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Zipper Geo Associates. LLC 
Geotechnical and Environmental Consulting 

Project No. 1575.01 

July 10, 2017 

CJOK, Inc. 

PO Box 2879 

Kirkland, Washington 98083 

Attention: 

Subject: 

Mr. Greg Rairdon 

Geotechnical Report Addendum 

Proposed Kirkland Rairdon Improvements 

13110 NE 126th Place 

Kirkland, Washington 

Dear Mr. Rairdon: 

The purpose of this letter is to provide an addendum to our previously-issued preliminary geotechnical 

report (Phase 1 Geotechnical Report, Proposed Kirkland Rairdon Improvements, 13110 NE 1261
h Place, 

Kirkland, Washington) dated December 2, 2016 (Previous Report). Our previous report described an 

apparently unstable bare soil escarpment located at the toe of a ridge feature to the north of the proposed 

improvement area. Our Previous Report presented a conceptual alternative to stabilize the escarpment 

utilizing a quarry spa II buttress. 

We understand the City of Kirkland has voiced concern regarding successfully establishing permanent 

vegetation on the quarry spall buttress. As an alternative to the quarry spa II buttress, it is our opinion that 

a reinforced soil slope could be constructed to stabilize the escarpment. With a reinforced soil slope, the 

entire slope would be constructed of 11Soil", thereby increasing the probability of establishing healthy, 

permanent vegetation on the slope. A conceptual cross-section of the reinforced soil slope is provided in 

the attached Figure 1. If approved, design details for the reinforced soil slope will be provided as part of 

our final geotechnical report for the project. 

We trust this addendum meets your current needs. If we can be of further assistance, please contact us. 

Respectfully submitted, 

Zipper Geo Associates, LLC 

Robert A. Ross, P.E. 

Principal 

Avenue west, u 

ATTACHMENT #3.0 

Lynnwooa, wasmngton 98036 (425) 582-9928 
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t; Critical Areas Mitigation 
Bond Quantity Worksheet 

King County. 

Project Name: RC 124th LLC Date: 7\14\17 Prepared by: Jim Rothwell 

Project Number: SAR 1 6-02705 Project Description: Construction of parking lot for vehicle storage 

Location: NE 126th Place, Kirkland, WA Applicant: Phone: 

PLANT MATERIALS (includes labor cost for 
plant installation) 

Type Unit Price Unit Quantity Description Cost 

PLANTS: Potled, 4" diameler, medium $5.00 Each $ 
PLANTS: Conlainer. 1 gallon. medium soil $11 .50 Each 741.00 $ 8,521.50 
PLANTS: Conlainer, 2jjallon, medium soil $20.00 Each 0.00 $ 
PLANTS: Conlainer, 5JJallon, medium soil $36.00 Each $ 
PLANTS: Seeding. by hand $0.50 SY $ 
PLANTS: Slips (willow, red-osier) $2.00 Each $ -
PLANTS: Slakes (willow) $2.00 Each $ 
PLANTS: Slakes [willow) $2.00 Each $ -
PLANTS: Flals/plugs $2.00 Each $ 

( TOTAL s 8,.521.50 

INSTALLATION COSTS (LABOR, EQUIPMENT, & OVERHEAD) 

Type Unit Price Unit Cost 

Compost vegelable, delivered and spread $37.88 CY $ . 
Decompacling lill/hardpan, medium. lo 6" deplh $1.57 CY $ . 
Decompacling lill/hardpan, medium,lo 12" deplh $1.57 CY $ . 
Hydroseeding $0. 51 SY $ -
Labor, general (landscaping olher lhan planl inslallalion) $40.00 HR 24.00 $ 960.00 
Labor, general {construction) $40.00 HR $ . 
Labor: Consultantj suoervising $55 .00 HR 8.00 $ 440.00 
Labor: Consullanl. on-sile re-design $95.00 HR $ -
Renlal of decompacling machinery & operalor $70.00 HR $ -
Sand, coarse delivered and spread $42..00 CY $ . 
Slaking malarial (sel per lreej $7.00 Each $ . 
Surveying. line & grade $250:00 HR $ -
Surveying, lopographical $250.00 HR $ . 
Walering. 1" of waler. 50' soaker hose $3.62 MSF $ . 
lrrigalion -lemporary $3 000.00 Acre 0.43 $ 1.290.00 
lrrigalion- buried $4,500.00 Acre $ -
Tilling topsoil, disk harrow, 20hp tractor, 4"-6" deep $1.02 SY 0.00 $ . 

I TOTAL s 2,690.00 

HABITAT STRUCTURES* I 
ITEMS Unit Cost Unit Cost 

Fascines (willow) $ 2.00 Each $ . 
Logs, (cedar), wl root wads, 16"-24" diam , 30' long $1 ,000.00 Each $ . 
Logs (cedar) w/o root wads, 16"-24" diam , 30' $400.00 Each $ -
Logs. w/o roo! wads, 16"-24" diam. 30' long $2.4 5.00 Each $ -
Logs w/ root wads, 16"-24" diam, 30' long $460.00 Each $ -
Rocks, one-man $60.00 Each $ . 
Rocks. two-man $1 20.00 Each $ . 
Root wads $163.00 Each $ -
Spawning gravel, lype A $22.00 CY $ -
Weir-log $1 .500.00 Each $ . 
Weir- adjuslable $2.000.00 Each $ . 
Woody debris, large $1 63 .00 Each $ -
Snags - anchored $400.00 .Each $ . 
Snags - on site $50.00 Each $ . 
Snags - imported $800.00 Each $ . 

"' All costs include delivery and installation I TOTAL s . 
EROSION CONTROL 

ITEMS Unit Cost Unit Cost 

Backffil and Compaction-embankment $ CY $ -
Crushed surfacing, 1114" minus $30.00 CY $ -
Dilchin_g $7.03 CY $ 
Excavalion, bulk $4.00 CY $ 
Fence, silt $1.60 LF 818.00 $ 1 308.80 
Jule Mesh $1 26 SY $ -
Mulch. by hand, slraw, 2" deep $1.27 SY $ -
Mulch, by hand, wood chips, 2" deep $3.25 SY 2060.00 $ 6.695.00 

ATTACHMENT #4.0 
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Mulch, by machine, slraw, 1" deep $0. 32 SY $ -
PiPing, temporary, CPP, 6' $9.30 LF $ -
Pioing. temporary, CPP. 8' $14.00 LF $ -
Pioing, temporary, CPP, 12' $18.00 LF $ -
Plastic ccvering, 6mm thick, sandbagged $2.00 SY $ -
Rip Rap. machine placed. slopes $33.98 CY $ -
Rock Conslr. Entrance 100'x15'x1' $3,000.00 Each $ -
Rock Conslr. Entrance 50'x15'x1' $1,500.00 Each $ -
Sediment pond riser assembly $1 ,695.11 Each $ -
Sedimenllrap. 5' high berm $15.57 LF $ -
Sediment kap, 5' t;gh befTTl w/spillway incl riprap $59.60 LF $ -
Sodding, 1" deep, level ground $5.24 SY $ -
Sodding. 1" deep. slooed ground $6.48 SY $ -
Straw bales, place and remove $600.00 TON $ -
Hauling and disoosal $20.00 CY $ -
Topsoil, delivered and spread $35.73 CY 172.00 $ 6,145.56 

!TOTAL s 14149.36 
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GENERAL ITEMS 
ITEMS Unit Cost Unit Cost 

Fencing, chain link, 6' $18.89 LF $ -
Fencing, chain link, corner posts $111.17 Each $ . 
Fencing, chain link, gate $277.63 Each $ -
Fencino. soUl rail, 3' hioh 2-rail $10.54 LF 347.00 $ 3.657.38 
Fencing, temporary (NGPE) $1.20 LF $ . 
Signs. sensitive area boundary (inc backing, post. instaiD $28.50 Each 7.00 $ 199.50 

TOTAL s 3 856.88 
(Consrrucrton c;osr 

OTHER Subtotal) S Z9,Z17.74 
Percentage 

ITEMS of 
Construction Unit Cost 

Mobilizalion 10% 1 $ 2 921.77 

Contingency 30% 1 $ 8,765.32 

TOTAL s 11 687.1 0 
NOTE: Projects with multiple permit requirements may be requrrl!d to lor.oer 

MAINTENANCE AND MONITORING monitoring and maintenance terms This will be eva luated on a case-by-case basis 
for development applications. Monitoring and maintance ranges may be assessed 
.flnYwhl"rt!. from 5 to 10 V51r!l. 

Maintenance, annual (by owner or consultant) 

Less than 1 ,000 sq n and buffer only 
(3 X SF total for 3 annual 

$ 1.08 SF 0.00 events; Includes monitorino) $ . 
Less than 1,000 sq n with wetland or aquatic area mitigation 

1 ( 3 X SF total for 3 annual 
$ 1.35 SF events; Includes monitoring) $ . 

Larger than 1,000 sq H bulless than 5,000 sqJI of buffer 
lr4hr @$45/hrl miliqaUon $ 180..00 EACH $ -

Larger than 1,000 sq ft but less than 5,000 sq ft of wetland 
116hr @$45/hr) or aquallc "'"" mit;oll1illll $ 270.00 EACH $ . 

Larger than 5,000 sq ft but< 1 acre -buffer mitigation only 
$ 360..00 EACH 10.00 (8 hrs @ 45/hr) $ 3 600.00 

Larger lllan 5,000 sq ft but< 1 acre w"h wetland or aquaiTc 
loa hrs@ $45/hrl area $ 450.00 EACH $ -

larger than 1 atre but< 5 aero• · blJ!(urand I orw1!t\arwl or 
ICWEC crew) aauailc area mitioauon $ 1 600.00 DAY $ . 

Larger than 5 acres· buffer and I or wetland or aquatic area 
111 ..25 X WE.C crew) rnilinalioo $ 2.000.00 DAY $ -

Monitoring, annual (by owner or consultant) 

larger than 1,000 sq ft but less than 5,000 wetland or 
miliqation $ 72.0.00 EACH (8 hrs @ 90/hr) $ -
larger than 5,000 sq fl but< 1 acre with wetland or aquatic 
area imnads $ 900.00 EACH 10.00 (1 0 hrs@ $90/ hr) $ 9 000.00 
larger than 1 acre but< 5 acres· buffer and I or walland or 
aquatic area imoacts $ 1 440.00 DAY (16 hrs @ $90/hr) $ . 
Larger than5 acres- buffer and I or wetland or aquatic area 
impacts $ 2,400.00 DAY (24 hrs @ $90/hr) $ . 

TOTAL s l2 600.00 

Total $53,504.84 
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MITIGATION MAP
RC 124TH LLC

Sheet 3/4
WRI Job #16095

Drawn by: JR
Date: 02.06.2018

Greg Rairdon
PO Box 2879
Kirkland, WA 98083

Delineation  / Mitigation / Restoration  / Habitat Creation / Permit Assistance

9505 19th Avenue S.E. Suite 106 Everett,Washington 98208 

Phone: (425) 337-3174
Fax: (425) 337-3045 
Email: mailbox@wetlandresources .com

MITIGATION MAP
RC 124TH LLC

PORTION OF S28, T26N, R05E, W.M.
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February 9, 2018 

David Barnes 

City of Kirkland  

Planning and Community Development 

123 Fifth Avenue 

Kirkland, WA  98125 

 

Re:  Rairdon Property North of NE 126th Place 

Stream & Wetland Revised CAR & Mitigation Plan Review 

  The Watershed Company Ref. No.:  160622.14 

Dear David:  

This letter presents the findings of an environmental review of the applicant‐provided 

response to your information request for the RC 124th LLC property located at 13110 NE 

126th Place and the undeveloped lot to the north (Parcel numbers 282605‐9128 and ‐

9004).  The following documents were submitted for this review: 

 February 6, 2018 Critical Areas Report and Detailed Mitigation Plan for RC 124th LLC. 

(Revised CAR), Prepared by WRI (text only, edits shown in track changes for 

ease of review) 

 February 6, 2018 Mitigation Map RC 124th LLC. (Revised Mitigation Map), 

prepared by WRI (edits marked in red ink for ease of review) 

 

You also provided a copy of a stream and wetland reconnaissance report documenting 

conditions on the neighboring property to the west. 

 

 September 26, 2014 Reconnaissance Report for King County Parcel No. 8663350120, 

prepared by WRI 

 

The current review did not require a site visit.  The application is governed by the old 

version of the Kirkland Zoning Code, Chapter 90. 
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Rairdon Property North of NE 126th Place Review 

Barnes, D. City of Kirkland Planning 

February 9, 2018 

Page 2 
 

Findings 

The revised CAR updated sections 8.0 Kirkland Zoning Code (KZC) Provisions and 

Limitations and 9.0 Planned Unit Development (PUD).  The report now thoroughly 

documents which proposed actions comply with standard critical area code 

requirements and which actions require review under a PUD. As documented in the 

Revised CAR, some of the proposed actions do not fully comply with KZC Chapter 90 

code provisions and require review under PUD provisions in KZC Chapter 125. 

Actions proposed under a PUD  

Modification of Wetlands A, C and D 

As documented in Revised CAR Section 8.1 Wetland Modification, proposed wetland 

fill (Wetlands C and D) exceeds allowed percentages under KZC 90.55 and paper fill 

(Wetland A) is not specifically addressed in the code; proposed paper fill also exceeds 

the allowed percentage. These actions are summarized in Section 9.0, Table 2 of the 

Revised CAR and proposed mitigation using the King County Mitigation Reserves 

Program (MRP) are summarized in Section 10.  

Modifications to Stream C, including piping and buffer averaging 

The proposed piping of the south end of Stream C and associated buffer averaging do 

not fully comply with KZC 90.115 and 90.100 as documented in Revised CAR Sections 

8.2 and 8.3. WRI describes the rationale for piping Stream C and the lack of connectivity 

to other surface waters in the existing site condition in Section 9.2 of the Revised CAR. 

Modification of buffer from off-site stream 

The majority of the on‐site buffer for the off‐site stream to the west is paved under 

existing site conditions.  The applicant proposes to fully reduce the onsite buffer; this 

exceeds the one‐third buffer width reduction allowed under KZC 90.100 (Revised CAR, 

Section 8.2). As documented in Sections 9.0 and 10.0 of the Revised CAR, this proposed 

impact will be mitigated by purchasing credits from the King County MRP. 

 

Proposed mitigation for proposed PUD impacts follows current best available science 

practices, including the Ecology tool, Calculating Credits and Debits for Compensatory 

Mitigation in Wetlands of Western Washington (Ecology Publication 10‐06‐011). 

Escarpment – Slope Stabilization 

Escarpment work within the buffer of Wetland B is detailed in the Revised CAR, Section 

8.2 Buffer Modifications and Buffer Width Averaging. According to WRI, the proposed 

escarpment work area with the Wetland B buffer will be restored with native vegetation 

upon completion of slope stabilization.  Permanent stabilization of this area is also 

documented in as a public benefit in the PUD discussion (Revised CAR, Section 9.0). 

ATTACHMENT 18

342








