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ATTACHMENT 18

February 9, 2018

David Barnes

City of Kirkland

Planning and Community Development
123 Fifth Avenue

Kirkland, WA 98125

Re:  Rairdon Property North of NE 126t 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 124" LLC property located at 13110 NE
126t Place and the undeveloped lot to the north (Parcel numbers 282605-9128 and -
9004). The following documents were submitted for this review:

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

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

e February 6, 2018 Mitigation Map RC 124" 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.

e 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 126" 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).
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Rairdon Property North of NE 126" Place Review
Barnes, D. City of Kirkland Planning

February 9, 2018

Page 3

Off-site Wetland Investigation

As noted in previous reviews for this project, the City GIS maps show a wetland
polygon in the vicinity of the basketball court on the neighboring property to the west.
The neighboring property owner denied a request for access permission and presence or
absence of wetland conditions could not be verified without site access and was
therefore not undertaken. As part of the City’s due diligence review, we discussed the
need to understand what metadata was associated with the City’s mapped wetland
polygon. In the process of researching that, you found and sent me a copy of a stream
and wetland reconnaissance study on the neighboring property, also prepared by WRI
and commissioned by Greg Rairdon, from September 2014. That report documents a
Type 2 wetland and a Class C stream in the vicinity of the basketball court. According
to the WRI report, the off-site wetland does not encumber the Rairdon property; the
stream buffer is the only encumbrance in that portion of the property. This independent
report documents use of standard methodology practices and due diligence protocols.
Absent site access, it is presumed accurate.

Mitigation Map

The revised mitigation map now uses different hatches to identify non-buffer restoration
and stream/wetland buffer enhancement. Proposed restoration and enhancement are
described in Section 10.3 of the Revised CAR. To demarcate the restored area continuous
with protected buffer area, WRI proposes including the non-buffer restoration behind
the split-rail fencing and critical area signs. As you recall from prior discussions with the
applicant’s consultant, this decision is due in-part to challenging site topography.
Proposed fencing is more protective than required.

Recommendations

I recommend that you accept the revised WRI documents as they thoroughly addresses
your request for additional documentation of code compliance and mitigation planning.

As discussed, the proposed split-rail fencing and signage extends beyond the regulatory
buffer. Due to steep topography, there are natural access barriers at the north end of the
site. You may allow the applicant to modify proposed fencing and signage during
installation with adequate as-built documentation. The modified critical area boundaries
should be recorded on the property title pursuant to KZC 90.150.

Please call if you have any questions or if I can provide you with any additional
information.

Sincerely,

Nell Lund, PWS
Senior Ecologist
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