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VanNess 
Feldman LLP 

TO: David Barnes 

FROM: Brent R. Carson 

DATE: July31,2017 

MEMORANDUM 

RE: Public Benefits Analysis - Rairdon PUD (ZON 16-02288) 

719 Second Avenue, Suite 1150 

Seattle, WA 98104-1728 

206-623-9372 

vnf.com 

This memo is submitted to the City of Kirkland to supplement the Rairdon Vehicle Inventory 
Storage application currently under review. Because the application is being reviewed as a 
Planned Unit Development (PUD), the project is required to comply with the criteria and 
requirements of the PUD code, including the requirement to provide a public benefit. (Ref. KZC 
125.35.3 provided in Section 3 below.) 

The original application materials demonstrated sufficient public benefits anticipated to result 
from the completed project. (Ref. Section 1 below.) In light of further discussions with city staff, 
however, the Applicant now proposes additional public benefits beyond the minimum required. 

• Primary Public Benefit: The Applicant has agreed to construct a public 
sidewalk along the south side of NE 1261

h Place in order to provide pedestrian 
connectivity. (Ref. Attachment #1.0) 

• Secondary Public Benefit: On-site enhancement of natural features focused 
on removal of invasive species, increased wetland buffers, and improvements to 
an existing tree grove will benefit on-site wetland function and provide a native 
buffer screening from the residential development adjacent to the north. (Ref. 
Attachment #2.0, Mitigation Map.) 

11. ORIGINAL PUD PROPOSAL 

The original application proposed the following benefits: 

75522-8 

• Avoid circulation impacts to 132nd Avenue NE by combining the North and 
South Parcels and restricting access to NE 1261

h Place only. 

• Reduce risk of landslide that could result in public harm and property damage 
in areas south of the project limits. 
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• Reduce risk of destabilizing slopes to the north of the project limits that could 
impact existing residential properties north of the project site. 

• Permanently stabilize a hillside (considered a long-term geologic hazard), by 
constructing retaining walls, and filling and revegetating an escarpment. 
(Ref. Attachment #3.0, memo from ZipperGeo Associates, LLC dated July 10, 
2017.) 

• Reduce erosion by grading and filling over-exposed slopes. 

• Improve water quality by capturing hillside flows that currently seep into the 
existing parking lot and into adjacent stream buffer to the west. 

• Support an important economic sector in the Totem Lake Eastern Industrial 
Subarea. 

• Contribute funding for off-site restoration, establishment, enhancement, 
and/or preservation of aquatic resources through the King County In-Lieu Fee 
Mitigation Reserves Program. 

The Applicant submitted the PUD application with the above mentioned sufficient benefits. This 
supplement proposes additional measures to achieve additional public benefits, which includes 
construction of a public sidewalk/pedestrian connection and on-site wetland buffer 
enhancements. 

I 2. PROPERTY DESCRIPTION 

The project site consists of two tax parcels. The South Parcel (located at 13110 NE 1261
h 

Place) is currently developed with a vehicle service center that is also used for vehicle inventory 
storage. It is approximately 2.2 acres in size and lies within the City's TL 9A zone. The vehicle 
storage use is permitted outright in this zone. 

The North Parcel (located at 13000 132nd Place NE) is currently undeveloped, is approximately 
3.74 acres in size, and lies within the City's TL 98 zone. A number of uses, including 
apartments, are permitted outright. (Ref. KZC Section 55.64) Development standards in this 
zone include a requirement to provide a 1 00-foot buffer from the north property line abutting the 
single-family zone with access permitted to 132nd Avenue NE. 

The vehicle inventory storage use proposed on the North Parcel, however, carries the following 
restrictions: 

a) Only permitted through the City's PUD process; 

b) Must be associated with the development on the South Parcel; 

c) Requires additional buffers from the north property line that must be placed 
within a recorded, protective easement; and 

d) Vehicle access is restricted to NE 1261
h Place only. 

75522-8 
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I 3. PUD REQUIREMENT FOR PUBLIC BENEFIT 

Because the proposed use can only be considered through the City's PUD review process, the 
proponent is required to demonstrate a public benefit. The following addresses the public 
benefit requirements provided in KZC Chapter 125 Planned Unit Development: 

. .!~~-~-12f!..£~~!£1J. _O,!!....!IJ~~.f..!!P._-:.£r.!.!~t!.~ .. ~~r..~.PP.royJIJJl ... ~..f~f!D ~~-~-~~·----.... 
The City may approve a PUD only if it finds that all of the following requirements 
are met: 

1. The proposed PUD meets the requirements of this chapter. 

2. Any adverse impacts or undesirable effects of the proposed PUD are clearly 
outweighed by specifically identified benefits to the residents of the City. 

3. The applicant is providing one (1) or more of the following benefits to the City 
as part of the proposed PUD: 

a. The applicant is providing public facilities that could not be required by the 
City for development of the subject property without a PUD. 

b. The proposed PUD will preserve, enhance or rehabilitate natural features of 
the subject property such as significant woodlands, wildlife habitats 
or streams that the City could not require the applicant to preserve, enhance, or 
rehabilitate through development of the subject property without a PUD. 

This application proposes to meet the criteria of 125.35.3(a) by constructing a public sidewalk 
connection, and the criteria of 125.35.3(b) by providing additional on-site wetland buffer 
enhancement, including preservation of an existing tree grove. 

A. Public Sidewalk Project 

The Applicant proposes to construct a public sidewalk for pedestrian connectivity in the area. 
The new sidewalk will begin where an existing sidewalk currently terminates, approximately 125 
feet west of the intersection of 132nd Avenue NE and NE 1261

h Place. The sidewalk 
improvement project will install curb ramps at the two existing driveways and construct 
approximately 810 lineal feet of 5-foot wide concrete sidewalk. The sidewalk improvement 
project will terminate at 1281

h Lane NE with the addition of a crosswalk to the existing sidewalk 
on the west side of 1281h Lane NE. 

The cost to construct (hard costs) of the pedestrian improvements along the south side of NE 
1261

h Place is estimated at $150.755.08. (Ref. Attachment #1 .1) This feature will provide 
benefit to the residents and employees in the vicinity of the project site, and complement the 
citywide trail system. 

City staff has agreed that this additional mitigation qualifies as a public benefit. 

75522-8 
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B. On-site Enhancement 

In addition to contributing to the King County In-Lieu Fee Mitigation Reserves Program, the 
Applicant proposes additional on-site enhancement and monitoring as a public benefit. The 
cost estimate for the additional wetland buffer enhancement ($25,360.86) and maintenance I 
monitoring ($12,600.00) is approximately $37,960.86. (Ref. Attachment #4.0) 

A portion of the Wetland B/Stream A/Stream C buffer will undergo enhancement as part of the 
public benefit portion of the PUD. The northern portion of the buffer, as well as an adjacent, 
non-buffer area to the north will be enhanced by removing invasive vegetation and installing 
native trees and shrubs. Approximately 14,204 SF of area will be enhanced. Enhancing this 
area will improve the buffer functions and values, provide improved wildlife habitat, and provide 
additional screening for some of the private parcels located north of the project site. 

City staff has agreed that this additional mitigation qualifies as a public benefit. 

j 4. SUMMARY 

Construction of the completed project will substantially improve the ecological function and 
critical area hazards that currently exist on the project site, and will positively impact and benefit 
the neighboring properties. The Applicant has demonstrated that the project as proposed will 
provide public benefits above the minimum required for a PUD. Specifically, the project as 
proposed will provide the following additional public benefits above what is required by code: 

1) Primary Public Benefit: Sidewalk Construction ($150, 755.08) 

The Applicant has agreed to construct a public sidewalk along the south side of NE 1261
h Place 

in order to provide pedestrian connectivity. 

Staff has agreed that this additional mitigation qualifies as a primary public benefit. 

2) Secondary Public Benefit: On-site Wetland Buffer Enhancement ($37,960.86) 

On-site enhancement of natural features focused on removal of invasive species, increased 
wetland buffers, and improvements to an existing tree grove will benefit on-site wetland function 
and provide a native buffer screening from the residential development adjacent to the north. 

Staff has agreed that this additional mitigation qualifies as a secondary public benefit. 

75522-8 
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Attn: Greg Rairdon 
Client: RC 124th LLC 

Project: Sidewalks Improvements Exhibit 

Re: Kirkland Sidewalks Improvement Exhibit 

SMALL PROJECT PROPOSAL 

Date: July 31, 2017 

RCA has prepared the following budget based on the PacLand one page plan Titled Sidewalk Improvement Exhibit Southside, dated 6/21117. Pricing assumes work 
to be performed during normal business hours during spring/ summer time. Excludes anything not listed below. 

Division Description I Qty. I Umt Labor Malena! Equip. Sub. 

1 Supervision/ Safety & Clean-up 1 LS $ 7.850.00 $ 3,250.00 $ 875.00 $ 
2 Traffic Control 1 LS $1 ,850.00 $ 
2 Construction Fencing 2.224 LF $ 3,336.30 $ 
2 Silt Fence 2.224 LF $ 10.008.90 $ 
2 CB Inserts 5 EA $ 1,250.00 $ 
2 Clear. Grub & Export Spofls 260 CY $ 7,273.03 $ 
2 CRB @ Concrete 130 CY $ 4,545.64 $ 
2 Landscape Restoration 4,046 SF $ 20,230.60 $ 
2 Cross Walk Stripping 3 EA $ 2,500.00 $ 
2 New 5' Sidewalks 8,092 SF $ 46,530.38 $ 
2 ADA Ramps 5 EA $ 1,250.00 $ 2,750.00 $ 
2 Eco Pan $3,500.00 $ 

-- ...1. I 
Subtotals $ 7,850.00 $ 4,500.00 $ 6~225 . 00 $ 98,424.85 $ 

TAXES & INSURANCE 
Labor Taxes & Benefits 55.00% 
Liability Insurance 0.77% 
B &0 Taxes 0.71% 
Warranty 0.20% 

TOTAL TAX & INS. % 5.53% 

OVERHEAD RECOVERY 
labor 0.00% 
Material/Sub/Equip/Other 0.00% 
Fee 10.00% 
TOTAL MARK-UP% 10.00% 

TOTAL 

CONTRACTOR'S CONTINGENCY 10.00% 

Washington State Sales Tax @ 10.00% 

GRAND TOTAL 

The cost of this proposal includes only those direct costs which can be identified at this time. 
Should it be determined at a later date that we are experiencing impact cost due to multiple changes, 
delays, or causes beyond our control , we will submit those costs at that time. 

By: _________________ _ 

Print Name: ___________________ _ 

Title: __________________ _ 

Date: __________ _ _ _______ _ 
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Total 

11 ,975.00 
1,850.00 
3,336.30 

10,008.90 
1,250.00 
7,273.03 
4,545.64 

20.230.60 
2,500.00 

46,530.38 
4,000.00 
3,500.00 

116,999.85 

4,317.50 
1,036.03 

868.71 
246.44 

6,468.69 

12,346.85 
12,346.85 

135,815.39 

13,581 .54 

14,939.69 

150,755.08 
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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 

1!1U~~ ~1:)'" Avenue west, ~u1te u 
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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 builde~s. 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 $ ~-89. 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' h~h $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 h~~oye. 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 mit~ation 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 mitiaa~on $ 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 bu~er 
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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RC l241:hLLC \Rairdonj OWIIIItwoparcelafi:landiKIZ'Ihfi:NE l26thPlace 
inKirldand, WA~hereinal\erutheSubjectl'ropert,<KqCounty 
Pan::c1No.2826059004,locatcdatl3000132ndPiaceNE,(tbe~NorthParcel'? 
ilaS.74acn:lmckw:iopedoite. King-CountyParcd.No.2826059128,locakdat 
13110 NE I 26th Place (the ~Southl'a=l'? ila 2.2--=: oite do:vdaped with a 
~oerviceccntc:rthatilaloouoedtoott=vdriclcr.thatan:pmtoflheoolco 
~bRainlon'aChryolcrl)odg.:jecpofKirldand,RmdodoYilltand 
Al&.RomeoofKid:land,andMucroti<LKirldand(thc"Dc:alcnhipi'). There 
ioaoipifico.ntohorm,e<LweD.~,dficicntr~DraFop'""":&>rw.hide 
iiM:ntarym:cdedby-tbeDcalcnhipo. TbeSouthl'a=lhubcenllled:&>r 
..midcotorac<;butitiotooomdlllllinotconficuredprq>erlyfurthiouoe, 
rcoulliogininadcquateiiM::ntoryopaccandoftcnrcquiriog~~toffuurto 
fivevehiclelinordertoretriew:aopecificvehicleltoredODtheSouthParl:el. 

Jn2015,R.airdonapproadledCityc€KirklmdplanDin«ltalfoeekiiJ«inputon 
lhepotenliallliCoflhe~Pmpertyfor~otorag<:UIC.. Atthattime, 
lhezoningoflheNorthPucclpn>hibitedouchlliCI. Duringlheoc<fiocuooiom, 
RainlonDDtedthat~tofthcNarth.Pan:dbvdiiclcotongcUIC 
wuuidnoq_Wc~~wallothatwouldDCCCIIuilyimpact 
wdlaDdlaDda~:~eamaDdOOU«htguidancefromltalfonlhemea~~~tooeelr. 
authori>:ationfromtheCitytoaccomplishthetcprojectpls. 

Ataretultofthoscdilcussiont,ltaffconfirmedthat a PiannedUnit 
Dcvclopmcnt(PUD),if;o;ppl'tMXI,couldauthorizc Wotudlam:eofwctlando, 
ltreal:WandcriticalareabulrenthatwouldotherwioebeprohibitedbyKiddaDd 
ZouingCodc(KZC)Chapter90.45. Additionally,Rairdonapplicd:!Otan 
amend:menttoKirl::land'IComprehenoivePianandZonin«Codetoauthorize 
thewaoontemplatcdfurtheSubject~lnDccember2015,the 
Kirlland.CityCouncilcnactdOrdinanccNo. 4498,whkh, lllllDII(itot=na, 
catabliohc:d the zoninc pmoriaono through whid! Rairdon could oedr. a PUD to 
authorizcthio~cct. 

ThiJprojecttcdiPUDoppn:Miltoollowfutun:dc:vclopmcmtofanou1door, 
~mand~li=dvehiclcototaFuc•northofthecmtinf:vehiclc 
oervicebuilding.Afutnreoia:~tpermitand!Uldin(permitwould 
oeelr.~tocollltrud:thc:oe ~'I'hrouchthePUD,Rairdonil 
oeckingCityappnwaltolillportiDlllofwdiandaandaotrcamandimpm 
....tlaml.bufli:n. ThcJ>It!icctwiDprovidemitipionthmughtheKiDI!'Couuty 
Fcehi.LieuMitigationRc~C~ve~l'ropm. TbePUDpnwiliomollowlliCci:the 
Kine County Mmplion Pmpm, which would notothcrwioe be pcrmitkd 
underKZC90.45. Additionally,lhe~ectwiD.mil;;pteim~thmugh 
on-llite enhanccmo:nt and im:ruoing 'll'dlmd buffcro. Other am:pmcnto of the: 
PUDapplicationmaterialoido:ntil}rthc:pul&benefitotobeproorided t:irnJu&h 
thePUD. ThioRcport_._thecriticalan:uonlheSul:6ectl'ropertyand 
theiiiitiptionmeuun:lpropo~ed. 

JtthouldbeDOtedthattbilpropotedprojectioveltedunderthepreviowveroion 
oftheKirklandZoningCode. Ther:urro:ntcritiaolarcurcgulationotbattook 
cfli:ctonMan::hl,2017an:notapplica!U:totheJ>It!icct. 

Thefdlowingioaliotofwdlandaandotreamolocatcdonlheprtljectoite: 

........... 
Cow.rdin Clallification: Paluotrine, lbrcoted/Emcrpt, Bn>ad-laved .. ........_'"""""""""""' 

"""' . 
I6E!:'c.:_~=··--·­
l~75fm 
........ c 
=:;~:Pa!Uitrine,N>rcoted,Broad-leaveddeciduoua, 

~~ 
QitvofKirkbnd\lktlandClumicatiDn:'JYpe!Wctland 
CitvofKirkbndStandard.BufferRm • nt:50fm 
Drpt of Ecolocv Ralinr CaJqprym 

........ D 
Qmnrdin Q' 'fi f Palllltrine, Scrub-ohrub,Broad-1-.:1. deciduolll, -

Streambed, Mud 

-· Cow.rdinCiauilication:Riverine,Wtermittent,Streambed,Mud 
Qtys(Kirkl•ndfl :if · ·CiutC 
Citvs(ICire!nrJ&!ndord!!nffjzRmnjmnsnt•S5fed: 
WA .l:±i "rtnti QnslsQ riE ti ·Type5fl\>p<:NI 

....,...,......,.............,. 
'W'ellad/I!IUMm:hlfw~ 
A portion <Lthe W<:tlandB/Streun.A/Streun. C bufll:rwilllmdergo cnhanccment 
upartofthepublicbencfil:portionofthePUD. Thcllllf1l=nportionofthe 
buffcr,uwdlu.llladjaccnt,non-buffcrareatothcnorth,wiD.be~by 
~imuivevegd3tiouandimtallingnativelrcCiandohruba.Atotalof 
14,20-!SFofan:o.wiD.beenhaDced..~thioareawiD.improw:t:hcbuffer 
fuDctiom and wluea, proride improwd wildlife habitat, and provide additional 
o=cninJIOriD!IlCoftheprlvatcpart:dokx:atcdnorthoftheprojcctoitc. 
Furthenrum::,thc:cciatingpopulationofnalivetm::ointhioarea(primarilyconifcn) 
willbecnham:cdbylliiileqiwtin(withodditi!malWIIiferopc:cicoandUIDrtcd =bo. TaliclliotothcplmtopccicothatwiD.beinltallcdwithinthecnha=t 

lWilllhlllllir: ...... 1M ....... lk:mJnmt: MMDI !!!! """"" ll!!<!!!!!! 

""""'" - - ::: Wcotcn.m:lccdor Tb.lljap&m 

,_ 
lllealooc1huob.ut """""~~ 

,_ 
•oc 

1'---, I._,_,__ ...... """ ~ 

lb-- ...... """ ~ 

1- ~-~- ·- """ ~ --The eoc:arpmcnt impact ill'CI. (2,6PJ8 SF) will be rmmcd with native ohrubo and 
fi:rmf~CCIDibuctiouoftbercinfuw:dooilolopc.Thcl'l:iDiu=:dolopcwill 
beCDIIItructedoflayen,ot:lifu,thatretemblealteppedrtructure. Acompacted 
llllllibacldiD.willbeuocdiOcrcatcthelaycrl!lifb,wilhatopiOilmcdiumcom~ 
theoub:nnolltportion. Theaddendumtothe2016~reportCDDtoimla 
fiJurcthatill\IJtl'3teSwhattha~willlooklike(oecAppc:ndixG).Shrubtand 
fi:rmwillbepl.mtedaJonctheoutcrporti<moofthelo.~.ToJ-:lilwiD.be 
placcdthmughouttheplantina-an:u a depth of 1.5fed:, whichmatchco thehc:ipt 
ofeachreioforc:edlayer. Tbeo=eptioniOthUistheuppermortlo.yer,whid!willbe 
compotedmtiMlyoftopiDilto~=datealarprplmtiD(areaandadditional ..... 
The combination of ~q!ooilanda compacted ouhourfacc lo.yerwill ollowforthe 
ouca:oofuleotabliohmentofthenewvecetaJion. Whilethc:oriJinalplanWrthe 
coc:upment callcdtwthc pla=nmtof a quarry opall buttrc11 in front of the mtirc 
dopc,thio~ratomi<mplanwill<=ateamuchm<>n>favorablcrtructureand 
oettin(fornativeplanteotabliohmenL 

SinceheavymachincrymaybeUICddurin(oollltru<:ti<m.ofthcmnfon:edolope, 
dr=mpactionoftheoor.upmc:nt~rettorationareamayncedtooa:ur. Thio 
willbedctermincdbythelcadhioloKi>tand/orCityci:KUklaml.pcnonncl 
~CDDitruction.Decompaction.IIIdrentalofdecompactioll.mac:hinerylw 
been factored into the COlt estimate llldadded 10 the bondquantityWOlbheet 
("""""'E). 

1WIII:I1 ._._..UB ...... """'"""'"""' !!!! """"" -= 
T.no....,..ppe ,._,., ·-1'-- ~- ·-1- Syrnph~.Jbr. ·-~-~ 

,.,..,..., ·- ··~ ·~ .........,._,..., .............. 
The project clearinr limitll wiD. atend apprca:imatel.y five feet beyozld the 
footprintofthe~w.ll,therebytemporarilyimpactingportion.!of 
Wd:bnd.A,tbeWetlandAbufll:r,thc:WetlandBbull"ee;andStre...,_c. The 
~tao.:catan:o.willabon:sultintemJX>IV)"impacbtowdlandand 
mcambulfcran:ao. Atotalof4,721SFofareawillbetenp>rarllyimpKtcd. 
Theoe;m:uwillberatorcdwithnativevegetationfuiiDwingc.omtrur:tion. Table 
51imtheplaD.topccicothatwiD. beinotallcdwithinthetemponryimpactarcu. 

'IWolloll I!!P!!!!!!: .......... .'-. ....... IJ.t 

"=- ·-,.,.. ........... ·- ~:: 
,. 

Tin,a~ ·- ' 
~-~· 

,...,. >UU ' ...... ~- ·- """ " --- ,.,.,. 
""" " ·- ;~~ ;: ,_.,_ .... ·-...........,. ............. 

.....____.M..ti.c 
Mouiloaingbythelcadbiolo«iitforallportiomofthilpi'Qjectilltl'OD«ly 
rccommc:nded.Anozwitc,pz-c-construdio=etingthouldbebeldbetweeuthe 
'-I biologist, pi'Qjcct apJ&ant, and City of Kirkland per"Dnnei. The objecti.ol of 
luchamectin(istocb:uaprojcct~confirmthelocation<J:thc: 
mitiplioDan:u,w.d..mfytbemil:iptionactiom. -Thcleadbiolo«iitwillperiodically;,pectthen:titiptioninstallationprocea. Minor 
acljuJtmentl totheoriPWdellipmo.ybenco:eaaryprior1oandclurin«construction 
due to unuoual. or unlmown lite conditiODL A City of Kirl:lmd reprcocnb!M 
and/orlhcleadbiologiotwillmdethcacdeciaiona<lurin&'comtruction. 

............... "'" 
Jfpouiblc,plontinstallationwiDtakcpl.occ:inblle&.llorcarly~lpriortothe 
atartofthegrowin(1euon). Plantollhallbeobtaincdfroma~nunery 
6uniliarwithnativevecctati<>nw.dthatioapablcafpmvidinglocolpdicotocl: 
Limitedopecicooubotitutioumaybeallowcd,aowcllao-· ·~toopacin(aml.plant 
loc:atioOI. 1heleadbiologirtmuJtapproYealteratiowltotheappl'(Mldmiti8ation 
planbefurethcyoccur. 

MITIGATION PLAN NOTES 
RC 124THLLC 

PORTION OF 828, T26N, R05E, W.M. -Plo.ntllhallbehandlcdtoawiddanJare,includin(bt-eaking.~root daznare.•unburn,dryinr.~orotherii:UurJ<Plantomwtbecovered 
duriogtnmport. Plantoohall.notbeboundwithWcorrop::inamannerthat 
could~branchc:o.Pro&cctplantmotowithohadeand-ooilinthe 
pcriodbetw=idcliveryandinotallatiou. DoDOtliftronWncrltoclr.bytruDiu, 
rteml,wtopL Donotre!IICNefromcwtaillenuntilreadytoplant. Waterall 
plantJasneceuarytob:epmoilturelewllllppropriatetothefllleciel 
...~·-to.PiantJih.nnotbelllowedtodryout.Allpilla:othaD.bewaten:d 
thorotJiblyirnmr:diatelyupcm.inotallation.Solllr.aUCDDtainerizcdplanto 
thoroughlypriorloinrtallation. 

,...N_ 
Plantnameolhall~withtho.eperallyaoxcpl!:dinthenativeplant 
nuncrytrade.Anyqueotionreprdincplantopc:cicoorvarietyohaD.berefern:d 
tothebdbiologist. AllplantmaterialoohoD.betru~toopc:cicaandwrietyand --· ~t,-...a....m-.. 
Planbohallbenonnolinpatllem<Lcmwtb,~wcllbrancbed,llllli 
vip>rDWI,withwcJl.devclopcdrootoyotemo,andftceofpcotolllddiscuca. 
~dioeaoed,peol>-inferted,ocraped,bruioed,driedout,burncd,bmkcn, 
Ol'dcfediveplantowillberejccted. ..... 
Allpl.ontlohallbecontainerizedunlcateKplicitly-.!thorlzedbythelcadbi<:llogiot. 
RootboundplanllorMBplantowithdamap,cracled,orlooocmolb.no 
(moJordamacc)will.berejcded. Beflm:inltallo.tion,plantowithminorroot 
~("-A'~and/ortwiobdrooto)muotberoot~.Mattedor 
cin::lin«rootsofcontaillerizedplantin81IDUII:beprunedorrtraighlelledandtbe 
lideloftherootballmwtbefDI18hened. -Plantoixoan:indicatediD.Tablc2,abovc. ~otocltmaybeaa:cptable 
prooidedthxtithunotbcencutlxoclr.totheoizeopecified, llldthatthcrootball 
ilpropol"lioDateiOthelizeoflheplanL Smallerltockmaybeacceptable,and 
preferableur>der:K>mecircumltanceo,baledonlite-lpecificconditiool. Any 
chanKcstothe~mitigationdeliptn:wtbeappnwedbythelcadbioloPI:­
~~~.calipeJ;branc.hin&andb.llin(-and-budappin(ohalle<ri:>rmto 
induotrylltaiidarda 

...... 
Everr=n treeolh.nhave linslc tnmks and rymmetrical, weD.-developedfonn. 
Ileclduou:ltrcetohallbeoinKlctrunlreduniezlllpCcifiedumulti-stemintheplant 
ochedule.. Shruboohall have multiple otcmollld be wr:ll. branched. 

WeMia&uoollbe~ 
Noo-...m.,andinvuive~tionilltbeenhancementandrettontionan:u 
willbecompletcly~priortoplantinmllation.Himalayanblaclbcrry 
rooto,lllllithooc<J:otherwoody~opeciel,mllltbegrubbedoutand 
~rrmovoed:fromthepl.ontin(areu.llu.icwecdingactiviticowillaloo 
cccurcmamutinebuiothmughouttheUIOiritorio(period No chemical control 
of~tiononmypoa1ionoflheliteilallowedwilhouttheapproyalc€the 
CityofKUklaml.. ... _..._ 
Thccontrad:ol'ohaD.immediatclynotifYtheleadbio!optofdrainagcorooil 
conditionolib:lytobedetrimentaltothesmwthormrviwlofplan!L Planting 
operationlohouldnotbeconductedunderthefoilo:lwin«conditionl:&eezing 
weathc!;whenthermundilliwm,~wetweathe!;~velywindy 
wea1he!;orin-~· '""--­l'lantin(pitoohouldbecin:ularwithvertiCII!oidca,andohouldbe6"decpcrand 
12''la!Jerilldiameterth.llltherootballofthepi.IIILlncompacted.IDill,the 
lidesoftheplantingpitlohouldbeiCUifiedlbn:>keup.Sctplantouprishtin 
pito.Burlap,ifuacd,ohallbe~dfromtheplantingpito.BacldiD.IIhallbe 

=baclr.intoholc!ouchthatairpoc.kt:to~~rerrmovoedwithoutrompactin( 

....... 
M<llrtohrubtandtrcr.sdonot~lltair:int-Jfthepl;wtcanlltanduprisht 
withoutltakin(ino.moderotcwind,ltaketlhouldnotbellled.Jftheplant 
necdo~,thenrtrappincorwcbbingohouldbeu.edaolowupoooiblcon 
thetrunktoloooelybna:lhetrccwil:htwollaho. Donotbnccthet:rcetightly 
Dl'toobitlhcmtbetnmk. DonotlliCwm:illarubberhoocbrtmppingaoit 
acl'lltoomuchprcaoun:authebad.AtiDODulllppOZtinglheplantbecomco 
wmeceuaty,ltakaohO>.IldbereJJICMd.AD.ItakelmustbereJJICMdwithioonc 
(l)ycarofinotallo.tion. 

.....,,.,..._ 
Lathotaking,briKf>t:lycolondflaggiDf(,oranotheriOnnr£maokingllhallbe 
placedonOI'neareachinrtalledpilonttoauistinlocatiD«thepiaDtodurizl« 
mainteoanceandmonitoringactivitiel. 

:r..p.m-(•1 
Thcicadl:lioloptohallbepteii&WODaiteiOinlpecttheplantoprioriOpla!:ltiq. 
Minorouiuotmc:DIItotbe~~Dli.YbercquimipriortoaDddlll'in« 
comtruction.Tho:leadbiolosirtmuJtapproYe.lllymodificationlbeb-ethcy 

M ..... 
A"-rerofwoodchip muk:h(rontainin&"-=egrecnlvesctativematcrial)willbe 
placcdthmughoutthecnhanccmentan:aatadepthof4iru:beo.Mulchohall 
notbeollowedtorontactpbmtolcmlinonic:rloavoidplwtdecay;wdrot. 

__...,......_ 
The indMdu.J plmtiar pito tiu-o¥ut all planting arcu lhall be lllllCilded with 
topD.i.PitoohaD.be~to~=datethelq!IOiJ. 

w.-
Pianu lbould be wateredmidwaytln-ou8h baclfilling, aondapin upon 
completiooofbacldillin&- N:lrlprillrplantingl(#"appro.ed),ar.imc€earth 
lhould be mounded around the hue of the nu or llhrubno clolerthan the drip 

====a
3

~~i~=::-~Thcl'lanlo 
eart:hmrim/damohouldbe~priortotheMOOOlld.Arowinsocuon. -Irriptionlhallbeproorideddurin(thefinttwo~oftheiiKillitorincperiod andwilloa:urdlllinsthe~/dryiCUDII.(q.Ju=t:iurJu&hSeptembcr), 
anyem:mivedrypcrioda,and/wudctc:rminedbythelcadbioloKiiLWatc:l: 
ohallbeappliedtothcnewplanllatarateofooe(l)inchperweel.. An 
~lar>dlcllpCI'IhaD.inltaD.the;mpionl)'ltem. --­Scction90.50oftheKZCrcquircothat1cnlp<>RryconrtructioD.phalcf=:ing 
beinltalledalqtheuplaDdboundaryofthewet:lmd/streambulfe:r. Silt 
ICl'CC:IllabriclllUitailobcimlalled TbeconJII"UCtionfeDcinKihallranainin 
pla>:eforthedurationofthede\'elopmentactiviriel. Uponcompletion<Lthe 
projcct,a3-lo4-10ottalllplitnil~willbeinstalledatanoppropriale 

locatiouappmvedbyCityaiKUklaml.pcnonncl. Thcfcncina;illuotr.otedonthe 
attao::hedmitipionmapillubjecttochange. ThcretlliningwallwiD.actua 
sufficientbarrierliozlrtheiDilthernportionoflheremaininA"criticalareu; 
lplit-rail.filncin(willnotbeinltalledinthitlocation. 

Senoitive/criticaluco.oigm.ohallbepb<:Malonf:therctaimn(wallandalong 
poniOllloftheuplandbmmdaryofthewdl.md/otmunhuiFer. Thcfinol 
locationrLtheoipohaD.beapprovedbytheCityofKirkland. A.withtheoplit 
rail.feDcing. theloo::atioDiofthelismillwtratedoo theattachedmiliptionmap 
;m:rubjectto~ 

GC:IIIU, OJPC'l'IVD,UDI'DIODWKlll I'D!IDODI 
Prc;cct ..... idc:ntifywhatthemitiptionplanioatb::mptingiO~. 
~""' ido:ntifY opc:cific action& that an: mk=orcomponenil. that an: 
initiated in order to =etthcprojcctpolo. ~ perfi>nnancc -.dardo 
pnwidemeuurablecriteriafordeterminincifthegoolaandoltjectiveoorebeing 
~ry./A.StatcDcpartmentofEcologyctal..,2006) 

...... 
Theploci:thiomitiptionplanincludcthc~ 

•Rcplac:cmo:ntoflo.tfunctionaandv.oluearcoulliogfrom2,MO~fcctaf 
wrlmdfilland1,120aquarefed:ofwetlalldpaperfiD.(pl.perlillmitiptiou.ahall 
occm:ata0.5:1mtio). 
•Rtplacementoflcctfunctionl.llldv.olUCircoulliogfrom26PJaquarefeetc€ 
pcnnanentltrcamimJ*'I: 
•Rcplac:aru:ntoflo.tfunc:tionaandv.oluearcoulliogfrom3,624~fcctaf 
off-oiteot:n:un.bufferimpact. 
•Euham:emc:utofl4,204"1.uamfcctofwctland/rt~a~mbufferandnon·bullior 

•RcltorM:ion<La2,688aquarefootreinfOn::cdacarpmcotll'CL 
•ReltorMionafa4,721aquarefed:oftemporaryimpiiCtarea. 
•Pt:rmanentprotect:ionafon-tit:ccriticalucu. -­Thc~wiD.bemetbyperfi>rmin«lhei:>llowin8"actionl~oQjectiveo): 

•ApplicotiontotheKiDI!'CountyMitiption:RaerveiPropm(MRP)and 
purma.e<LMRP<=Iimtomitigateforthepcrmancnt-'andfillimpact>,the 
pcnnanentot:n:amimpacto, the JXIP"!'fiD.impach, and lhcp=ua=nt off-llite 
ot:n:ambufli:rimpacto. 
•RtmooalofinvuiveandiiOil·native..egetalionfromalleDiwlcementand -­•lnJt:allarionoftwo(2)1pCciesofnativetr=lllllifour(4)11pecietofnative 
ohrubo (394plantotobl)within the -'andlrtlalm buffer enhancement area 
•Inmllalionoflh=:(S)opc:cieoofDIIliveohrubollldone(l)opc:cieoaf...m., 
fcrn(298plantototal)withinthecocarpmentrcotomianKCL 
•lnJt:allarionoftl=e(3)opc:cicoofnativetm::ouxlfive(5)opecietofnative 
lhrubi(!S7plantotobl)withinthetcm:pcnryimpactreltlmltionll'CL 
• Inmllationofoplit-railfencingllldomoi!M/critical.areaoipualoncthe 
uplandboundaryoflhcwd:land/ot:n:ambuffer.Pinalfencin(andoicnlocationo 
willbeappnwedbytheCityofKiddand. -­Theperformancc:standardofi:>rthiomitigationplanincludcthefi:>llo>wins: 

•Surviwl.ofplaneedlrcCI,ohrubo,andherbaceouovegetationt:hmuJhootthc: 
plantingucuwillbel00%fullowingthefintycarofmonitoring;80'1o 
fillowingthethirdycor,and70't.bytbecndofthefifthyear.AD.deadplanto 
ahallbereplacedli:!llowiDA'thcfintycarofDIOilitorin&­
·TnocllllliohrubacriolCOYCrafll'thmughoutthe~arcuwillbe50'/oat 
thecndofthethirdDlOIJilorin(ycarand80%atthceodofthefifthmonitorin{ 
ycu:.(Note:deoirablenalivcw.lu.nta:ropo:cieomaycontrlbuteupto20%mYCr. 
Jfvolwitecr opccico acecd20't. C<M:r, cautrol.mc:aaun:o ohall beillitiated in ;w 

clforttomainWnopc:cicodivenity) 
•lm>uiveandDOD-nativeopccicoohallnot~l5'1oacria!C<M:ragcwithin 

.lllyoftbeplantinrareat. 
•Crcdit-dcbiti>rml,debitworbhectl,in-lieufec:UICplan,andotherapplicable 
documentlahall besubmittedtotheKin&:CountyMRPandtheArmyCorp• of 
F.np!o:cnaopart<LtheMR.P/in-Iieufecpmcram. Thescdocumem::l.ahallobo 
bo:oubmithdtotheCityofKidlandb-revicw;wdapproval. hi addition, the 
applio:antlhallfur:uilhdocumentati.onverilfingthepurma.eofmiti8ation 
credit!. 

...,.....,.,. 
A~moniiOrin&:pi.mwiD.beJinwiththeprcparationofanu-builtrcport 
followincmitiptioninrtallation. 'lliJrcportwiD.outlinewhat~onthe 
projectoille durinrCDIIItnx:tion andido:ntilfanychanp that,..,.., made to the 
ownwedmitiptionplan. lbl~Dwingoubmitt.l.afthc-builtplan, monitoring 
viabwiD.oc:cur.MomtoriugvioitowiD.oa:urtwicc:yculy(=intheopring, 
ooceinlhefall)andwillcautinuefur:IM:,.ean. 

Monitorin&: teclmiquca will include pera1 vioual oboerw.tiono to Ulelllm::, 
ohrub,andhcrbacmuovesctation•urviwbilityllld~Waddition, 
lraDiedl;md/orquadraiomaybeuoedto,....,.plant ouMw.bilityandacriai 
C<M:ragc.SpccificmoniiDlin&'tedmiqueawiD.bediscu.edinthefint 
monitoriDK"report. :E'ennw.cntphotoopointowillbe.mobliohedthmughoutthe 
~areaauwell.. 

MonitoringreportswillbepreyaredandlllbmittedtotheCityofKid:landat 
lheeodofcochmooitoringycar..Tho:reportswiD.~=·o...,.n 

C<>lldiliomofthe~an:uanddiiCUIIwhct:hcrtheperfonnancc: 
ltandardlan:I:Jein«meL Onyear5,1hefinal11101litorir!«rcportwillbe 
preparedandwilldiocullwhetherornotthemitigatiol:lplanhubcensucceu{ul 
pertheembliohoedA'QU,oltjectiveo,andpcrformanceMandardt.Jfthe 
mitiptionplanisdec:mcd~,contingcncyacticmlwillbeutilized 
and/orthemonitorinc'pcriodmaybeatended 

........,....,. 
Periodicmaiutemoncc:wiD.bcpcrlOnucd~tbeplantingan:u.. 
MaintenaDceactionlohallinclude,butarenotlimitedto,replacementofde&d 
~tion,reiii<JY:I!afiovasiwandiKI!I-native~trashcleanup,llld 
n:pair<Ldamaredfcncin(andlip. Maintenancc:needlwiD.bediocuaedin 
thc:lllrllla!monitorin(rcporto. Completedmaintcnancr:mobandmaintcnancc 
thatncedotobeperformedwinbeo.ddre.edineachmonitorin(report 

COIO"I'IIIGOift 
H;durin(anyofthemonitorincvioito,20'1ooflhcplantowil:hinanyn:otoralion 
area,orin.lllyplrticularl:rlltulll.withinarertonltionarea,ll'e-myltrelled, 
or it appc:an that 20'/o maynotlllnlivc, additionalplmtl will be added to the 
mitigationarc:u.Jfinvuiveandnon-nativellpecicaeD:Cedl5%aerial~ 
withinanyofthc:rettmationarcuatanytime,<:<mtml-~wmbo 
initiated. Additionalcon1inc=:Yactionomayinclude,butwiD.notbetimi.tedto, 
m<>n>aggreooivc'II'Cedc:ontrol,additional.muk:hiog,opc:cicoouboti.tution,ooil 
mncndrncnb,andloradditional.irription.Jf~,ama:tiogbetwecn.the 
lcadbiologiotandCityofKidlw.dpcnoliDCiwiDbehcldiOdcYclopncw 
contingcncyactioul. 

OOIT.......,.. 
Thefollowinrilacottestimateforpi.IIItmaterialt,labor,monitoring,and 
maintcnaDcc:. ItisbuedonlheltintCountybondquantityworbho::et(oce 

~~in~2017~.Pleaoenote:thiodoc:onotrcprcxntan 

Plantmateriall[mcludellabor/~ 
SiteprcparationlnJtallationColltl 
EmlionControl. 

"'"""'­:~w.m&~ 

Moni!Oring -. 

$9,533.50 
$3,678.23 

$20,4S8.46 
$3,856.88 

$15,002.83 
$3,600.00 
$9000.00 

t~S,In.-
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{U ............ o&z.ct.ol) 

:::::.=."'"' 

ltala:\'i>rb.lioa~) 

drMn_...,.iDio ... """"" 
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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. 

ATTACHMENT 18

341



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). 
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Rairdon Property North of NE 126th 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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