 9/AJ..L GOVCR/<i, 

2. NO SUBSTITUTIONS 9/AJ..L 8£ ACCCPTED, CXCCPT IWIH Tift: ltl?/11EN 
PCRIAISSIONOF Tlft:LANDSCAPEARCHtrECTORHISACCNr. 

J . rlf£ LANDSCAPE. AJICHITfCT OR HIS ACCNT $NALL 8£ THE SOI£ ,W)G£ or 
TIIE OUMJTY ANO ACCEPTABIUTY or THC IAATERIAI..S. AU. RE.ECTED 
IAArERJALSSHAU.8£/IJ/tlCDIAID..YRO'LACCD llfmACCCPTAIJl.£1"ATERIAL 
AT NO ADDITIONAL COST. 

4. ALJ.Pt..ANTSEDSSHAJ..J.8£/WI..OfEDlll1HAWN/1'Ul,IOFrSHficDDE() 
BARK llUI.CH OR 01HCR UAJE'RIAL APPR(J'.a) sr rlfE LANDSCAPE 
ARCHITECT AJ..L PROPOSED PLANTIAAJE'RIAL SHALL BEF11LJ..YWARAN1EED 

¥:l'J'fI?~~~~cr;z+:i:!flf!f,ffe~; 
5. THE CONTRACTOR SHAU. 8£ RESPONstBI.£ FOR Pl.ANTING AT CORR€CT 

CRADFSANO MJCN/JDIT. 

,. :S::~T!frs'ir AN0~=5ffJ!J£ill:fiti:Ji1~~ 
7. THC CONTRACTOR 9/AU. RO'ORT ANY 50ti OR DRAJ/IAGC CONO/TION 

CONSIDCREDDCTR/JIENTAL TO IHECROWnlOFPLANTJIATU?IAL. 

I . OUMJTY ANO S/2£ OF PLANTS, SPREAD OF ROOTS ANO S/2£ OF BALLS 
SHAU. BE IN AGCOROAJIC£ IWIH "AMERICAN STANOAROS FOR NURS£.RY 
STOCK" ANSI 260 (llOST RECCHT EDITION) AS PUBU5HED BY me AMERICAN 
ASSOO'ATIONOFNURSDl'NEN,INC. 

I , 8 d< 8 PLANTS 9/AU. 8£HANOI.ED f'R(Jl,I 1H£80T'Tr:M OF rlfEROOTBAL 
cwtY PLANTS 1111TH BROKEN. SPUT OR OAMAGCD ROOTBN.J..SSHAU. 8£ 
RE.ECllll. 

10. TRf£S SHAU. BE LOCA1lll IN A IAANNOl 'AHJ(;lf llfU. NDT OBSTRUCT 
ACCCSSTOFIREHYORAJITOR'>1S/8RJTYOFSTRITTORTRAFl'ICS/CNS 

11. PLANTINGOPERATIONSSHAJ..LB£P£RFOR1"EDDURINCPOllOOS'MmtNIH£ 
PLANTINGSEASO/ol'MIDIIIE'AlHffiANOSOILCotlDITIONARCSUITAIJlE. 

12. scrALLPLANTSPI.UJIBANDSTRAIGHT. SETATSUClftnfiTHAT.AF1Uf 
SErn.D.1£HT. A NORJ/AL OR NATURAL RaATIONSHIP TO me awiw or TIIE: 
PLANTM1H1H£CR()(JN/)~AC£111U.B££STABLJSHED. LOCATEPI.AHTS 
INTHECCHTUfOFTHCPI.ANTINGPIT. 

1J: TRf£S SHALJ. BE 5UPPORTED 11'11EO/A1fl.Y AFIDI PLANTING IN 
ACCOROAJIC£1111HIHEPLANTINCDUAJLS. 

14. THEL~TIONOFAU.PI.ANT IAATCRIALISDIACRAM/AATIC. FWALLOCATION 
OFALLPI.ANTIAATERIALSHN.J.. BEOUU/1'11/EDIN mt:f1EU) I.INOCR THC 
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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
File:  ORCAS MOON COTTAGES/SUBDIVISION/BUFFER MODIFICATION
SUB16-02267

SUBDIVISION STANDARDS
22.28.130  Vehicular Access Easements.  The applicant shall comply with the requirements 
found in the Zoning Code for vehicular access easements or tracts.
22.28.210  Significant Trees.  A Tree Retention Plan was submitted with the short plat in 
which the location of all proposed improvements are known.  These trees have been assessed by 
the City’s Urban Forester.  They are identified by number in the following chart.  
Significant Trees: High Retention 

Value
Moderate 
Retention Value

Low Retention Value
(V) – Viable
(NV) – Not Viable
(UDI) – Unavoidable 
Development Impacts

1005 X
1006 X
1007 X
1008 NV
1016 NV - UDI
1017 NV - UDI
1018 NV - UDI
1019 X
1020 X
1021 X
1022 X
1023 X
1024* X
1025* X
1026 NV
1027* X
1028 X
1029 X
1030 NV
1031 X NV - UDI
1032 X
1033* X
1034 X
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1035 X
1036 X
1037 X
1038 X
1039 X
1040 NV - UDI
1041 NV - UDI
1042 X
1044 X
1045 X
1046 NV - UDI
1047 X
1048 NV
1049 X
2-A X
2-B X
20235 X
20240 NV
20241 X
20243 X
20244 NV
20246 NV
20247 X
20249 X
20251 X
20254 X
20256 X
20257 NV
20258 NV
20259 X
20260 X
20261 X
20262 X
20263 X
20264 X
20265 X
20266 X
20267 X
20268 X
20269 X
20270 X
20271 X
20272* X
20273 X
20274 X
20275 X
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20276 X
20277 X
20278 NV
20279 X
20280 NV - UDI
20281 NV - UDI
20283 NV - UDI
20286 X
20288 X
20292 NV - UDI
20293 NV
20294 NV
20296 NV - UDI
20297* NV - UDI
20357 NV
20359 NV - UDI
20360 NV
20361 X
20362* NV - UDI
20363 X
20364* X
20366 X
20367 NV
20368 NV
20412 X
20413 X
20414 X
20415 NV - UDI
20416 NV - UDI
20417 X
20418 X
20419 X
20420 X
20421 X
20427 NV
20428 X
20429 NV
20447 NV - UDI 
20448 NV -UDI
20449* NV - UDI 
20450 NV - UDI
20451 NV - UDI
20452 NV - UDI 
20453 NV
20454 NV - UDI 
20456 NV - UDI
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20460 X
20470 X
20495* X
20528 NV – UDI 
20530 NV – UDI 
20532 NV – UDI 
20536* NV – UDI 
20540 NV – UDI 
20543* NV – UDI 
20544 NV – UDI 
20545 NV
20546 NV – UDI 
20547 NV – UDI 
20548 NV – UDI 
20549 NV – UDI 
20550 NV – UDI
20551 NV – UDI 
20562* X
20666 NV – UDI 
20667* NV – UDI 
20668 NV
20674 X
20675 X
20678 NV – UDI 
20679 NV – UDI 
20682* NV – UDI 
20683 NV – UDI 
20684* NV – UDI 
20688* X
20689* NV – UDI 
20690* NV – UDI 
20691* NV – UDI 
20692* NV – UDI 
20693 NV
20694* NV – UDI 
20695* NV – UDI 
20696* NV – UDI 
20697 NV
20699 NV - UDI
20700* NV - UDI
20702* NV – UDI
20703* NV – UDI
20704 NV – UDI
20709* X
20714 NV
20715 NV – UDI
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20716* NV – UDI
20717 NV – UDI
20718* NV – UDI
20719 NV – UDI
20720 NV - UDI
20721 NV
20722 NV - UDI
20724 NV
20725 NV - UDI
20726 NV
20727 NV
20730* X
20731* X
Unmarked cedar* X
20732 X
20733 X
20734 NV
20735 X
20736 NV - UDI
20737 NV
20738 NV - UDI
20739 NV
20740 NV
20741* NV – UDI
20742* NV - UDI
20743* NV - UDI
20744 NV
20748 NV – UDI 
20749 NV
20751 NV
20780 NV – UDI
20793 X
20807* X
20862 NV
20864* NV - UDI
20870 NV
20934* NV - UDI
20978 NV
20979 NV
20982 NV - UDI
20989 X
20990 NV
21020* NV
21021* X NV - UDI
22119 NV
22120* X
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22121* X
A* X
B* X
C NV
D* X
E NV
* indicates a tree that is categorized as a ‘good-excellent’ conifer or ‘excellent’ deciduous

Offsite trees proposed for removal: 1009, 1010, 1011, 1012, 1013, 1014, 1015, 21021, 1000

Subject Property:

The surveyed trees on the subject property are all native species with the exception of two 

weeping willows.  It is a mixed coniferous-deciduous forest and consists of Douglas fir 

(Pseudotsuga menziesii), Western hemlock (Tsuga heterophylla), Western red cedar (Thuja 
plicata), big-leaf maple (Acer macrophyllum), red alder (Alnus rubra), black cottonwood 

(Populus trichocarpa), and bitter cherry (Prunus emarginata).  The site has a northern aspect 

with varying topography and development on the property is constrained due to the presence 

of critical areas, which includes wetlands, streams and steep slopes.  Please note that not all 

trees on the subject property were surveyed by the consulting arborist because they are located 

within areas where no work will occur within the stream and wetland buffers.

From an urban forestry perspective, the most desirable trees surveyed are located in the area 

where the majority of the construction will occur.  Figure 1 shows the best trees based on 

health and structural condition.  The darkest green circles indicate conifer species in ‘excellent’ 

condition while the lighter shade of this color shows conifer species in ‘good’ condition.  

Chartreuse green indicates deciduous trees in ‘excellent’ condition.  In addition, this area is also 

relatively free of invasive species and has a healthy native understory shrub layer consisting of 

sword fern, salmonberry, Indian plum, trailing blackberry, Oregon grape, red huckleberry, 

thimbleberry as well as others.  Although there are many trees in the eastern portion of the 

property with good health and structural condition, a good majority of them will be removed 

with the development as they do not qualify as ‘high retention value’ trees per Kirkland Zoning 

Code (KZC) 95.10(13).  Figure 2 shows the retention value of all surveyed trees.

In contrast, the eastern portion of the property is comprised of smaller deciduous species with 

only a few conifers in ‘good-excellent’ condition (Figure 1).  This area is also heavily inundated 

with invasive species such as Himalayan blackberry, English ivy, Japanese knotweed, red canary 

grass, and a very large climbing grape vine.  There are some native understory shrub species 

ATTACHMENT 3

58



Page 7 of 26

May 20, 2019

present as well including beaked hazelnut, Pacific dogwood, sword fern, Indian plum, and red 

elderberry. Only a few of trees will be affected by the proposed development.

Conflicts between trees and utilities: Yes ☐ No ☒ 

Acceptable Tree Protection Fencing Shown on plans: Yes ☐ No ☒ Redline Suggestions Below 

Remarks on arborist report accuracy, reasonableness of limits of disturbance, likely 

windfirmness of retained trees, lot setbacks and any additional discussion: 

The arborist report is fairly accurate although I’d like to note the following:

 There are a handful of trees where I downgraded the health and/or structure from what 
the consulting arborist had determined in the arborist report.  Doing so resulted in a few 
trees being non-viable. All other downgraded trees did not result in a change in their 
retention value.

 There is a large (~24” dbh) Douglas fir on the site that is actively failing and could be 
considered a high risk if people are entering the site.  The approximate located is 
marked as a large red X in Figure 1.

 I found one significant Western red-cedar located approximately 5’ north of tree #20731 
that was not included in the tree inventory.  It is good health (rating of ‘1’) and 
structural condition (rating of ‘2’) with a slight sweep and co-dominant stems that 
measure 5.3” and 7.6”.  

 Tree #21022 in the tree inventory table is not shown on the site maps.  It is located 
near tree #21021.
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Figure 1 – Tree #20709 and 20736 LOD’s in green, location of the unmarked cedar and location 
of the high risk Douglas fir tree 

Comments:

1. The proposed development shows that excavation and construction will occur within the 
drip lines of tree #1033, 1034, 1038, 1039, A, 1019, 20495. It would be prudent for the 
applicant to have their arborist complete a report to evaluate the impacts of construction 
on these trees and to provide LOD’s.

2. Both tree #20735 and #20709 are big leaf maples proposed to be retained. Based on 
the plans, fill will be added within the LOD’s of both trees. Big leaf maples are intolerant 
of fill. The site plans could be altered to avoid this. See Figure 1. 

3. If culverts are replaced additional trees will need to be added to the arborist report. 
4. Remove the leaning Douglas fir prior to work occurring on the site. See Figure 1.

Adjacent Property:

Right-of-way or parks trees impacted: Yes ☒ No ☐ Discuss: 20934 appears to be a ROW tree 

and is proposed for removal. 

Trees on adjoining property impacted: Yes ☐ No ☒ Discuss:
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Figure 2 - Figure 2 shows the best trees based on health and structural condition.  The 
darkest green circles indicate conifer species in ‘excellent’ condition while the lighter 
shade of this color shows conifer species in ‘good’ condition.  Chartreuse green 
indicates deciduous trees in ‘excellent’ condition.  

An updated arborist report and tree retention plan shall be submitted with the Land Surface 
Modification permit. 

22.32.010  Utility System Improvements.  All utility system improvements must be designed 
and installed in accordance with all standards of the applicable serving utility.
22.32.030  Stormwater Control System.  The applicant shall comply with the construction 
phase and permanent stormwater control requirements of the Municipal Code.
22.32.050  Transmission Line Undergrounding.  The applicant shall comply with the utility 
lines and appurtenances requirements of the Zoning Code.
22.32.060  Utility Easements.  Except in unusual circumstances, easements for utilities should 
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be at least ten feet in width.

Prior to Recording:
22.16.030  Final Plat - Lot Corners.  The exterior plat boundary, and all interior lot corners 
shall be set by a registered land surveyor.
22.16.040  Final Plat - Title Report.  The applicant shall submit a title company certification 
which is not more than 30 calendar days old verifying ownership of the subject property on the 
date that the property owner(s) (as indicated in the report) sign(s) the subdivision documents; 
containing a legal description of the entire parcel to be subdivided; describing any easements or 
restrictions affecting the property with a description, purpose and reference by auditor’s file 
number and/or recording number; any encumbrances on the property; and any delinquent taxes 
or assessments on the property.
22.16.150  Final Plat - Improvements.  The owner shall complete or bond all required right-
of-way, easement, utility and other similar improvements.
22.26.460  Plat Alteration - Lot Corners.  The exterior plat boundary and all interior lot 
corners shall be set by a registered land surveyor.
22.26.470  Plat Alteration - Title Report.  The applicant shall submit a title company 
certification which is not more than 30 calendar days old verifying ownership of the subject 
property on the date that the property owner(s) (as indicated in the report) sign(s) the plat 
alteration documents.
22.26.480  Plat Alteration - Improvements.  The owner shall complete or bond all required 
right-of-way, easement, utility and other similar improvements.
22.26.680  Plat Vacation - Lot Corners.  The exterior plat boundary and all interior lot corners 
shall be set by a registered land surveyor.
22.26.690  Plat Vacation - Title Report.  The applicant shall submit a title company 
certification which is not more than 30 calendar days old verifying ownership of the subject 
property on the date that the property owner(s) (as indicated in the report) sign(s) the plat 
vacation documents..
22.26.700  Plat Vacation - Improvements.  The owner shall complete or bond all required 
right-of-way, easement, utility, and other similar improvements.
22.32.020  Water System.  The applicant shall install a system to provide potable water, 
adequate fire flow and all required fire-fighting infrastructure and appurtenances to each lot 
created.
22.32.040  Sanitary Sewer System.  The developer shall install a sanitary sewer system to 
serve each lot created.
22.32.080  Performance Bonds.  In lieu of installing all required improvements and 
components as part of a plat or short plat, the applicant may propose to post a bond, or submit 
evidence that an adequate security device has been submitted and accepted by the service 
provider (City of Kirkland and/or Northshore Utility District), for a period of one year to ensure 
completion of these requirements within one year of plat/short plat approval.

Prior to occupancy:
22.32.020  Water System.  The applicant shall install a system to provide potable water, 
adequate fire flow and all required fire-fighting infrastructure and appurtenances to each lot 
created.
22.32.040  Sanitary Sewer System.  The developer shall install a sanitary sewer system to 
serve each lot created.
22.32.090  Maintenance Bonds.  A two-year maintenance bond may be required for any of 
the improvements or landscaping installed or maintained under this title.  
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ZONING CODE STANDARDS
90.45  Wetlands and Wetland Buffers.  No land surface modification may take place and no 
improvement may be located in a wetland or within the environmentally sensitive area buffers 
for a wetland, except as specifically provided in this Section.
90.50  Wetland Buffer Fence.  Prior to development, the applicant shall install a six-foot high 
construction phase fence along the upland boundary of the wetland buffer with silt screen fabric 
installed per City standard.  The fence shall remain upright in the approved location for the 
duration of development activities.  Upon project completion, the applicant shall install between 
the upland boundary of all wetland buffers and the developed portion of the site, either 1) a 
permanent 3 to 4 foot tall split rail fence, or 2) permanent planting of equal barrier value.  
90.55  Monitoring and Maintenance of Wetland Buffer Modifications:  Modification of a 
wetland buffer will require that the applicant submit a 5-year monitoring and maintenance plan 
consistent with the criteria found in 95.55 and which is prepared by a qualified professional and 
reviewed by the City’s wetland consultant. The cost of the plan and the City’s review shall be 
borne by the applicant.
90.80  Streams.  No land surface modification may take place and no improvements may be 
located in a stream except as specifically provided in this Section.
90.90  Stream Buffers.  No land surface modification may take place and no improvement may 
be located within the environmentally sensitive buffer for a stream, except as provided in this 
Section.   
90.95  Stream Buffer Fence.  Prior to development, the applicant shall install a six-foot high 
construction phase fence along the upland boundary of the entire stream buffer with silt screen 
fabric installed per City standard.  The fence shall remain upright in the approved location for the 
duration of development activities.  Upon project completion, the applicant shall install between 
the upland boundary of all stream buffers and the developed portion of the site, either 1) a 
permanent 3 to 4 foot tall split rail fence, or 2) permanent planting of equal barrier value.  
90.100.3  Monitoring and Maintenance of Stream Buffer Modifications:  Modification of 
a stream buffer will require that the applicant submit a 5-year monitoring and maintenance plan 
consistent with KZC section 95.55. This plan shall be prepared by a qualified professional and 
reviewed by the City’s wetland consultant. The cost of the plan and the City’s review shall be 
borne by the applicant.
90.125  Frequently Flooded Areas.  No land surface modification may take place and no 
improvements may be located in a frequently flooded area, except as specifically provided in 
Chapter 21.56 of the Kirkland Municipal Code.
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.
95.50  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.
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 
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districts through block pathways or other pedestrian improvements may be required. See also 
Plates 34 in Chapter 180.
105.20  Required Parking. See staff report for required parking.
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.
115.40  Fence Location.  Fences over 6 feet in height may not be located in a required setback 
yard.  A detached dwelling unit abutting a neighborhood access or collector street may not have 
a fence over 3.5 feet in height within the required front yard.  No fence may be placed within a 
high waterline setback yard or within any portion of a north or south property line yard, which is 
coincident with the high waterline setback yard.
A detached dwelling unit may not have a fence over 3.5 feet in height within 3 feet of the property 
line abutting a principal or minor arterial except where the abutting arterial contains an improved 
landscape strip between the street and sidewalk. The area between the fence and property line 
shall be planted with vegetation and maintained by the property owner. 
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.
115.75.2  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 
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 
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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.g  Rockeries and Retaining Walls.  Rockeries and retaining walls are limited to a 
maximum height of four feet in a required yard unless certain modification criteria in this section 
are met.  The combined height of fences and retaining walls within five feet of each other in a 
required yard is limited to a maximum height of 6 feet, unless certain modification criteria in this 
section are met.
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.
150.22.2  Public Notice Signs.  Within seven (7) calendar days after the end of the 21-day 
period following the City’s final decision on the permit, the applicant shall remove all public notice 
signs.

Prior to recording:
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.

Prior to issuance of a grading or building permit:
85.25.1  Geotechnical Report Recommendations.  A written acknowledgment must be 
added to the face of the plans signed by the architect, engineer, and/or designer that he/she has 
reviewed the geotechnical recommendations and incorporated these recommendations into the 
plans.
85.45  Liability.  The applicant shall enter into an agreement with the City, which runs with the 
property, in a form acceptable to the City Attorney, indemnifying the City for any damage resulting 
from development activity on the subject property which is related to the physical condition of 
the property.
90.50  Wetland Buffer Fence.  Prior to development, the applicant shall install a six-foot high 
construction phase fence along the upland boundary of the wetland buffer with silt screen fabric 
installed per City standard.  The fence shall remain upright in the approved location for the 
duration of development activities.  Upon project completion, the applicant shall install between 
the upland boundary of all wetland buffers and the developed portion of the site, either 1) a 
permanent 3 to 4 foot tall split rail fence, or 2) permanent planting of equal barrier value.  
90.95  Stream Buffer Fence.  Prior to development, the applicant shall install a six-foot high 
construction phase fence along the upland boundary of the entire stream buffer with silt screen 
fabric installed per City standard.  The fence shall remain upright in the approved location for the 
duration of development activities.  Upon project completion, the applicant shall install between 
the upland boundary of all stream buffers and the developed portion of the site, either 1) a 
permanent 3 to 4 foot tall split rail fence, or 2) permanent planting of equal barrier value.  
90.150  Natural Greenbelt Protective Easement.  The applicant shall submit for recording 
a natural greenbelt protective easement, in a form acceptable to the City Attorney, for recording 
with King County.
90.155  Liability.  The applicant shall enter into an agreement with the City which runs with 
the property, in a form acceptable to the City Attorney, indemnifying the City for any damage 
resulting from development activity on the subject property which is related to the physical 
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condition of the stream, minor lake, or wetland.
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. 
27.06.030 Park Impact Fees.  New residential units are required to pay park impact fees prior 
to issuance of a building permit. Please see KMC 27.06 for the current rate.  Exemptions and/or 
credits may apply pursuant to KMC 27.06.050 and KMC 27.06.060.  If a property contains an 
existing unit to be removed, a “credit” for that unit shall apply to the first building permit of the 
subdivision.

Prior to occupancy:
85.25.3  Geotechnical Professional On-Site.  The geotechnical engineer shall submit a final 
report certifying substantial compliance with the geotechnical recommendations and geotechnical 
related permit requirements.
90.145  Bonds.  The City may require a bond and/or a perpetual landscape maintenance 
agreement to ensure compliance with any aspect of the Drainage Basins chapter or any decision 
or determination made under this chapter.
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
95.51.2.b  Tree Maintenance.  For detached dwelling units, the applicant shall submit a 5-
year tree maintenance agreement to the Planning and Building Department to maintain all pre-
existing trees designated for preservation and any supplemental trees required to be planted.
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.
110.75  Bonds.  The City may require or permit a bond to ensure compliance with any of the 
requirements of the Required Public Improvements chapter.  

Permit #:  SUB16-02267
Project Name: Forbes Creek Cottages
Project Address: No Address
Date: May 20, 2019
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PUBLIC WORKS CONDITIONS

Public Works Staff Contacts
Land Use and Pre-Submittal Process:
Building and Land Surface Modification (Grading) Permit Process:
John Burkhalter, Development Engineer Supervisor
Phone: 425-587-3846 Fax: 425-587-3807
E-mail:   jburkhalter@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 (paid with the issuance of a 

Building Permit)
o Side Sewer Inspection Fee (paid with the issuance of a Building Permit)
o Water Meter Fee (paid with the issuance of a Building Permit)
o Right-of-way Fee
o Review and Inspection Fee (for utilities and street improvements).
o 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). 

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

4. Subdivision Performance and Maintenance Securities:
 The subdivision can be recorded in advance of installing all the required street 

and utility improvements by posting a performance security equal to 130% of the 
value of work.  This security amount will be determined by using the City of 
Kirkland’s Improvement Evaluation Packet (available in either Excel or PDF).  
Contact the Development Engineer assigned to this project to assist with this 
process. 
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 If the Developer will be installing the improvements prior to recording of the 
subdivision, there is a standard right of way restoration security ranging from 
$10,000.00 to 30,000.00 (value determined based on amount of right-of-way 
disruption).  This security will be held until the project has been completed.  

 Once the subdivision has been completed there will be a condition of the permit 
to establish a two year Maintenance security.  

 If a recording Performance Security has not yet been posted, then prior to 
issuance of the LSM Permit a standard right of way restoration security ranging 
from $10,000.00 to 30,000.00 (value determined based on amount of ROW 
disruption) shall be posted with Public Works Department.  This security will be 
held until the project has been completed

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. A 
concurrency test was passed for water, sewer and traffic on August 22, 2016, which 
expires in 6 years from the date of issuance if all building permits have not been 
approved. 

6. All civil engineering plans which are submitted in conjunction with a building, 
grading, or right-of-way permit must conform to the Public Works Policy G-7, 
Engineering Plan Requirements.  This policy is contained in the Public Works Pre-
Approved Plans and Policies manual.

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

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

9. Prior to issuance of any commercial or multifamily Building Permit, the applicant 
shall provide a plan for garbage storage and pickup.  The plan shall conform to Policy 
G-9 in the Public Works Pre-approved Plans and be approved by Waste Management 
and the City.

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

11. All subdivision recording documents shall include the following language:
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o Utility Maintenance:  Each property owner shall be responsible for maintenance 
of the sanitary sewer, storm water stub, rain garden, permeable pavement, or 
any infiltration facilities (known as Low Impact Development) from the point of 
use on their own property to the point of connection in the City sanitary sewer 
main or storm water main.  Any portion of a sanitary sewer, surface water stub, 
rain garden, permeable pavement, or any infiltration facilities, which jointly 
serves more than one property, shall be jointly maintained and repaired by the 
property owners sharing such stub. The joint use and maintenance shall “run 
with the land” and will be binding on all property owners within this subdivision, 
including their heirs, successors and assigns.

o Public Right-of-way Sidewalk and Vegetation Maintenance:  Each property owner 
shall be responsible for keeping the sidewalk abutting the subject property clean 
and litter free.  The property owner shall also be responsible for the 
maintenance of the vegetation within the abutting landscape strip.  The 
maintenance shall “run with the land” and will be binding on all property owners 
within this subdivision, including their heirs, successors and assigns.

If the lots have on-site private storm water facilities, include this language on the 
subdivision recording document:

o Maintenance of On-site Private Stormwater Facilities: Each Lot within the 
Subdivision has a stormwater facility (infiltration trench, dry wells, dispersion 
systems, rain garden, and permeable pavement) which is designed to aid storm 
water flow control for the development.  The stormwater facility within the 
property shall be owned, operated and maintained by the Owner.  The City of 
Kirkland shall have the right to ingress and egress the Property for inspection of 
and to reasonable monitoring of the performance, operational flows, or defects 
of the stormwater/flow control facility.  
If the City of Kirkland determines related maintenance or repair work of the 
stormwater facility is required, the City of Kirkland shall give notice to the Owner 
of the specific maintenance and/or repair work required.  If the above required 
maintenance or repair is not completed within the time set by the City of 
Kirkland, the City of Kirkland may perform the required maintenance or repair, 
or contract with a private company capable of performing the stormwater 
facility maintenance or repair and the Owner will be required to reimburse the 
City for any such work performed. 
The Owner is required to obtain written approval from the City of Kirkland prior 
to replacing, altering, modifying or maintaining the storm water facility.

If the project contains LID storm improvements that will be installed as a condition 
of the new home Building Permit, then include this condition on the Short Plat 
recording documents:
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o Installation of Low Impact Development (LID) storm drainage improvements with 
Building Permits:  All LID storm drainage features depicted on Sheet ____ of 
____ of issued permit LSM1X-0XXXX shall be installed in conjunction with the 
construction of each new home on lots X to X.  The LID improvements include, 
but are not limited to the rain gardens and the pervious driveways.  The Building 
Permit for the new signal family home on lots X to X will not receive a final 
inspection until said LID improvements are installed.   The pervious access 
road/Tract serving lots X and X shall be constructed or secured by a performance 
bond prior to recording of the short plat

Sanitary Sewer Conditions:

1. The applicant shall extend the existing public sewer system to provide sanitary sewer 
service for each unit within the proposed project.  Extend an 8" sewer main along 
Forbes Creek Drive to a point where the sewer may enter the property (as currently 
shown is acceptable), and terminate with a manhole.  Extend sewer into the project to 
serve the proposed units by gravity.  No sewer stub shall be longer than 200 feet, and all 
8” pipe shall have manholes at bends and terminations.

2. A Sanitary Sewer Latecomers Agreement may be recorded with the sewer extension

3. Provide a plan and profile design for the sewer line extension

4. A 20 foot wide public sanitary sewer easement must be recorded with the property.

5. Access for maintenance of the sewer manholes is required.  Provide a 15' wide access 
easement from the right-of-way to each sanitary sewer manhole.

6. Provide a 6-inch minimum side sewer stub to each unit.

7. All side sewer stubs serving the property shall be PVC type pipe per Public Works Pre-
approved Plans Sanitary Sewer Design Criteria and meet the requirements of the 
Department of Ecology Orange Book.  

Water System Conditions:

1. The existing water main in the public right-of-way along the front of the subject 
property is adequate to serve this proposed development.

2. Provide a separate 1" minimum water service from the water main to the meter for 
each unit; City of Kirkland will set the water meter. The water size is determined when 
the Building Permit is submitted and is sized per the Uniform Plumbing Code.  A ¾” 
meter is the typical size for new single-family home.  A single master meter may serve 
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the project if set up as a condo association.  Any sub-meters for the units will not be 
read or billed separately by the City of Kirkland.

3. No public water main shall be extended in to the project unless required to service 
hydrants by the Fire Department.

Surface Water Conditions:

1. Provide temporary and permanent storm water control per the 2016 King County 
Surface Water Design Manual and the Kirkland Addendum (Policy D-10).  See Policies D-
2 and D-3 in the PW Pre-Approved Plans for drainage review information, or contact city 
of Kirkland Surface Water staff at (425) 587-3800 for help in determining drainage 
review requirements.  The drainage review levels can be determined using the Drainage 
Review Flow Chart.  This project triggers a full drainage review based on site and project 
characteristics: 

         Full Drainage Review
 A full drainage review is required for any proposed project, new or 

redevelopment, that will:
 Adds 5,000ft2 or more of new impervious surface area or 10,000ft2 or more of 

new plus replaced impervious surface area,
 Propose 7,000ft2 or more of new pervious surface or,
 Be a redevelopment project on a single or multiple parcel site in which the total 

of new plus replaced impervious surface area is 5,000ft2 or more and whose 
valuation of proposed improvements (including interior improvements but 
excluding required mitigation and frontage improvements) exceeds 50% of the 
assessed value of the existing site improvements.

2. A preliminary drainage report (Technical Information Report) must be submitted with 
the subdivision application. This must include a downstream analysis for all projects 
(except small project Type 1).

3. Evaluate the feasibility and applicability of dispersion, infiltration, and other stormwater 
low impact development facilities on-site (per section 5.2 in the 2009 King County 
Surface Water Design Manual).  If feasible, stormwater low impact development 
facilities are required.  See PW Pre-Approved Plan Policy L-1 or L-2 (depending on 
drainage review) for more information on this requirement.  

4. Because this project site is one acre or greater, the following conditions apply:
 Amended soil requirements (per Ecology BMP T5.13) must be used in all landscaped 

areas.
 If the project meets minimum criteria for water quality treatment (5,000ft2 pollution 

generating impervious surface area), the enhanced level of treatment is required if 
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the project is multi-family residential, commercial, or industrial.  Enhanced 
treatment targets the removal of metals such as copper and zinc.

 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 if a project contains a 
lake, stream, or wetland.

 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 2009 King County Surface Water 
Design Manual for plan preparation.

5. A storm water detention system is required, it shall be designed to Level II standards.  
Historic (forested) conditions shall be used as the pre-developed modeling condition.

6. This project is creating or replacing more than 5000 square feet of new impervious area 
that will be used by vehicles (PGIS - pollution generating impervious surface).  Provide 
storm water quality treatment per the 2009 King County Surface Water Design Manual. 

7. Provide a level one off-site analysis (based on the King County Surface Water Design 
Manual, core requirement #2).  Additionally, evaluate the following for each of the three 
(3) culverts shown on the property:

 Capacity analysis and inlet analysis
 Clean and video pipes to ensure no repairs/replacement is needed
 Remove sediment downstream of outlet(s)

8. It doesn’t appear that any work within an existing ditch will be required, however the 
developer has been 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
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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

9. A Hydraulic Project Approval (HPA) from WA State Department of Fish and Wildlife 
(WDFW) may be required for this project.  Contact WDFW at 425-313-5681 or 

 Christa.Heller@dfw.wa.gov for determination, obtain an HPA if required, and submit a 
copy to COK. If an HPA is not required, the applicant may 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/

10. Provide an erosion control report and plan with Building or Land Surface Modification 
Permit application.  The plan shall be in accordance with the 2009 King County Surface 
Water Design Manual.

11. Provide collection and conveyance of right-of-way storm drainage.

12. Provide a separate storm drainage connection for each unit/lot.  All roof and driveway 
drainage must be tight-lined to the storm drainage system or utilize low impact 
development techniques. The tight line connections shall be installed with the individual 
new houses.

13. Provide a plan and profile design for the storm sewer system.

14. Provide a 15' wide access easement to the storm detention control manhole;   easement 
must be improved with 10' of asphalt and drainage control to protect against erosion.

15. The cottage housing regulations require the project to use Low Impact Design drainage 
features unless deemed unfeasible by a geotechnical engineer.  The civil engineer shall 
provide a plan to the Public Works Department addressing how the project will be 
designed to incorporate LID into all aspects of the development proposal to match pre-
development hydrologic conditions.  If full implementation is not feasible, the civil 
engineer shall provide an analysis supporting this conclusion and shall provide a plan 
which utilizes the following preferred stormwater management techniques, where 
feasible, together with an analysis of those techniques which are not feasible to 
implement.

 Retention of significant vegetated areas;
 Limited site disturbance
 Permeable pavements/materials
 On-site infiltration
 Bioretention swales/rain gardens
 Reduced impervious surface
 Soil amendment
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The intent is for the project to provide and allow the preservation of natural hydrology, 
reduced impervious surfaces, treatment of stormwater in numerous small, decentralized structures, use 
of natural topography for drainageways and storage areas, preservation of portions of the site in 
undisturbed, natural conditions, and reduction of the use of piped systems. Whenever possible, site 
design should use multifunctional open drainage systems such as vegetated swales or filter strips which 
also help to fulfill landscaping and open space requirements.

Street and Pedestrian Improvement Conditions: 

1. The subject property abuts Forbes Creek Drive and 20th Avenue.  These streets are 
Collector and Neighborhood Access type streets, respectively.  Zoning Code sections 
110.10 and 110.25 require the applicant to make half-street improvements in rights-of-
way abutting the subject property.  Section 110.30-110.50 establishes that this street 
must be improved with the following: 

A. Forbes Creek Drive Improvements:
 Due to a Lot Line Alteration the Project does not have any frontage on Forbes 

Creek Drive and therefore no right-of-way improvements are required.
B. 20th Avenue Improvements:

 Install Type A curb and gutter 8 feet north of the south property line to face of 
curb (match existing curb line to the west).  Provide a minimum of 20 feet of 
paving adjacent to the new curb (applies to areas where there is currently no 
paved street section along 20th Avenue).  On the east end of the project set the 
new Type A curb 24 feet from the existing curb and extend to the east property 
line.  

 Behind the curb provide a 4.5 feet landscape strip with street trees 30 foot on 
center and a 5 foot wide sidewalk.

 Dedicate a minimum of 20 feet of right-of-way along the project frontage 
starting at the west property line for approximately 290 feet then tapering back 
to the existing right-of-way line on a straight line taper for 50 feet; dedication to 
encompass all the required improvements.

 Eradicate Knotweed via injection methods prior to installing any frontage 
improvements.

 These improvements may need to be modified pending any unforeseen 
environmental analysis.  Attachment 2 shows the modified frontage 
improvements based on the environmental analysis to date and is approved by 
the Public Works Department.

C. 5th St. Improvements:
 Provide safety signage per ASHTO at the intersection with 20th Ave; nine point 

diamond sign.
D. 4th Pl. Improvements:

 Provide safety signage per ASHTO at the intersection with 20th Ave, nine point 
diamond sign.
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2. Provide a pedestrian connection between 20th Ave and Forbes Creek Drive.  The 
pedestrian path may be made up of a combination of the 8’ asphalt pathway, 5’ 
concrete sidewalk, and timber stairs with hand rails as necessary.  Record a 10 foot 
public pedestrian easement to encompassing the path between 20th Ave and Forbes 
Creek Drive (regardless of the configuration of the LLA the easement needs to span 
these two rights-of-way).  The path needs to be clearly delineated from future 
driveways and vault access to ensure pedestrian are comfortable using it and future 
property owners understand the use.

The City would support a modification per KZC 105.103.3(b) to allow the path to be 
constructed in Juanita Bay Park (parcel 3226059022); 3’ wide soft surface path with 
timber stairs and hand rails as necessary.  The path connection at Forbes Creek Drive 
shall meet stopping sight distance requirements, have adequate lighting, and connect to 
a striped crosswalk with signage.

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. The access tract must meet the requirements of the City of Kirkland Driveway Pre-
Approved Policy R-4. 
 No backing into the right-of-way shall be allowed.
 Driveway landings shall be no greater than 6% slope for the first 20 feet.
 24 foot wide drive aisle entrance.

5. All street and driveway intersections shall not have any visual obstructions within the 
sight distance triangle.  See Public Works Pre-approved Policy R.13 for the sight distance 
criteria and specifications.  

 Provide site distance analysis for each driveway.

6. Prior to the final of the building or grading permit, pay for the installation of any stop 
and street signs at the new/existing intersections.   Other caution signage may be 
required and will be determined during permit review by the City’s Traffic Engineer.
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7. Install "NO PARKING ANYTIME" signs along any portion of 20th Avenue frontage that has 
less than 24 feet of paved width.

8. Install "NO PARKING ANYTIME" signs along the frontage of 457 20th Avenue.  The 
existing street edge abuts private property at this location and the neighbor does not 
want passengers exiting vehicles to trespass on their property.  The neighbor will need 
to provide an easement for sign installation prior to the signs being placed.

9. Install new monuments at the intersections along 20th Ave, two (2) total.

10. 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.

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

12. Underground any new off-site transmission lines.

13. New street lights may be required per Puget Power 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.  New street 
lighting must be LED.
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Links

 City of Kirkland Pre-Approved Plans and Policies 
 Public Works Development Fees 
 Stormwater FAQs 
 Application Forms (Electronic, Paper)
 KZC105 – Private Drive, Private and Pedestrian Walkway Requirements 
 KZC110 - Public Right-of-way Improvement Requirements 

FIRE DEPARTMENT COMMENTS

Contact: Grace Steuart at 425-587-3660; or gsteuart@kirklandwa.gov 

ACCESS

Since the grade of the access to each cluster of cottages is over 15 percent, units 1-5 and 10-15 
will need to be sprinklered.     (The other units are close enough to the 20th Ave Right of Way 
that sprinklers are not required.)  

HYDRANTS

Existing hydrants are adequate to provide coverage for the project.  The hydrants on 5th Street 
and 4th Place shall be equipped with 5" Storz fittings.

FIRE FLOW

Fire flow is adequate on 20th Ave; available flow ranges between 1300 and 1800 gpm.

BUILDING DEPARTMENT CONDITIONS

You may contact Tanya Elder at 425-587-3614 for Building Department questions related to this 
permit.

1. Any existing structures (to remain) shall not be made non-code compliant or less code 
compliant due to the location of proposed property line(s). Please consider fire separation 
distances and exterior walls, openings in exterior walls, overhangs and projections. IBC and IRC.

2. Any new structures to be built upon the properties) shall be designed to comply with IBC 
or IRC fire-resistance-rated construction code requirements for exterior walls, openings in exterior 
walls, overhangs and projections. Fire separation distance shall be determined using real property 
lines or imaginary property lines if there are no real property lines between buildings.
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3. The approved plans shall not be changed, modified, or altered without authorization from 
the building official. The approved plans are required to be on the job site.  

4. This SUB Permit does not authorize any cutting or digging for new footings or foundations. 
A SEPERATE BUILDING PERMIT MUST BE ISSUED PRIOR TO ANY FOOTING OR FOUNDATION 
WORK.

5. No excavation or fill is authorized to encroach upon a neighboring property without explicit 
agreement by the adjoining property owner.

6. Separate demolition permit(s) are required prior to removal of any existing structures. 

7. Separate building permit(s) are required for construction of any new buildings.

8. A separate building permit is required for a cast-in-place storm water detention vault, if 
one is to be constructed. 

9. Separate building permit(s) are required for cast-in-place retaining wall(s) that are 4’ or 
greater in height, measured from the BOTTOM OF FOOTING to the TOP OF WALL.

10. A separate building permit is required for any shoring that protects an adjacent property. 
If shoring is required for excavation or construction of any new structure, the shoring may be 
included as part of the building permit for that structure.

11. A geotechnical evaluation may be required at the time of each building permit submittal.

12. No structural or fire and life safety review has occurred for the proposed buildings, as they 
require separate building permit applications for review and approval.
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