
 

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

CITY OF KIRKLAND 
NOTICE OF DECISION 

REASONABLE USE EXCEPTION PERMIT 

 
JULY 15, 2022 

 
Permit Application:   FANAIYAN GOAT HILL 2 REASONABLE USE EXCEPTION  

(SAR19-00591) 
 
Location:    11662 91ST PLACE NE (see Attachment 1) 
 
Applicant:    Zbigniew Konofalski with ZK Architecture 
 
Project Description: The applicant is requesting approval of a reasonable use 

exception permit to allow construction of a single-family 
residence within a Category IV wetland buffer (see Attachment 
2).  With the exception of approximately 665 square feet along 
the west side of the property, the site is encumbered by critical 
area and critical area buffer. No portion of the new residence will 
extend into the sensitive area. 

 
Review Process:   Reasonable Use Exception Permit (Process I) 
 
Project Planner: Jennifer Anderer, Associate Planner 
 
SEPA Determination: Exempt 
 
Department Decision:  Approval with Conditions 
 
      

    _________________________________ 
     Adam Weinstein, Director 
     Planning and Building Department 
 

Decision Date:  July 13, 2022 
Appeal Deadline: July 29, 2022 

Affected property owners may request a change in valuation for property tax purposes 
notwithstanding any program of revaluation. 
 
How to Appeal:   
Only the applicant or those persons who previously submitted written comments or information to the 
Planning Director are entitled to appeal this decision.  A party who signed a petition may not appeal 
unless such a party also submitted independent written comments or information.  An appeal must be 

http://www.kirklandwa.gov/
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in writing and delivered, along with fees set by ordinance, to the Planning Department by 5:00 p.m., 
July 29, 2022.  For information about how to appeal, contact the Planning Department at (425) 587-
3600.  An appeal of this project decision would be heard by the Hearing Examiner. 
 

Comment to City Council:  If you do not file an appeal, but would like to express concerns about 
policies or regulations used in making this decision or about the decision making process, you may 
submit comments to citycouncil@kirklandwa.gov.  Expressing your concerns in this way will not affect 
the decision on this application, but will enable the City Council to consider changes to policies, 
regulations or procedures that could affect future applications. 
 

 

mailto:citycouncil@kirklandwa.gov


 FANAIYAN GOAT HILL 2 RUE  
 File No.  SAR19-00591 
 Page 3 

I. CONDITIONS OF APPROVAL 
A. This application is subject to the applicable requirements contained in the Kirkland 

Municipal Code, Zoning Code, and Building and Fire Code. Attachment 3, Development 
Standards, is provided in this report to familiarize the applicant with some of these 
development regulations. This attachment references current regulations and does not 
include all of the additional regulations. It is the responsibility of the applicant to 
ensure compliance with the various provisions contained in these ordinances. When a 
condition of approval conflicts with a development regulation in Attachment 3, the 
condition of approval shall be followed (see Conclusion II.H.2). 
 

 
B. As part of the application for a Building Permit the applicant shall submit: 

1. Plans consistent with the proposal shown in Attachment 2 (see Conclusions 
II.C.4.b, II.C.5.b, and II.C.6.b) 

2. Plans consistent with the mitigation plans in Attachment 13 and Attachment 15 
(see Conclusion II.E.2.d) and including a revised revegetation plan that includes 
the following items (see Conclusion II.E.2.b): 

a. A Temporary Erosion and Sediment Control (TESC) plan that complies 
with the City’s Public Works Pre-Approved Plans. 

b. A revised revegetation plan identifying local sourcing of all plantings and 
noting includes a note referencing that plant materials may be supported 
with material (e.g. stakes, guy wires) only when necessary. 

c. A final watering plan specifying the planned method for watering with 
the revised revegetation plan. 

3. A monitoring and maintenance plan consistent with the mitigation plans in 
Attachment 13 and Attachment 15 (see Conclusion II.E.2.d). 

4. Construction plans that incorporate the recommendations from the geotechnical 
engineering study prepared by Geotech Consultants, Inc. dated June 24, 2021 
and July 30, 2021 (see Attachment 8 and 9) (see Conclusion II.F.2.a).  
 

C. Prior to issuance of the building permit, the applicant shall:  

1. Record a Geologically Hazardous Areas Covenant on the subject property (see 
Conclusion II.F.2.b and Attachment 18). 

2. Dedicate a Natural Greenbelt Protective Easement encompassing the wetland 
and stream buffer enhancement areas on the site. The boundaries of the Natural 
Greenbelt Protective Easement shall be consistent with the site plan in 
Attachment 2 and established by survey. All surveys shall be located on KCAS or 
plat bearing system and tied to known monuments (see Conclusion II.G.2). 

 
D. During construction the applicant shall implement the approved mitigation plan 

pursuant to the standards in KZC 90.145 (see Conclusion II.E.2.a). 
 

E. Prior to final inspection of the building permit the applicant shall: 

 
1. Complete on-site mitigation plantings or submit a performance financial security 

to the City along with a timeline commitment for planting (see Conclusion 
II.E.2.c). 

2. Record a Notice of Geologically Hazardous Area on the property (see 
Conclusion II.F.2.c and Attachment 19)  
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II. FINDINGS OF FACT AND CONCLUSIONS 

A. SITE DESCRIPTION 

1. Site Development and Zoning: 

a. Facts: 

(1) Size:  5,743 square feet / 0.131 Acre  

(2) Land Use:  The subject property is currently undeveloped 

(3) Zoning:  RSA 4, Low Density Residential 

(4) Plat Name: The property was created as Lots 7 and 8, Plat Block 
1, of the Juanita Beach Camps 

(5) Terrain:  The lot slopes down from northwest to southeast at a 
fairly consistent grade of 20% (26’ of elevation over 125 linear 
feet) (see Attachment 2).  City maps identify the property as being 
completely encompassed by moderate to high landslide hazard 
areas (see Attachment 4).  A Geotechnical Engineering Study 
prepared by Geotech Consultants, Inc. dated December 21, 2017 
was submitted with the application (see Attachment 5) and a 
geotechnical analysis can be found in Section II.F of this report.   

(6) Utilities: Water and sewer service for this property are provided 
by Northshore Utility District (NUD) via existing infrastructure 
located near the north-east corner of the subject property.   

(7) Trees:  Due to the proposed construction, grading requirements 
(see Attachment 8 and 9), and side sewer requirements there are 
8 significant trees on the site that will be affected by the proposed 
development.   Attachment 11 shows the location, tree number, 
and general health of the trees, as assessed by the applicant’s 
arborist.  The application is subject to review per KZC 95.30.3.  
See Attachment 3, Development Standards, for information on the 
City’s review of the arborist report as well as tree preservation 
requirements. The City’s Development Review Arborist has 
approved the applicant’s retention proposal. 

(8) Hydrology:  A Type Ns stream and Category IV wetland have been 
identified south-east of the subject property. A Category IV 
wetland has been identified in the middle of the southern half of 
the lot.  Per Kirkland Zoning Code (KZC) Chapter 90, the Type Ns 
stream has a 50’ buffer, and the Category IV wetlands have a 
buffer of 40’.  These buffers encompass nearly the entire site with 
the exception of approximately 665 square feet along the west 
property line of the site (see Attachment 2). 

b. Conclusions:  The on-site wetland and off-site stream and wetland are 
constraining factors in the review of this application because their 
respective buffers encompass nearly the entire site outside of the 
required yards.   

2. Neighboring Development and Zoning:   

a. Facts:  The properties to the north and west of the subject property are 
zoned for single-family residential and contain existing residences. The 
properties to the south and east of the subject property are zoned for 
multi-family residential and contain existing multi-family residences.  
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b. Conclusion:  The proposed single-family residence is compatible with the 
neighboring developments, and neighboring development and zoning are 
not constraining factors in the review of this application. 

3. Reasonable Use Exception  

a. Facts: 

(1) The applicant’s reasonable use exception application was deemed 
complete by City staff on January 24, 2020. 

(2) The City of Kirkland adopted Ordinance No. 4713 on December 
10, 2019. That ordinance updated the reasonable use exception 
code and allowed applicants to vest under the previous reasonable 
use regulations as long as their application was deemed complete 
by March 10, 2020. 

b. Conclusions: A complete application for the proposal was submitted prior 
to the deadline established in Ordinance No. 4713. Therefore, this 
application is vested under the previous Reasonable Use Exception 
provisions. The previous regulations are identical to those  found in KZC 
90.180.B and applicable citations in this report reference that section. 

B. PUBLIC COMMENT 

The public comment period for this application ran from February 13, 2020 to March 4, 
2020.  One public comment email was received (see Attachment 12).  A neighbor called 
the City to discuss the project and provided a follow up email discussing their concerns 
about site storm drainage and soil stabilization measures.  The Public Works Director 
contacted the neighbor to confirm site storm drainage and soil stabilization will be 
reviewed as part of the building permit.  The applicant will be required to address the 
slope and design the project to protect adjacent properties from drainage and 
stabilization impacts. Slope stability and geotechnical issues are discussed further in 
Section II.F, below. 

  

C. REASONABLE USE EXCEPTION  

1. Reasonable Use Process 

a. Facts: 

(1) The lot size of the subject property is 5,743 square feet, of which 
approximately 5,078 square feet (approximately 88%) is 
encumbered by a wetland, stream and/or their required buffers 
(see Attachment 2).   

(2) The stream located south-east of the property has been typed as 
a Seasonal non-fish bearing (Ns) stream requiring a 50’ buffer per 
KZC 90.65 (see Attachment 13).  The wetland located south-east 
of the property has been typed as a Category IV wetland requiring 
a 40’ buffer per KZC 90.55 (see Attachment 13).  The on-site 
wetland has been typed as a Category IV wetland requiring a 40’ 
buffer per KZC 90.55 (see Attachment 13). The on-site wetland 
buffer is the most restrictive of the three buffers covering the 
majority of the site (see Attachment 2). 

(3) KZC 90.115.2 allows for buffer averaging when the following 
criteria are met: (a) The buffer width is not reduced below 75% 
of the required buffer width in any location; (b)  The total area 
contained in the buffer area after averaging is no less than what 
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would be contained within the standard buffer width and is 
contiguous to the buffer; buffer averaging will provide additional 
protection to the critical area; and, (c)  The critical area contains 
variations in sensitivity due to existing physical characteristics or 
the character of the buffer varies in slope, soils, or vegetation, 
and the wetland or stream would benefit from a wider buffer in 
one area and would not be adversely impacted by a narrower 
buffer in another area. 

(4) Averaging of the wetland and stream buffer per KZC 90.115 
requires no net loss of buffer area, which would require a wider 
on-site buffer in some location to compensate for a smaller buffer 
in another location. Approximately 12% of the site is encumbered 
by critical area or buffer, and the majority of that area is in the 
required front yard. 

(5) KZC 90.180.B.3 states that if strict application of the City’s Critical 
Area Ordinance (KZC 90) would preclude all reasonable use of the 
subject property, an owner of the subject property may apply for 
a reasonable use exception. 

(6) KZC 90.180.B.4 requires that the applicant submit a critical area 
report pursuant to KZC 90.110 and including the items set forth 
in KZC 90.180.B.4.a-j, prepared by a qualified critical area 
professional, and peer reviewed by the City’s consulting qualified 
critical area professional.   

(7) The applicant has submitted a final critical area report responding 
to the reasonable use exception decisional criteria prepared by 
Confluence Environmental Company and dated February 17, 2022 
(see Attachment 13). 

(8) The applicant’s critical area report has been peer reviewed by the 
City’s consulting qualified critical area professionals, The 
Watershed Company, and they have submitted a final peer review 
letter and recommendations to the City dated April 6, 2018 (see 
Attachment 14). 

(9) The applicant has submitted a response to The Watershed 
Company’s recommendations prepared by Confluence 
Environmental Company dated April 27, 2022 (see Attachment 15) 
satisfying City requirements. 

(10) KZC 90.180.B.5.a-j establishes ten (10) decisional criteria for the 
approval of a reasonable use application.   

b. Conclusions: 

(1) A buffer modification approval would not increase the buildable 
area on the subject property due to 88% of the property being 
encumbered by critical area or critical area buffer.   

(2) The applicant is eligible to apply for a reasonable use exception 
per KZC 90.180.B.3. 

(3) The applicant has submitted the required documents set forth in 
KZC 90.180.B.4.  

(4) Based on the following analysis in Subsections C.2-11 and with 
the recommended Conditions of Approval in Section I, the 
application meets the established decisional criteria for approving 

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=985
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=895
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a reasonable use application under a Process I. 

2. Decisional Criterion KZC 90.180.B.5.a:  The City may approve reasonable use 
exceptions in residential zones for one (1) single-family dwelling. 

a. Fact: The applicant has proposed to construct one (1) single-family 
dwelling on the subject property. 

b. Conclusion: The proposed use can be approved through a reasonable use 
exception. 

3. Decisional Criterion KZC 90.180.B.5.b:  There is no feasible alternative to the 
proposed activities and uses on the subject property, including reduction in size, 
density or intensity, phasing of project implementation, change in timing of 
activities, revision of road and lot layout, and/or related site planning 
considerations that would allow a reasonable economic use with less adverse 
impacts to the critical area and buffer. 

a. Facts: 

(1) Per Section II.C.1 above, approximately 88% of the subject 
property is encumbered by the on-site wetland and wetland and 
stream buffers, and a modification to the wetland buffer through 
buffer averaging would not decrease the lot area encumbered by 
the buffer, nor would it increase the buildable area on the lot. 

(2) The applicant has proposed to construct a single-family dwelling 
on the subject property consisting of a 1,330 square feet building 
footprint, and a total of 2,860 square feet of floor area. 

(3) The proposed project is smaller in footprint and square footage 
than other existing single-family dwellings in the vicinity which 
have an average of 3,200 square foot building footprints and 
4,100 square feet of floor area. 

(4) The proposal for the single-family dwelling includes an 18’ wide 
by 19.75’ long driveway leading to a two-car garage. 

(5) The applicant has proposed a modification to the front setback 
from 91st PL NE (see Section II.D below) in order to locate the 
building further west and as far away from the critical area as 
possible.    

b. Conclusion: The applicant has limited the size of the proposed structure 
and access pavement and located the proposed improvements on the 
portion of the property furthest from the critical areas in order to limit the 
impact to the adjacent stream and wetland. There are no further feasible 
alternatives to the proposed single-family dwelling on the subject 
property that would allow a reasonable economic use with less adverse 
impacts to the critical area and buffer. 

4. Decisional Criterion KZC 90.180.B.5.c:  Unless the applicant can demonstrate 
unique circumstances related to the subject property, the amount of site area 
that will be disturbed by structure placement and all land alteration associated 
with the proposed development activity, including but not limited to land surface 
modification, utility installation, decks, driveways, paved areas, and landscaping, 
shall not exceed the following limits:    

• KZC 90.180.B.5.c.1: if the subject property contains 6,000 square feet of 
area or less, no more than 50% of the site may be disturbed; 

• KZC 90.180.B.5.c.2-3 do not apply; 

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=035
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=210
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=455
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=455
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=240
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=465
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• KZC 90.180.B.5.c.4: the amount of allowable disturbance shall be that 
which will have the least impact on the critical area and the critical area 
buffer given the characteristics and context of the subject property, 
critical area, and buffer; 

• KZC 90.180.B.5.c.5: public improvements within the right-of-way 
required by Chapter 110 KZC (for example required curb, gutter and 
sidewalk improvements) are not counted in the maximum allowable area 
of site disturbance. The City shall allow or require modifications to the 
public improvement standards that minimize the impact to the critical 
area and buffer and any impacts associated with required public 
improvements shall be mitigated by the applicant;  

• KZC 90.180.B.5.c.6: the portion of a driveway located within an improved 
right-of-way is not counted in the maximum allowable area of site 
disturbance. However, a driveway or any other private improvement 
located in an unimproved right-of-way shall be counted in the maximum 
allowable area of site disturbance.  

a. Facts:  

(1) The subject property contains 5,743 square feet of area, and the 
maximum allowed disturbance is 2,871.5 square feet (50%).  The 
applicant is proposing 2,868 square feet of disturbance, including 
the building and surrounding yard area, driveway, and sewer 
trench to connect to the public sewer to the east of the subject 
property (see Attachment 2). 

(2) The off-site stream is located south-east of the property and the 
stream buffer covers approximately 680 square feet of the south-
east corner of the property (see Attachment 2). 

(3) The off-site wetland is located south-east of the property, and the 
wetland buffer covers approximately 1,836 square feet of the east 
side of the property (see Attachment 2). 

(4) The on-site wetland is located in the center of the property near 
the south property line, and the wetland buffer encompasses 
4,728 square feet or 82% of the property (see Attachment 2). 

(5) The applicant has proposed to locate the disturbed area on the 
western portion of the property, as far away as possible from the 
on-site wetland.  (see Attachment 2). 

(6) The proposed driveway is located on the subject property 
providing access to 91st PL NE, which is an improved right-of-way. 

b. Conclusions:  

(1) The proposal complies with the maximum allowed disturbance 
area of 2,871.5 square feet; 50% of the lot size (see Attachment 
2). 

(2) The disturbed area is located as far away as possible from the on-
site wetland and off-site stream and wetland in order to have the 
least impact on the critical area and the critical area buffers. 

(3) The proposed driveway located on-site to access 91st PL NE right-
of-way is contained within the maximum allowable area of site 
disturbance (see Attachment 2). 

5. Decisional Criterion KZC 90.180.B.5.d: The proposal is compatible in design, scale 
and use with other legally established development in the immediate vicinity of 

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=178
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=178
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=805
http://www.codepublishing.com/WA/Kirkland/html/KirklandZ110/KirklandZ110.html#110
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=240
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=805
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=240
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=805
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=178
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the subject property in the same zone and with similar critical area site 
constraints.  

a. Facts:  

(1) The properties to the north and west of the subject property are 
within the same RSA 4 (Low Density Residential) zone as the 
subject property and contain single-family dwellings.  The 
properties to the south and east of the subject property are zoned 
RMA 3.6 and RM 2.4 (Medium Density Residential) respectively 
and contain multi-family dwellings. 

(2) The applicant’s proposal does not exceed the maximum lot 
coverage, floor area ratio, nor height requirements allowed for a 
property zoned RSA 4 located within the Juanita Beach Camps 
subdivision. 

(3) The applicant’s proposal is comparable in scale and floor area to 
other City approved reasonable use exception projects within the 
RSA 4 zone including the following projects:        

• Address: 8800 NE 117th PL 
Permit Number: SAR14-01596 
Property Size: 7,288 square feet 
Building Footprint: 1,357 square feet 
Floor Area: 2,942 square feet 
 

• Address: 11718 90th Ave NE 
Permit Number: SAR17-00156 
Property Size: 5,260 square feet 
Building Footprint: 1,339 square feet 
Floor Area: 2,628 square feet 
 

• Address: 11807 89th Ave NE 
Permit Number: SAR17-00627 
Property Size: 6,140 square feet 
Building Footprint: 1,400 square feet 
Floor Area: 3,727 square feet 
 

• Address: 8802 NE 117th PL 
Permit Number: SAR19-00213 
Property Size: 9,269 square feet 
Building Footprint: 929 square feet 
Floor Area: 2,777 square feet 
 

• Address: 13841 62nd Ave NE 
Permit Number: SAR19-00521 
Property Size: 7,200 square feet 
Building Footprint: 1,040 square feet 
Floor Area: 2,789 square feet 

(4) The applicant has requested a front setback reduction of 50% per 
the provisions in KZC 90.180.B.6.a.1 (see Section II.D below) 
consistent with modifications allowed for other properties with 
similar critical area site constraints. 

(5) The applicant has requested a buffer setback reduction from 10 
feet to 5 feet per the provisions in KZC 90.180.B.6.a.3 (see Section 
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II.D below) consistent with modifications allowed for other 
properties with similar critical area site constraints. 

b. Conclusion: The proposal is compatible in design, scale and use with other 
properties within the same zone and with similar critical area site 
constraints (see Attachment 2). 

6. Decisional Criterion KZC 90.180.B.5.e: The proposal utilizes to the maximum 
extent possible innovative construction, design, and development techniques 
that minimize to the greatest extent possible net loss of critical area functions 
and values, including pin construction, and vegetated roofs. 

a. Facts: 

(1) The applicant has proposed the new house footprint and the area 
to be disturbed as far away as possible from the critical areas (see 
subsection 4 above, and Attachment 2). 

(2) The applicant is proposing to disturb no more than 2,868 square 
feet of the subject property. 

(3) The proposed single-family dwelling will utilize innovative 
construction including a green roof and pin construction to 
minimize grading of the steep slope (see Attachment 2).  

(4) The applicant has submitted an analysis of current buffer 
conditions (see Attachment 13) that has been reviewed and 
approved by the City’s qualified critical area professionals (see 
Attachment 14).  Per the approved analysis of current buffer 
conditions, the existing buffer provides limited function, is lacking 
any native shrubs or groundcover, and contains invasive species. 

(5) The applicant has submitted a plan for enhancement of the 2,875 
square feet of the stream and/or wetland buffers (see Attachment 
13) that has been reviewed and approved by the City’s qualified 
critical area professional (see Attachment 14, and mitigation 
analysis in Section II.E below).  Per the approved enhancement 
plan, the enhancement plan will increase buffer function. 

(6) The applicant has requested a front setback reduction of 50% per 
the provisions in KZC 90.180.B.6.a (see Section II.D below) in 
order to locate the building footprint as far away from the off-site 
wetland as possible. 

b. Conclusion: The proposal has utilized design and development techniques 
that minimize possible net loss of critical area function and values (see 
Attachment 2). 

7. Decisional Criterion KZC 90.180.B.5.f:    The proposed development does not 
pose an unacceptable threat to the public health, safety, or welfare on or off the 
subject property. 

a. Facts:  

(1) The applicant’s proposal includes a mitigation plan for impacts to 
the stream and wetland buffer (see mitigation analysis in Section 
II.E below).  The proposed impacts are to the critical buffers only, 
not the critical areas themselves. 

(2) The applicant’s proposed buffer enhancement plan includes 
measures to: remove invasive species; install native tress and 
shrubs; and, install plantings to provide more erosion control for 
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the hillside. 

(3) The City’s GIS maps show moderate and high landslide hazards 
over the subject property (see Attachment 4).  Staff has analyzed 
the geologically hazardous areas in Section II.F below. 

(4) The City’s Building Division will review the building permit 
application for compliance with building and life/safety codes.  

b. Conclusion:  The proposed development does not pose an unacceptable 
threat to the public health, safety, or welfare on or off the subject 
property.    

8. Decisional Criterion KZC 90.180.B.5.g:  The proposal meets the mitigation, 
maintenance, and monitoring requirements of this chapter. 

a. Fact: An analysis of the mitigation, maintenance, and monitoring 
compliance is provided in Section II.D, below. 

b. Conclusion: Per the analysis and conclusions in Section II.D below, the 
proposal meets the mitigation, maintenance, and monitoring 
requirements of KZC Chapter 90. 

9. Decisional Criterion KZC 90.180.B.5.h: The proposed development is on a lot 
meeting the criteria of KZC 115.80, Legal Building Site. 

a. Facts:  

(1) Per KZC 115.80, a lot or parcel is a legal building site if it meets 
all of the following criteria: 

• It was created or segregated pursuant to all applicable 
laws, ordinances, and regulations (KZC 115.80.1.a). 

• Except as specified in subsection (2) of KZC 115.80, it 
meets the allowable minimum lot size established by this 
code (KZC 115.80.1.b).   

• Subsection 2 sets forth that an applicant may build one (1) 
detached dwelling unit on a lot or parcel regardless of the 
size of the lot or parcel if:  

a) the applicant applies for necessary permits to construct 
the unit within five (5) years of the date the lot or parcel 
is annexed into the City and the lot or parcel was a lawfully 
created lot under King County subdivision and zoning laws;  

b) there is or ever has been a residence on the subject 
property. At any time, the applicant may remodel, rebuild, 
or enlarge that one (1) residence; provided, that all other 
Zoning Code requirements are met;  

c) the lot size was approved pursuant to all applicable 
laws, ordinances and regulations; or,  

d) the lot lines defining the lot or parcel were recorded in 
the King County Assessor’s Office prior to May 17, 1972, 
and the lot or parcel has not simultaneously been owned 
by the owner of a contiguous lot or parcel which fronts on 
the same right-of-way subsequent to May 17, 1972 

• It is either adjacent to, or has a legally created means of 
access to, a street providing access to the lot or parcel 

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=532
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=539
http://www.codepublishing.com/WA/Kirkland/html/KirklandZ115/KirklandZ115.html#115.80
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=482
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=482
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=805
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(KZC 115.80.1.c). 

(2) Pursuant to KZC 115.80.1.a, the subject property was created 
pursuant to all applicable laws, ordinances, and regulations as 
Lots 7 and 8, Plat Block 1, of the Juanita Beach Camps subdivision, 
recorded with King County on October 9, 1928. 

(3) Pursuant to KZC 115.80.1.b, the subject property does not meet 
the minimum lot size of 7,600 square feet in the RSA 4 zone; 
however, the lot size was approved pursuant to all applicable laws, 
ordinances, and regulations in effect at the time it was annexed 
by the City of Kirkland pursuant to KZC 115.80.2.c (see 
Attachment 16 and 17). 

(4) Pursuant to KZC 115.80.1.c the subject property is adjacent to 
and has access from the existing 91st PL NE right-of-way. 

b. Conclusion: The subject property is a legal building site per the criteria of 
KZC 115.80. 

10. Decisional Criterion KZC 90.180.B.5.i:  The inability to derive reasonable use is 
not the result of the applicant’s actions or that of previous property owners, such 
as by altering lot lines pursuant to Chapter 22 KMC that results in an 
undevelopable condition. 

a. Facts:  

(1) The subject property was created as Lots 7 and 8, Plat Block 1, of 
the Juanita Beach Camps subdivision, recorded with King County 
on October 9, 1928. 

(2) The City has no record of Lots 7 nor 8 being altered through a lot 
line alteration since their creation. 

(3) Per King County Assessor records, the property has remained 
vacant since the Juanita Beach Camps subdivision was recorded 
with King County on October 9, 1928. 

b. Conclusion:  The inability to derive reasonable use is not the result of the 
applicant’s actions or that of previous property owners because the lot 
has not been altered and has existed as Lots 7 and 8, Plat Block 1, of the 
Juanita Beach Camps subdivision since 1928. 

11. Decisional Criterion KZC 90.180.B.5.j:  The granting of the exception will not 
confer on the applicant any special privilege that is denied by this chapter to 
other lands, buildings, or structures under similar circumstances. 

a. Facts:  

(1) Per Subsection II.C.1 above, the applicant is eligible to apply for 
a Reasonable Use Exception per KZC 90.180.B.3. 

(2) The subject property is similar in character to properties 
elsewhere in the City similarly encumbered by critical areas and/or 
critical area buffers, and which have been issued reasonable use 
exceptions. 

(3) Per Subsections C.1-10 above, the subject proposal complies with 
the other reasonable use exception decisional criteria, as set forth 
in KZC 90.180.B.5. 

(4) The applicant proposes to construct a single-family dwelling on 
the subject property consisting of a 1,330 square feet building 

http://www.codepublishing.com/WA/Kirkland/html/KirklandZ115/KirklandZ115.html#115.80
http://www.codepublishing.com/WA/Kirkland/html/Kirkland22/Kirkland22.html#22
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footprint, and a total of 2,860 square feet of floor area, and 
complies with the RSA 4 zone standards for lot coverage, floor 
area ratio, and height for properties located within the Juanita 
Beach Camps subdivision. 

b. Conclusion: The granting of the exception will not confer on the applicant 
any special privilege that is denied by KZC Chapter 90 to other lands, 
buildings, or structures under similar circumstances. 

D. MODIFICATIONS AND CONDITIONS: REASONABLE USE EXCEPTION 

1. Facts: 

a. To provide reasonable use of the subject property and reduce the impact 
on the critical area and critical area buffer, the Planning Director pursuant 
to a Process I under Chapter 145 KZC is authorized to approve the 
following modifications: 

(1) KZC 90.180.B.6.a.1.a: Where the applicant demonstrates that the 
residential development cannot meet the City’s code requirements 
without encroaching into the critical area or critical area buffer: 
the required front yard may be reduced by up to 50%; provided, 
that a minimum of 18.5’ long parking pad between the structure 
and the lot line is provided. 

(2) KZC 90.180.B.6.a.3: The structure setback from a critical area 
buffer pursuant to KZC 90.140 may be reduced to five (5) feet in 
width; provided, that those improvements allowed in this area are 
limited to:  

• Chimneys, bay windows, greenhouse windows, eaves, 
cornices, awnings and canopies, and decks above the 
ground floor extending no more than 18 inches into the 
structure setback; 

• Benches, walkways, paths and pedestrian bridges 
extending no more than four (4) feet into the structure 
setback; 

• Garden sculpture, light fixtures, trellises and similar 
decorative structures extending no more than four (4) feet 
in width into structure setback; and 

• Nonnative and native landscaping. 

(3) The applicant has requested the above-detailed modifications to 
reduce the required front yard by 50%, to a minimum of 10’ (KZC 
90.180.B.6.a.1.a), and to reduce the structure setback from the 
critical area buffer to 5’ in width. 

(4) The subject property is almost entirely encumbered by a wetland 
buffer, with the wetland itself being located in the middle of the 
southern half of the property.  The building footprint is located on 
the western portion of the site.   

(5) While the building footprint cannot be located entirely outside of 
the wetland buffer, the reduction of the required front yard to a 
minimum of 10’ allows the building footprint to be located farther 
away from the wetland than the standard 20’ front yard minimum 
setback would allow. 

(6) The applicant’s proposal shows that a 19.75’ long parking pad 

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=178
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=660
http://www.codepublishing.com/WA/Kirkland/html/KirklandZ145/KirklandZ145.html#145
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=178
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=916
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=178
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=178
http://www.codepublishing.com/WA/Kirkland/html/KirklandZ90/KirklandZ90.html#90.140
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=072
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=173
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=345
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=916
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=916
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=916
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=931
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=916
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=465
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between the structure and the property line adjacent to 91st PL 
NE is provided (see Attachment 2).   

(7) The applicant’s proposal shows a 5’ structure setback from the 
critical area buffer provided along the east boundary of the house. 

(8) Per the allowances in KZC 90.180.B.6.a.3.a, the applicant’s 
proposal shows a chimney extending 18” into the structure 
setback on the east façade. 

2. Conclusions:   

a. The applicant has met the provisions of KZC 90.180.B.6.a.1.a to reduce 
the required front yard to a minimum of 10’ because the reduction allows 
the structure to be located farther from the wetland and a 19.75’ long 
parking pad between the structure and property line is provided. 

b. The applicant has met the provisions of KZC 90.180.B.6.a.3 to reduce the 
structure setback to 5’ from the critical area buffer because they have 
limited the improvements within that area to those items shown in KZC 
90.180.B.6.a.3.a. 

E. MITIGATION  

1. Facts:  Modifications to a critical area and/or buffer must be evaluated using 
mitigation sequencing as required in KZC 90.145.   

a. Order of Preference:  KZC 90.145.1 states that the intent of mitigation 
sequencing is to evaluate and implement opportunities to avoid, 
minimize, eliminate or compensate for impacts to critical areas while still 
meeting the objectives of the project. When a modification to a critical 
area and buffer is proposed, the modification shall be avoided, minimized, 
or compensated for, as outlined by WAC 197-11-768, in the following 
order of preference: 

• Avoiding the impact altogether by not taking a certain action or parts 
of actions; 

• Minimizing impacts by limiting the degree or magnitude of the action 
and its implementation; 

• Rectifying the impact by repairing, rehabilitating, or restoring the 
affected environment; 

• Reducing or eliminating the impact over time by preservation and 
maintenance operations during the life of the action; 

• Compensating for the impact by replacing or providing substitute 
resources or environments; and/or 

• Monitoring the impacts and compensation projects and taking 
appropriate corrective measures. 

b. A mitigation sequencing evaluation for the proposed reasonable use 
exception was prepared by Confluence Environmental Company, dated 
February 17, 2022 (see Attachment 13).   

c. The City’s consulting qualified professional, The Watershed Company 
(TWC), reviewed the applicant’s mitigation sequencing evaluation and 
provided a final peer review letter and recommendations to the City dated 
April 6, 2022 (see Attachment 14). 

d. The applicant has submitted a response to The Watershed Company’s 
recommendations dated April 27, 2022 (see Attachment 15).  Staff 
concluded that the proposal and revision response complied with 
mitigation requirements provided TWC’s recommendations are followed. 
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e. Mitigation Requirements:  Requirements for mitigation are found in KZC 
90.145.3-6.  The following is a review, in checklist format, of compliance 
with these requirements. 
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Code Section 

Location of Mitigation 

  KZC 90.145.3.a 

Preference shall be given to the location of the mitigation 
in the following order unless it can be demonstrated that 
off-site in-kind mitigation is ecologically preferable: 

1)  On-site in-kind; 

2)  Off-site in City in-kind; 

3)  Off-site in-kind within the Lake 
Washington/Cedar/Sammamish Watershed. 

 

Staff Comment/Analysis: The applicant is proposing to 
complete all mitigation for on-site buffer impacts on the 
subject property.  There is no proposed direct wetland 
impact. 

On-Site versus Off-Site Mitigation 

  KZC 90.145.3.b(1) – Mitigation shall occur on-site except 
when the City determines that the following criteria have 
been met as part of a proposal under this chapter: 

a)  There is no opportunity for on-site mitigation or on-
site opportunities do not have a high likelihood of success 
due to the size of the property, site constraints, or size 
and quality of the wetland or location and quality of the 
stream; 

b)  Off-site mitigation has a greater likelihood of providing 
equal or improved critical area functions than the 
impacted critical area; 

c)  Off-site locations shall be in the same Water Resource 
Inventory Area (WRIA) 8 Lake 
Washington/Cedar/Sammamish Watershed as the 
impacted critical area; and 

d)  The off-site critical area mitigation will best meet 
formally established watershed goals for water quality, 
flood or conveyance, habitat, or other wetland functions 
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that have been established and strongly justify location of 
mitigation at another site. 

 

Staff Comment/Analysis: The applicant is proposing to 
complete all mitigation for on-site impacts on site per the 
proposed buffer enhancement plan shown in Attachment 
13 and Attachment 15. 

Responsible Party for Mitigation Site 

Mitigation for lost or diminished critical area functions and values for 
either wetlands or streams shall use the following options: 

  KZC 90.145.4.a - Applicant-Responsible Mitigation 

The applicant is responsible for the implementation, 
monitoring and success of the mitigation pursuant to this 
chapter. 

 

Staff Comment/Analysis: The applicant is proposing to be 
responsible for the implementation, monitoring, and 
success of the mitigation plan on site. 

  KZC 90.145.4.b – Non-Applicant Responsible Mitigation – 
Mitigation Bank and In-Lieu Fee Mitigation 

Credits purchased by an applicant from a mitigation bank 
or in-lieu program that is certified under federal and state 
rules may be used as a method of mitigation if approved 
by the City to compensate for impacts when all of the 
following apply: 

a) The City determines as part of the critical area approval 
that it would provide appropriate compensation for the 

proposed impacts; 

b) Projects shall have debits associated with the proposed 
impacts calculated by the applicant’s qualified critical 

area professional using the credit assessment method or 
appropriate method for the impact as specified in the 

approved instrument for the program. The assessment 
shall be reviewed and approved by the City; 

c) The proposed use of credits is consistent with the terms 

and conditions of the certified mitigation bank or in-lieu 
fee program instrument; and 

d) The record of payment for credits shall be provided to 
the City in advance of the authorized impacts but no later 

than issuance of the building or land surface 

modification permit. 
 

Staff Comment/Analysis: The applicant is proposing to 
complete all mitigation for on-site impacts on site per the 

https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=532
https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=748
https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=748
https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=532
https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=455
https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=455


 FANAIYAN GOAT HILL 2 RUE  
 File No.  SAR19-00591 
 Page 17 

proposed buffer enhancement plan shown in Attachment 
13 and will not require utilization of mitigation bank 
credits or in-lieu fee mitigation. 

Timing of Mitigation 

  KZC 90.145.5.a – On-Site Mitigation 

1)  On-site mitigation shall be completed immediately 
before or following disturbance and prior to use or final 
inspection of the activity or development. Construction of 
mitigation projects shall be timed to reduce impacts to 
existing fisheries, wildlife and flora; and 

2)  The Planning Official may allow flexibility with respect 
to seasonal timing of excavation or planting for 
mitigation. If on-site mitigation must be completed after 
final inspection of a building or land surface modification 
permit or commencement of an activity, a performance 
financial security shall be required pursuant to KZC 
90.165 along with a timeline commitment for completion. 

 

Staff Comment/Analysis: The applicant should complete 
on-site mitigation plantings prior to the final inspection of 
the single-family dwelling construction, or submit a 
performance financial security to the City along with a 
timeline commitment for planting. 

Mitigation Plan Standards:  All critical area mitigation plans, 
except mitigation met through mitigation bank or an in-lieu fee 
program, shall meet the following standards. 

  For proposals involving wetlands, the standards for 
wetland compensatory mitigation pursuant to KZC 90.150 
shall be followed. 

Staff Analysis:  Per KZC 90.150, compensatory mitigation 
is required for modifications to wetlands and related 
impacts to buffers.  The proposal does not include 
modification of the on-site or off-site wetlands, therefore, 
the proposal is not subject to wetland compensatory 
mitigation. 

  KZC 90.145.6.a – A mitigation plan must be prepared by 
a qualified professional and approved by the City.  The 
mitigation plan must: 

• Address the impacts to a critical area and buffer 
based on best available science; 

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=532
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=532
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=985
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=532
http://www.codepublishing.com/WA/Kirkland/html/KirklandZ90/KirklandZ90.html#90.150
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=078
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• Be designed to maintain and enhance ecological 
functions and values, and to prevent risk from 
hazards posed to the critical area; and 

• Provide a description of the mitigation site, 
including location and vicinity map, and rationale 
for selection of the mitigation site. 

Staff Analysis:  The applicant has submitted a final 
mitigation plan addressing the above criteria prepared by 
Confluence Environmental Company dated February 17, 
2022 (see Attachment 13).  The applicant’s mitigation 
plan has been peer reviewed by the City’s consulting 
qualified critical area professional, The Watershed 
Company (TWC) (see Attachment 14), who then 
submitted a final peer review letter and recommendations 
to the City dated April 27, 2022 (see Attachment 15).   

  KZC 90.145.6.b(1) – The vegetative buffer standards and 
requirements in KZC 90.130 must be met. If the buffer 
does not currently meet the vegetative buffer standards, 
a detailed final revegetation plan shall be submitted 
including specification on size and type of each native 
species of plants, and number and spacing of the plants 
meeting the City of Kirkland’s Critical Area Plant List and 
standards. 

Staff Comment/Analysis: The buffer does not currently 
meet the vegetative buffer standards.  The applicant has 
submitted a mitigation plan with a revegetation plan 
prepared by Confluence Environmental Company dated 
February 17, 2022 (see Attachment 13).  The Watershed 
Company provided a final review and recommendations 
for the revegetation plan on April 6, 2022 (see 
Attachment 14) which were addressed and satisfied by 
the applicant in a response prepared by Confluence 
Environmental Company dated April 27, 2022 (see 
Attachment 15). 

  KZC 90.145.6.b(2) - Seed source must be as local as 
possible, and plants must be nursery propagated unless 
transplanted from on-site areas approved for disturbance. 
These requirements must be included in the mitigation 
plan specifications. 

Staff Comment/Analysis: The applicant should submit a 
revised revegetation plan with the building permit 
identifying local sourcing of all plantings.  

  KZC 90.145.6.b(3) - Plant materials may be supported 
with material (e.g., stakes, guy wires) only when 
necessary. Staking and ties shall follow the International 
Society of Arboriculture standards. Where support is 

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=532
http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=532
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necessary, stakes, guy wires, or other measures must be 
removed as soon as the plant can support itself, usually 
after the first growing season. 

 

Staff Comment/Analysis: The applicant should submit a 
revised revegetation plan with the building permit 
application that includes a note referencing that plant 
materials may be supported with material (e.g. stakes, 
guy wires) only when necessary. 

  KZC 90.145.6.b(5) - Proposed erosion control measures 
comply with the City’s Public Works Pre-Approved Plans. 

 

Staff Comment/Analysis: The applicant should submit a 
Temporary Erosion and Sediment Control (TESC) plan 
with the building permit that complies with the City’s 
Public Works Pre-Approved Plans.   

  KZC 90.145.6.b(6) - Mitigation is consistent with other 
requirements in this code. 

 

Staff Comment/Analysis: The mitigation plan is consistent 
with other requirements in the Kirkland Zoning Code.  

  KZC 90.145.6.b(7) - All planted areas of the mitigation 
project have a temporary, above ground sprinkler system 
set to automatic timers. Temporary sprinkler systems 
shall be removed in the final year of monitoring once 
vegetation is well established. When public or private 
water is not available, a plan for reliable watering by truck 
or hand shall be included. 

 

Staff Comment/Analysis: The applicant has stated that all 
plant zones will be watered as needed by either water 
truck or the installation of an irrigation system.  The 
applicant should submit a final watering plan specifying 
the planned method for watering with the revised 
revegetation plan as part of the building permit 
application. 

 

2. Conclusion:  Based on the mitigation sequencing analysis in Section II.E.1 above, 
and the review by The Watershed Company of the project plans, mitigation plan, 
and monitoring and maintenance plans (see Attachment 13 and Attachment 15) 
the proposal is consistent with the mitigation sequencing and general mitigation 
requirements of KZC 90.145, provided that: 
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a. The applicant should implement the approved mitigation plan shown in 
Attachment 13 and Attachment 15, and pursuant to the standards in KZC 
90.145. 

b. In addition to the approved mitigation plan in Attachment 13 and 
Attachment 15 a revised revegetation plan should be submitted with the 
building permit application that includes the following items: 

(1) A Temporary Erosion and Sediment Control (TESC) plan that 
complies with the City’s Public Works Pre-Approved Plans; and 

(2) A revised revegetation plan identifying local sourcing of all 
plantings and noting includes a note referencing that plant 
materials may be supported with material (e.g. stakes, guy wires) 
only when necessary. 

(3) A final watering plan specifying the planned method for watering 
with the revised revegetation plan. 

c. The applicant should complete on-site mitigation plantings prior to the 
final inspection of the single-family dwelling construction or submit a 
performance financial security to the City along with a timeline 
commitment for planting. 

d. The applicant should implement and comply with the approved 
monitoring and maintenance plan in Attachment 13 and Attachment 15 
and shall submit a monitoring report to the Planning Official at required 
scheduled intervals. 

F. 90.210 DEDICATION AND MAINTENANCE OF CRITICAL AREA AND BUFFER 

1. Fact: KZC 90.210 requires that the applicant to dedicate development rights, air 
space, or grant a greenbelt protection or open space easement to the City to 
protect sensitive areas and their buffers.  The applicant should record an 
agreement with the King County Recorder’s Office in a form acceptable to the 
City of Kirkland (see Attachment 20). 

2. Conclusion: Prior to final inspection of the building permit, the applicant should 
dedicate a natural greenbelt protective easement encompassing the wetland and 
stream buffer enhancement areas on the site. The boundaries of the Natural 
Greenbelt Protective Easement should be consistent with the site plan in 
Attachment 2 and established by survey. All surveys shall be located on KCAS or 
plat bearing system and tied to known monuments. 

F. GEOLOGICALLY HAZARDOUS AREAS 

1. Facts:   

Zoning Code regulations on geologically hazardous areas address slope stability, 
run-off, structural concerns, and liability issues. The Planning Department 
evaluates proposals located on hazardous slopes based on the criteria in KZC 
Chapter 85. The evaluation is based on a geotechnical report prepared by a 
qualified geotechnical engineer. 
a. City critical area maps show moderate and high landslide hazard areas over the 

entirety of the site (see Attachment 4).  A geotechnical engineering study 
prepared by Geotech Consultants, Inc. dated December 21, 2017 was 
submitted with the reasonable use exception application (see Attachment 5).   

b. In order to address KZC 85.15 standards a geotechnical addendum was 
prepared by Geotech Consultants, Inc. dated January 6, 2021 and submitted 
for City review (see Attachment 6). 
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c. The City’s consulting qualified professional, Associated Earth Sciences, Inc. 
(AESI), reviewed the applicant’s geotechnical report and provided 
recommendations to the City dated April 12, 2021 (see Attachment 7). 

d. A geotechnical response to AESI’s geotechnical peer review letter was prepared 
by Geotech Consultants, Inc. dated June 24, 2021 and July 30, 2021 which was 
reviewed and approved by AESI and City staff (see Attachment 8, 9, 10).  

e. Pursuant to KZC Section 85.45, the City can require the applicant to 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 the 
development activity on the subject property which is related to the physical 
condition of the property (see Attachment 18). 

f. Pursuant to KZC Section 85.50, the City can require the applicant to record, on 
the title of the property, a notice stating that the property is potentially located 
in a geologically hazardous area to inform future owners that, at the time of 
the building permit’s issuance, the property was potentially located in a 
geologically hazardous area (see Attachment 19). 

2. Conclusions:   

a. There are constraining factors in regard to steep slopes that affect the 
applicant’s proposal.  The applicant should submit construction plans with the 
building permit application that incorporate the recommendations from the 
submitted geotechnical engineering study prepared by Geotech Consultants, 
Inc. dated June 24, 2021 and July 30, 2021 (see Attachment 8 and 9). 

b. Due to the presence of steep slopes on the subject property, the applicant 
should submit a Geologically Hazardous Areas Covenant (see Attachment 18) 
and record it prior to the issuance of a building permit.  

c. Due to the presence of steep slopes on the subject property, the applicant 
should submit a Notice of Geologically Hazardous Area (see Attachment 19) 
and record it prior to the issuance of the building permit. 

G. PROCESS I APPROVAL CRITERIA 

1. Facts:   

a. KZC 145.45.2 states that a Process I application may be approved if it is 
consistent with all applicable development regulations and, to the extent 
there is no applicable development regulation, the Comprehensive Plan; 
and it is consistent with the public health, safety, and welfare. 

b. This application is subject to the development regulations administered 
through the Kirkland Zoning Code.  The proposal is subject to the 
regulations discussed in sections II.D through G and is subject to the 
development standards found in Attachment 3. 

2. Conclusion:  With the recommended conditions of approval, the proposal 
complies with the criteria in KZC 145.45.  It is consistent with all applicable 
development regulations (see Sections II.D through G).  In addition, it is 
consistent with the public health, safety, and welfare because it will allow 
reasonable use of a property while improving the quality and function of the 
sensitive area buffer.  

H. DEVELOPMENT STANDARDS 

1. Fact:  Additional comments and requirements placed on the project, including 
critical area markers, fencing and signage, are found on the Development 
Standards, Attachment 3. 
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2. Conclusion:  The applicant should follow the requirements set forth in Attachment 
3. 

 

III. SUBSEQUENT MODIFICATIONS 

Per KZC 90.180.8, the Planning Official may approve a subsequent modification to a specific use 
and site plan that has been approved through the reasonable use exception, provided the 
change meets the standards of this chapter. Otherwise, the applicant is required to apply for 
and obtain approval through a Process I pursuant to Chapter 145 KZC for a new reasonable use 
exception. 

 

IV. APPEALS 

The following is a summary of the deadlines and procedures for appeals.  Any person wishing 
to file or respond to an appeal should contact the Planning Department for further procedural 
information. 

Appeal to the Hearing Examiner: 

Section 145.60 of the Zoning Code allows the Planning Director's decision to be appealed by the 
applicant or any person who submitted written comments or information to the Planning 
Director.  A party who signed a petition may not appeal unless such party also submitted 
independent written comments or information.  The appeal must be in writing and must be 
delivered, along with any fees set by ordinance, to the Planning Department by 5:00 p.m., 
___July 29, 2022_____, fourteen (14) calendar days following the postmarked date of 
distribution of the Director's decision. 

 

V. LAPSE OF APPROVAL  

The applicant must begin construction or submit to the City a complete building permit 
application for the development activity, use of land or other actions approved under this chapter 
within five (5) years after the final approval of the City of Kirkland on the matter, or the decision 
becomes void; provided, however, that in the event judicial review is initiated per KZC 145.110, 
the running of the five (5) years is tolled for any period of time during which a court order in 
said judicial review proceeding prohibits the required development activity, use of land, or other 
actions. 

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

 

VI. APPENDICES 

Attachments 1 through 20 are attached. 
1. Vicinity Map 
2. Proposed Plans 
3. Development Standards 
4. Landslide Hazard Map 
5. Geotechnical Report prepared by Geotech Consultants Inc., dated 12/21/2017 
6. Geotechnical Addendum prepared by Geotech Consultants Inc., dated 01/06/2021 
7. Geotechnical Peer Review prepared by AESI, dated 04/12/2021 

http://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=665
http://www.codepublishing.com/WA/Kirkland/html/KirklandZ145/KirklandZ145.html#145


 FANAIYAN GOAT HILL 2 RUE  
 File No.  SAR19-00591 
 Page 23 

8. Geotechnical Response prepared by Geotech Consultants, Inc., dated 06/24/2021 
9. Geotechnical Response prepared by Geotech Consultants, Inc., dated 07/30/2021 
10. Email from AESI to Jennifer Anderer, dated 01/12/2022 
11. Arborist Report prepared by Tree Solutions Inc., dated 01/15/2018 
12. Public Comment 
13. Final Reasonable Use and Mitigation Plan prepared by Confluence Environmental Company, 

dated February 17, 2022 
14. Reasonable Use Exception and Buffer Mitigation Plan Peer Review prepared by The 

Watershed Company, dated April 6, 2022 
15. Critical Area Review Response prepared by Confluence Environmental Company, dated April 

27, 2022 
16. Email from Jennifer Anderer to Zbig Konofalski, dated 05/08/2018 
17. Juanita Beach Camp Plat and Property Cards 
18. Geologically Hazardous Areas Covenant Template 
19. Notice of Geologically Hazardous Area Template 
20. Natural Greenbelt Protective Easement Template  

 

VII. PARTIES OF RECORD 

Applicant: Zbigniew Konofalski 
Artoush Fanaiyan 
Planning and Building Department 
Department of Public Works 
Parties of Record 
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SHEET INDEX: 

1 """""' TESC PLAN 
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TESCPLAN 

KIRKLAND. WA 980JJ PHONE: 425-890-9995 
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"'-what'sbelOW. 
Callbeforeyoudlg. 

SITE DEVEI.Ol'MENTSERVICES 

3011RAVENCREST 
IIEUINGHAM,WA98226 
(425)4 81---9687 
�Vl:S0$490GMAil..(OM 

2/16/22 ADDED FILL PILE GRADING 
11/29/21 REVISED SSS ALIGNMENT AND EASEMENT 
8/3/21 GRADED EXISTING FILL ON EAST PORTION OF SITE 
6/9/21 REVISED PER CITY COMMENTS 

DATE: ll/20/20 

SCALE: 1·-10· 

OIYNER/APPLICANT: 
ARTOUSH FANAIYAN 
\\407 NE10:3RD ST 

11662 91ST Pl NE 

CIVIL PLAN 

KIRKLAND. WA 98033 PHONE: 4 25-890-9995 
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3011RAVENCREST 
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(425)481--9687 
�Vl:S0$490GMAil..(OM 

11662 91ST Pl NE 

DATE; 11/2D/2D 

DRAINAGE & TESC DETAILS 
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ERO51ON /SEDIMENTATION CON TORI NOTES· 

1. The approvedConstructionS equenceshallbeas follows: 
Condl.lctpre,o:,nstructlonmeetlng. 
F�or fencedearinglimits. 
Post sign with name and phone number of TESC supervisor. 
lnstall catdlbasinprotectioodownstream andas determinedbytheCity 
inspector. 

e. G radeand installconstructio!'lentrance(s). 
f. Install permeterproteetion(silt fence,brushbarrier,etc.). 
g. constructsediment ponds and traps. 
h. G radeand stabilize constructionroads. 

Constructsurfacewatercontrcis(interceptofd;kes,plpeslope drains,etc.) 
simultaneooslywlthdealingand gradingfor projectdevelopment. 
Maintain erosion control measure In accordance with City of Kirkland S tanr:!ards 
and manufacturer's recommendations. 

k. Relocate erosion control measures or install new measures so that as site 
conditionschange,the erosion andsediment control is atways inaccordance wilh 
the City TESC minimum requirements. 
Cover all areas within the specified time frame with straw, wood fiber mulch, 
compost, plastic sheeting, aushed rock or equfValerlt. 

m. S tabilize all areasthat reachfinal grade withln7days. 
n. 5eed oc sod any areas to remain unworked for more than 30 days. 
o U poncomp�ofthe project,all dlsturbedareas mustbestabllizedandbest 

managemEt1t practices removed if appropriate. 

2. C0ntractorisresponsible for keepingstreetsdean andfreeof contaminants at all times 
andfor preventing an illkit discharge(KMC 15.52)intothe municipal stonn drain 
system. lf)'OUrconstruction project causesan illidt discharge tothe municipa l storm 
drainsystem,theCityof lC1rklandSton'nMaintenanceDMsion wlllbecalledtocleanthe 
public stormsystem,and otheralfected public intrastructure.Tuecontracton:s), 
property owner, and any other responsible party may be charged all costs associated 
with the clean-up and may also be assessed monetary penalties (KMC 1.12.200). The 
minimum penalty is $500. A fine for a repeat violation shall be a multiplied by the 
number of violations. A frne may be reduced or waived for persons who lrrwned'<!tety 
self-reportviolationtothedty at 425-587-3900.AFinal l nspection ofYOU""ProJect will 
notbe granteduntil allcostsassodated wlththedean-i.ip,andpenalties,are paidtothe 

CityofKirkland. 

3. C0nstructiondewateringdisdlarges shall always meetwater qualityguidelines listedin 
COKPolicyE -1.Specifically,discharges tothe publicstonnwater drainagesystem must 
bebelow25 ntu,and notconsideredan illicit disd1arge(perKMC 15.52.090). 
Temporarydisdlargesto sanitarysewer requireprior authoriZationandperrnitfromKing 
COuntylndustrlalWasteProgram(206·263·3000) and notlflcatlon tothePubllcWor\(s 
construction lnspector. 

4. Allworkand materials shallbe ln aocordancewithCityofKirklandstandardsand 
specifications. 

5. The boundaries of the clearing limits shown on this �an shall be 5et by 5UrYey and 
clearlyf\agged inthe lieldbya clearingcontrolfencepriorto construction.During the 
constructionperiod,no disturbanceor removal of anygroundroverbeyond theflagged 
clearlng limltsshallbepermitted. The f\agglng shallbemalntalnedbythe 

Permlttee/Contractorfor the duratlonofconstruction 

6. Approval of this erosion/sedimentation control (ESC) plan does not constitute an 
approva lo f permanentroador drainage design(e.g.,size andlocationof roads,pipes, 
restrictors,channels,retention fadlities,utilities,etc.). 

7. The implementationof thisESC planand theC005truction,mainteoance,replacement, 
and upgradingof these ESCfadlitiesis theresponsibilityof thePermittee/CDntractor 
untilallconstructionis approved. 

8. Acopyofthe approvedESC plans mustbeon theJob site wherlever constructionisin 
progress. 

9. TheESC facilities shown onthis plan mustbe constructedprior toor inconjunctionwith 
alldearing and grading activities in such a manner as to ensurethat sediment·laden 
water doesnotenterthe drainage system or violate applicable water standards. 

Wherever posslbie,maintainnaturalvegetalion for siltcontrol. 

10.TheESC facilities shallbeconstructed in accordance with the detailson the approyed 
plans. LocationsmaybelllO\ledto suitfieldconditions, subject to approvalbythe 
Engineerand theCityofKirklandlnspector. 

11.TheESCfadlities shown onthis planare the minimum requirementsfor anticipatedsite 
conditions.Dulingtheconstructionperiod,theseESCfacllitlesstiallbe upgraded(e.g., 
additional sumps, relocationof ditches and siltfenc:es,etc.) as neededfor unexpected 
storm events.Additionally,moreESC facilities mayberequired toensurecomplete 
siltationcontrol.Therefore,duringthecourseofconstruction it shallbethe o�igation 
and resporisibility of the contractor to address ariy new conditions that may be created 

byhis activitiesandto provide additional fadlities over andabovethe minimum 
requirements as maybe needed. 

12.TheESC fadlitiesstlallbe lnspectedbythePermittee/C0ntractor dal�dorln9non-ralnfall 
periods,everyhour(dayllght)durlnga rainfal l event,and atlhe end of everyralnfall, 
and maintainedas neces.saryto ensure theircontinued functioning.In addition, 
temporarysiltation ponds andall temporaryslltationcontrcis shallbe malntained in a 
satisfactOI)' condition until such time that dealing and/or construction is completed, 
permanentdrainagefadlities are operational,andthe pa:ential forerosionhas passed. 
Writtenrewrdsshallbe keptdocumentingthe reviews ofthe ESCfadlities. 

13. The ESC facilities on inactM! sites shall be inspected and maintained a minimum of once 
a moothor within 48 hours f�lowing a stoml event. 

14.S tabilized constructlon entrancesshallbe lnstalled at thebeglnnlng ofconstructlonand 
malnta!ned for the duration of the project. Additional measures, sl.lCh as wash pads, may 

be requiredtoensurethat allp,avedareas arekeptdeanforthe duration ofthe project. 

15. All denuded soils must be stab41ized with an approved TESC method (e.g. seeding, 
mulching, plasticcovering,crushedrod)withinthe followingt imelines: 
• May 1 to S eptember 30- soils must be stab41ized within 7 days of grading 
• O ctoberltoApril 30-soils mustbe stabilized within2days of grading. 
, S tab41ize soils atthe endofthe workdayprior to aweekend,holiday,or predicted 

rain event. 

I6.Whereseedingfor temporaryerosion cootrol is required,fast gemiinating grasses shall 
be appj>ed a tanappropriate rate(example:annual or perennial rye appl>ed at 
approximatelySOpounds per acre). 

17.Where straw mulch is requlredfor temporaryerosioncontrol,it shallbeappl>e d a t a
minimum thicknes.sof2". 

18.All lots adjoiningor having anynali\legrowthprotectioneasements(NGPE ) shall have a 
6 ' high temporaryconstructionfence(chainlink with pierbkx.ts) separating the lot(or 
buildableportions ofthe lot)from thearearestrictedbytheNGPE and shallbe installed 
prior to anygrading or clearing andremainin placeuntil thefllanningDepartment 
authorizes removal 

ERO51ON/SEDIMENTADON CONTORI NOTES CONT'D· 

19.Clearing limitsstiallbe delineated with a dearingcontrolfence.The dearing control 
fenceshall consist of a 6-ft.high chainlink fenceadjacentthe driplineof treestobe 
saved,wetland or streambuffers,and sensitive slopes.Clearingcontrolfencesalong 
wetland or streambuffersor upslopeofsensitilleslopesshallbe accompanledbyan 
erosion control fence. If approved by theOty, a four-foot high orange mesh dearing 

contrd fence may be used to delineate dearlng limits In all other areas. 

20. O ff-site streets must be kept dean at all times. If dirt Is deposited on the public street 
system, the street shall be immediately deaned with power sweeper or other 
equi�.All vehidesstiall leavethe sitebywayoftheconstruction entrance and shall 

be deaned ofall dir t t hat wouldbedeposiledonthe publicstreets. 

21. Rock for erosion protection of roadway ditdles, where required, must be of sound 
quarryrock,placedtoa depth of l'and must meetthe f�lowingspecifications:4"-8" 
rodl/40%-70% passing; 2"-4" rock/30%-40% passing; and 1·-2· rock/10%-20% 
passlng.Recydedconcreteshall notbeusedforerosion protection,lnduding 
constnJctlon entrance or temporarystatiilization elsewhereon theslte. 

22.Ifanypart(s)ofthedealing limitboundaryor temporaryerosion/sedlmentationcontrol 
plan is/are damaged, it shall be repaired�-

23. All properties adjacent to the project site shall be protected from sediment deposition 
and runoff. 

24. At no time shall more than I '  of sedimeot be alklwed to aCC\Jmulate within a catch basin. 
All catdl basins and conveyance lines shall be deaned immediately foliow;ng removal of 
erosion controlBMPs.The deanlng operatlonshalnotflush sedlment-laden waterlnto 
the downstream system. 

25.M'fpennanent retention/detention facilityused as a temporarysett/ingbasin shallbe 
modified with the necessary erosion control measures and shall provide adequate 

storage capacity. If the permanentfadlityisto function ultimately as an infiltration or 
dispersion system,thefadlityshallllQtbe usedas a temporarysettlingbasin.No 
undergrourxldetentiontank ,c!etentionvault,orsystem whichbacksunderor intoa 
pond shallbe usedas a temporarysettlingbasin. 

26.Allerosion/sedimentationcontrolponds with a dead storagedepth exceeding 6" must 
have a perimeter fence with a minimum height of 3'. 

27.The washed gravelbackfilladjacen t to the filter fabric fenceshallbe replacedandthe 
filter fabric deanedif i t i s nonfunctionalbyexcessivesilt ac.cumulalion asdeterminedby 
theCityofKirkland.Also,all interceptor swalesshallbedeaned;fsilt ac.cumulation 
exceeds one-quarter depth. 

28.Prior to theOCtoberlof eadl year(thebeginning ofthe wet season),alldisturbed 
areas shallbereviewed toideotifywhichones canbeseededin preparatlon forthe 
winter rains. The ldentifled disturbedarea shallbeseededwithin oneweek after 
O ctobert.A siteplan depictlng the areas tobeseededand theareasto remain 
uncovered stiallbesubmittedtothePubllcWOl'i(sConst:ruction lnspector.Thelnspector 
can require seeding of additional areas in orderto protect surface waters,adjacent 
properties,ordrainagefacilities. 

29.M'farea tobe usedfor infiltration or perviousp,avement(indudin g a S -footbuffer) 
mustbe surroundedbysiltfence prior tocoostrudionand untilfinal stabilizationofthe 
site to prevent soilcompaction and siltationbyconstructionactivities. 

30.If thetemporaryconstrudionentranceor anyot:herarea with heavyvehideloadingis 
located in the same area to be used for infiltration or pervious pavement, 6" of sediment 
belowthe gravel shallberemovedprior to installation ofthe lnfiltrationfacilityor 
pervious pavement(toremovefinesac.cumulated dulingconstruction). 

31.Anycatchbasinscollecting runolffromthe site,whethertheyare onor offthe site,stiall 
have adequate protection from sediment. Catchbasins directlydownstreamofthe 

constructionentranceor anyother catchbasin asdeterminedbytheCitylnspectorstiall 
beproteetedwith a"stoml drain protectioninsert"o r equfValent. 

32.If a sediment porxl is not proposed,abaker tankor other temporarygrolll'ldand/or 
surface water storage tanl( may be required during construction, depending on weather 
conditions. 

33.Donot llushmncreteby-products ortrucxsnear orintothe storm drainagesystem.If 
exposed aggregate is flushed into the stormsystem,itcould mean re-deaning the entire 
downstream storm system, or possibly re-laying the storm line. 

34.Recycled concrete shall notbe stockpiledon site,unless fullycoveredwith nopotential 
for releaseof runol'f. 

STORM DRAINAGE NOTES: 

1 AP!f':amsrmrtioornofi:reoreshallbf:heldPfiortclhesartofmnSIDKlion Ibe 
Cpntractorsl:)allbcl'\"$990'.'iib!cfpr'l!'Q1dngallnecc;saryQmIJttspr
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2. Before any construction may occur, the cootractor shall haV{! plans which tiave been 
signedand approyedbytheOtyofKirklandPublOC:WorksDepartment,obtained allCity, 
county,state,federal and othefrequiredpermits,and havepostedall requiredbonds 

3 Allstormdralnage lmproyen-1e11ts stiallbedesillnedandconstructedln aocordance with 
thelatest editionof theQtyntKiddandPYhliCWQdcsPrf::ApproYfdPLlns andPolides and 
theS tandardSpedficationsforRoad Bridqeand MunidpalConstrurnon prepared by 
WSDOT and the American Public Wor\(s Association (APWA). 

4. M'fdeviationfromthe approved planswill require writtenapproval,allchang,esshallbe 
submitted to the City. 

S. A009tof the approvedstorm waterplans mustbe onthe job sitewheneverconstruction 
1s1n progress. 

6. All disturbed areas stiallbeseededand mulched ors imilarfystabillzed to the satisfaction 
of theCityofKirklandDepartmentofPublicWorksfor theprevention of on-site erosion 
afterthe completion of construction 

7. Minimum w,er oYer storm drainage pjpes in ROW or vehicular path stiall be 18 inches, 
unless other design is approved. 

8. stee1p;peshall tlaveAsphaltTreatment#l orbetterinside and outside. 

9. All catchbasins shallbeType!unlessothefwise noted.Catchbasinswitha depth ofOYer 
fivefeet(5')to thep;pe invertshallbe aType l l catchbasln.TypeJicatchbasins 
exceedingfive feet(S")in depth stialltiave a starxlard ladder installed. 

STORM DRAINAGE NOTES CONT'D· 

10. All storm drainage main extensions within the pu�ic right--of-way or in ea,sements must 
be stakedfor line and grade prior to startingconstruction. 

11. Rockforerosionprotectionof roadwayditches,where required,mustbe ofsoundquarry 
rock,plac.edto a depth of one foot(l')andmustmeetthe f�lowingspecif,cations:4"-8" 
rod</40%-70% passing; 2"-4" rock/30%-40% passing; 2"-mlnus rod<,110%-20% passing. 

Recydedconcreteshall notbeused for erosion protection,indudingfor construction 
entranceor temporarystabilization elsewhere oosite. 

12. AIIP,pe,manholes,catchbasins,and appurtenancesshallbe laid on a properlyprepared 
foundation inaccordancewiththe currentS tate ofWashingtonStandard specificationsfor 
road andbridgecnnstruction(WSDOT). Thisshall indudenecessarylevelingof thetrench 
bottom or the top of the foundation material as well as placement and compaction of 
requiredbeddingmaterial to uniformgrade so ttiat the entirelengthofthep;pe willbe 
supportedon a uniformlydense,unyieldingbase. l f the native material in thebottom of 
lhetrenchmeetsthe requirementsfor "gravelbackfill for pipebedding,"lhe firstliflof 
p;pebedding maybeomitted providedthe material inthebottomof the trenchis 
loosened, regraded, and compactedto form a dense unyielding ba5e.All pipebedding 
shallbeAf>WAOass8, Type l ,orbetter.Pipeshall notbe installed on sod,frozen earth, 
largeOOUlders,or rock.Pipebedding forflexible pipes shallbepea gravel to the springl;ne 
ofthe pipe. 

13. C0nstrud1onof dewateringdlscharges shallalways meet water qualityguldellnes listedln 
COK Policy E-1. Specifically, disctiarges to the public stormwater drainage system must be 
below25ntu,arxlnotconsidered a prohibited discharge(perKMC 15.52.090). Temporary 
disdlarges to sanitarysewer requireprior authorizationand permit fromKingCOunty 
lndustria1WasteProgram(206-263-3000) andnotification tothePubllcWorks 
constructlonlnspector. 

14. lssuanceof a Building orLandS urface ModificationpermitbytheOtyofKirkland does 
not relieve theownerof the cootlnulng legal obllgatlon and/Otliabolityconnectedwith 
storm surfacewater dis�tion.Further,theOtyofl(,rkland does not acceptany 
obligation fortheproper functioning and maintenanceofthesystem duringor fcllowing 
constructionexcept:as outlined ln theCityofKlrklandPublicWOl'i(s5tandards. 

15. All trench backfill shall be compacted to 95 percent density in roadways , roadway 
shoulders,roadwayprismilnd driveways,and 85percentdensityin unpave d areas.AII 
p;peione compactionshallbe95  percent. 

16.TheCOntractorshallbe responsiblefor providing adequate safeguards,safetydeYices, 
protective equipment,confined spaceprotectlon, flaggers,and anyotherneededactions 
to protect thel ife,health,andsafetyofthepublic,andto protectpropertyinconnection 
withthe performanceof work coveredbythe contract.Anyworkwith;nthe traveledright­
of-waylhat maylnterrupt normaltral'flcftowshall require aTrafficcontrolPlanapproved 

bytheCityofKlrkland.AJlsections oftheWSDOTS tandardS pecificatlons, TrafficCOntrol, 
and thE' Manual nf:IJoiform I@ffiCCnotrPI PrviCe5 (MUTCD) stiall apply, 

17. Nofinalrut orfill slopestiall exceed slo!)esof two(2)horizonta l to one(l)vertical 
without stabiliLatlonbyrodleryorbya structuralretainingwall. 

18. All manholeladders shallbefinnlyattachedand extend to withinl' of thebottomofthe 
""""re. 

19. Approximate locationsof existing utilities havebee n obtained from availa�e recordsand 
are shownfor convenlence.TheContractor stiallbe responslblefor velif,cation of exlsting 
lllilitylocationswhetheror not these utilitiesareshownonthe plans.TheCOntractorshall 
exercise all care toavoiddarrage to anyutility.If conflictswithexistingutilitiesarise 
during construction,thecontractorshall notifytheCityConstruct!onlnspectorandany 
changes requiredshallbe approvedbytheDevelopmentEngineer prior to 
commencement of related construction on the project. 

20.The undergroundutilitylocationserviceshallbecontactedforfield locationof existlng 
lllilitiespriortoanyconstruction. Toeowneror hisrepresentatM!stiall be contacted if a 
lllilityconflictexists.For utilitylocationinKingCOunty,call l-800-424-5555.The 
contractor isresponsible to ensurethat utilitylocates are maintalnedthroughoutthe life 
oftheprotect. 

21. TheC0ntractor sMll verifythe locations,widths,thicknesses,and elevations ofal lexisting 
pavements and structures that are to Interface with new work. Provide all trimming, 
cutting,sawrutting,grading,oeveling,sloping,coating,and otherwork,induding 
materials as necessary,to causethe interface with existing workstobeproper, 
acceptabletotheE ngineer andtheOtyofKirkland,complet e in place and readytouse. 

22. All inlet,manhole,andcatchbasin frames andgrates shall notbeadjusted to gradeuntil 
immed.atelyprior tofinal paving.Allcatchbasin gratesshallbesetO.lO'belowpavement 
level. 

23. O pen wtroad crosslngs for utilitytrencheson existing traveled roadwaystiall be 
backfilled only with 5/8" minus crushed rock and mechanical� compacted (unless 
otherwlseapprovedbytheOty).Forstreetsdassifiedasarterlalsor collectors,badfillfor 
crossingsshallbeCDF.Cuts intotheexistingasptialt shallbe neatline cutwith sawor 
)i!Cldlammer in a continuous line. A temporary cold mix patch must be p� immediately 
alter baddill and compaction. A permanent hot mix patch shall be placed within 30 days 
and shall be a minimum of I" thid<er than the original asphalt with a minimum thickness 
of2".5eeStandardD.02. 

24.All damagesincurredto public and/or privatepropertybylhecontractor during thecourse 
ofconstruction shallbe promptlyrepafredto the satisfactionof theCityCOnstrl.lction 
lnspectorbeforeprojectapproyal and/orthe release oftheproject's performancebond. 

25. Grout allseamsand openlngs ln all lnlets,catchbasins,arxlmanholes.Jetsetgrootls 
NOT allowed. 

26. When widening an existing roadway where an existing Type I catch basin wlll remain in 
the travel lane, the existing frame arxl rover shall be replaced with a round, locking frame 
andcover. 

27. Forotherthan slngle-famllydwellings,all exposed or readilyexposedlndoor stonn 
drainage p;ping/plumbing shall be iabeled with the words 'STORM DRAIN" with minimum 

2 inch high letters. 

28. Recycledconcrete sMll notbeused around stormwaterfacilities. 

29. All fasteners(bolts,nuts,washers,etc.)on manhole and catchbaslntidstobe standard 
size.No metric fastenersallowed. 

ROADWAY NOTES• 

1. Aore-oonstrucoonccnrerencesMllbf:heldor
i

octo lhestartof construction ibe 
Contractor'ibilllbere'iPPO§iblefprwJJriooalJnecey;aNQPCDJit§P!ior!PronSrnction 

2. All roadway work and material shall be in accordance with the current AP'WA and Oty of 
Kirkland standardsand specif,cations. 

3. All public roadways shallbeconstructedof2"Qass"B"AC paving on4" asphalt-treated 
base(ATB),unlessothefwise approvedbythePublicWorksDepartment. 

4. A copyofthe approvedroadwayplans mustbeonthejob sitewheneverconstructlonls 
in progress. 

5. Densitytestreportswillbe requiredfor all public roadways and all private roadways 
within plats. All trench backfill shall be compactedto 95percentdensity in roadways, 
roadway shoulders, roadway prism and driveways, and 85 percent density in unpaved 
areas.All pipe zonecompaction shallbeQSpercent. 

6. All commercial arxl resldefltial driveways must conform to the City of Kirkland Department 
ofPub4icWorksDriYewayPolicy. 

7. Allcoocreteforsidewalksandrurb and guttermustbe 4,000psi minimum.(5-3/4sack 
mix.) 

8. Jnthe case ofnew roadconstruclionorreconstruction requiring mailtlo�es tobe moved 
or rearranged,theDeveloper/C0ntractor shall coordinate with the U .S .PostalServo:efor 
the new locationofthemailtloxstructure. 

9. MY roadway slgnage � striping removed or temporarily moved by the contractor shall be 
restoredto meetthe currentCityofl(rlJandstandards. 

10. J t l s the responsibilityofthecontractor to provide adequate temporarytrafficcontro l to 
ensuretraffic safetyduringconstructionaclivilies. Therefoce,theContractorshall submit 
atrafflccontrolplan tothePublicWOl'i(sDepartment at least48 hoursprior tos tarting 
anywork ln the rlght..of-way.All trafficcontroldevlcesshallconform to the"Manual on 
Uniform Traffic COntrol Devices" (MlfTCl)) or as modified by the Traffic Engineer. 

11. Where a sidewalk i s tobeconstructed abl:M:!a slope orad}acentto arockeryor retaining 
wall where thelowestflnished elevation ofthe slope,rockery,or retalning wallis tobe 
thirtyinches(30") or morebelow thefinished elevationof the sidewalk,asafetyrailing 
shall be required when: (a)The plane ofthe wall face is less lhan4'inhorizontaldistance 
fromthe outside edgeof the sidewalk;(b)Theslopesadjacent tothe sldewalk average 
greaterthan twoto one. 

12. The maximum grade for private roadways shall be twenty percent (20%), or fifteen 
percent(l5%)ifusedfor fireacc.ess.For pub4icroactways,the maximumgrade shallbe 

filteenpercent(IS%). 

13. Dead- endstreetsshallbe appropriatelysignedandbarriraded.5ee mostrurrentedition 
of the MUTCO. 

14. S idewalk andrurb and guttercannotbepoured monolithically.There mustbe a coldjoint 
ocfull-depthexpanslonjointbetweenthem. 

15. Measuresshallbe takenbythe developer toprovidegroundrover in areas withinthe 
right..of-waywhichhavebeenstrippedof naturalvegetationorhavea potentialfor 
erosion. 

16. Thedevelopershallcoordinate withPugetPowerforthe designand installationofstreet 
lightsonall newty-created public roadways andexisting roadways. 

17. Whenan existing roadwayistoreceivea half·street overlay,theexistingroactwaymust 
be cold planed at theedge ofthe gutter andcenterline.When theexisting roadwayis to 
recefVe a full-streetovertay, it mustbe cold planed atthe edge ofboth gutters.5eeCity 
ofKirklandStandardOetailNo.R.13. 

18. All new signs required in the public right-of-way must be purchased from, and installed 
by,theCityofKirklandPublicWOl'i(sDepartment. 

19. When installing new sidewalk, the area behind the sidewalk must be graded so that the 
yard drainage doesnot draln over the sidewalk 

20. M'fexisting public improyen-1e11ts dama,ged duringconstruction shallbe replac:edprior to 
fincllinspection. 

21. TheC0ntractorisresponsiblefor keeping all publicstreetsfree from mud anddebrisatall 
times.TheCOntractorshallbe prepared to use powersweepersorotherpiecesof 
equipment necessary to keep the roadways dean 

22. Badcfill inall street cutson arterials willbecontrol densityfill(CDF).C0ntractormust 
providesteelplatingnecessarytoa llow theCDF torure. 

23. When constructing new rurb and gutter which does not align with the existing edge of 
pavement,the roadwaymustbe taperedfrom the ends ofthenewrurb andgutterto 
match the existing pavement. The entrytaper into the new improvements shall beS:1 
and leaving thenew improvements shallbe10:l. 

24. When an existing roadway is to be widened, the existing pavement must be saw rut at 
least one foot from the edge to provide a proper match between new and existing 
asphalt. However, when the existing pavement contains alligatored areas, those areas 
must be removed prior to widening. All saw cuts shall be parallel or perpendicular to the 
right-of-waycenter1iroe 

25. All rodleries mustbea>nstructedinaccordance withthe mostrurrentguidelinesofthe 
Association. 

ltnowwlllt'lbelow. 
Callbefor9,o11dlg. 

SITE DEVEloPMENTSERVICES 
3011RAVENCREST 
IIEUINGHAM,WA 98226 
(425)481-9687 
�Vl:S0$490GMAil.(OM 

11662 91ST Pl NE 
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BUILDING CODE INFO 

BUILDING CODE USED: 
2015 INTERNATIONAL RESIDENTIAL CODE 
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LEGAL DESCRIPTION 

{PE-:R STATUTORY WARRANTY DEE:0 RECOROING NO 19991208001609 

LOT 7 & 8. BLOCK I, AS PER PLAT RECORDED IN VQUME 32 OF 
PLATS. PAGE 25 INCLUSIVE. RECORDS OF KING COUNTY, WA 

PARCEL NUMBER 
375450-0040 

CONTACT LIST 

ENTITY NAME/CONTACT ADDRESS PHONE 

ARCHITECT ZK ARCHITECTURE, LLC 11025 NE 96TH ST (206} 235-0383 
ZBIGNIEW KONOFALSKI, KIRKLAND, WA 98033 
ARCHITECT 

BUILDER 18D TBD (XXX) XXX-XXXX 

STRUCTURAL PITZER &: ASSOCIATES, PLLC 7317 35TH STREET NE (425} 308-8070 
ENGINEER THOMAS PITZER, P.E. MARYSVILLE, WA 98270 

SURVEYOR TERRANE 10801 MAIN STREET, SUITE 102 
BELLEVUE, WA 98004 

(425) 458-4488 

GEOTECHNICAL MARC R. MCGINNIS, PE 13256 NE 20TH ST, SUITE 16 (425) 747-5518 
ENGINEER GEOTECH CONSULTANTS, BELLEVUE, WA 98005 

INC. 

CML DAVE DOUGHERTY, PE 3011 RAVEN CRST (425) 481-9587 
ENGINEER SITE DEVELOPMENT SERVICE 8ELLINGHAI.I, WA 98226 

DRAWING INDEX 

NAME 

"" COVERSHEET 
AOI GENERAL NOTES 
A02 SITE SURVEY 
AOJ SITE PI.AN 
A04,1 PILE PI.AN 

A04.2 FOUNDATION PLAN 

A05 BASEMENT FLOOR PLAN 

A06 MAIN FLOOR FRAMING PLAN 

A07 MAIN FLOOR PLAN 

A08 UPPERFLOOR FRMllNGPLAN "" UPPER FLOOR PLAN 
AIO ROOF FRAMING PLAN 

A10A ROOF PLAN 

All ELEVATIONS 
Al2 ELEVATIONS 

Al3 ELEVATIONS 

Al4 ELEVATIONS 

A15 SECTION AA 
A16 SECTIONBB 

A17 DETAILS 
... DETAILS ... WINDOW & DOOR SCHEDULES 

Cl CML TE.SC PLAN 

C2 CML DRAINAGE PLAN 
C3 CMLDETAILS 
C4 CML="o 

SI STRUCTURALDETAILS&NOTES 
S2 STRUCTURALDETAILS&NOTES 
S3 STRUCTURAL NOTES 

BSMT FLOOR LIVING AREA: 822.64 SF 
MAIN FLOOR LIVING AREA: 894.54 SF 
UPPER FLOOR LIVING AREA: 1,150.73 SF 
DECKS: 228.6 SF 

TOTAL LIVING AREA: 

GARAGE AREA: 

BUILDING AREAS 
lOT AREA - 5,743.06 S.F. 
BUILDING FOOTPRINT - 1,514.55 S.F. 
DRIVEWAY - 194.3 S.F. 
PATH & STEPS - 187.5 S.F. 
WALKWAYS - 69.2 S.F. 
DECKS - 11.6 S.F. 
TOTAL IMPERVIOUS AREA - 1,977.1 S.F. 

2,867.91 SF 

460.4 SF 

ZONING CODE INFO 

ZONE 
RSA 4 
= 

FRONT - 20' 
REAR - 10' 
SIOE - 5' 
MAXIMUM HEIGHT 

REt.4ARKS 

F.A.R. BSMT FL. - 484.34 S.F. 
F.A.R. MAIN FL. - 1,262.16 S.F. 
F.A.R. UPPER FL. - 1,213.56 S.F. 

35' ABOVE AVERAGE GRADE - SEE SITE PLAN �
TOTAL F.A.R. AREA 2 850.05 S.F. 

8SMT FL. LIVING AREA - 822.64 S.F. 
MAIN FL LIVING AREA - 894.54 S.F. 
UPPER FL. LIVING AREA - 1,150.73 S.F. 
ffiTAI IIVING AREA 286791 S.F 
GARAGE AREA - 460.4 S.F. 

1,977.1/5,743.06=34.43% (50% ALLOWED) 
F.A.R. 
2,860.06/5,743.05=49.80% (50% ALLOWED) 

REVISIONS BY 

August25,2020 
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SAR19-00591 - ATTACHMENT 2



I GENER.ILCIHllT�S 
A . Tl,e Controc:tor oll<,I _,; .. ol cor,struciion oc:ti'lit ios ond ,..;1y C<lfflllli<>nu IO!t k 

11, ... Cons\nicti<>n � and Notes, 201 � int,mo\Jonol Resldtntiol Code, 
ond ol ot...,app i<:<>bl•CodesondSlendords.lllrllton dmonsions....., 
?l'IUder>c•-ocole<ldlmeno(oneend .... lbt""'11\edbylt>tControdor 

btfOA1� 1h< Oos'9n« m"1t t,o,..t ifiod of ony...-iol i<>nsh<n U..Not os 
endllroo-ln91oont olnod in th11lll�fllon1. ,,,.,-t rone lrom th ... i,lon1ohlti, 
do oot recei .. toe o.sp·, orat"' oppro,a 11>o11 becornt toe Controctor·, tol• 
'"PO"sblityin olrnpoc:11. 

L DESlGNCIIITERl<»I 
A. Floorl.ood:(llefer tostnJch,m) 
B Colin') load :  (ReferloSla,d"roi) 
C Roof lood: (Refer loSllll<t"rol) 
D. Re1idont iolBoloonylood:(RoferlaSt rucl!Jrol) 

� :��: 1= 't: ��
t
��) 

G.Wroolooril;(R,,.,.laSta ,cl!Jrol) 
� 

M
��

,:
ZMl:(Rtler t ostrli<lurol) 

1 �o: Jrolplll28 do)" 
2 Reinforcing lier. I.Sn.I A61�Crodo60ol reinfor,snen\,t,ol conform t o 

ASlM A61�82(S1). {Seo ocio,, for .. lded rebor.) !hol bt 9fodt 4(1 (ry 
=4(1,000 psi:F1=2D ,OOOpsi).Albor1unltaotherltitooole olOJl 
corit'••Jou1roinforcingbor1inoontflt o os ino"�ttobtio,,. 1"-Tmioi.-... 

:!-:.r:��=t. � �t� .. .;��n�!a"' 
�.:

t
:..°:

d
t:•::rr:..•

f
t���

"'l
A���A�:.•t • Sllll<t"'"- W.ded 

lhofolowin')mioi,.....,CO'l'lll'okolbt?l'o'lidoodfor roinJorwn...t(o�­
t><licotedotherwittor,drc,,"91} 

Conc,oto.,,..aqomt or,d pormmont ly<><p<>adlooortk. ....... J" 
Concrt\e�1o eort k or-..,tt>tr(a,oehformo) t �"t !!=:.:::::=====·;:;f;,,-

.. Conome oot ei<p(IOOdto oeotheror in oont oct •it k ground 
Slobo,...,1,tp'1t -,,1bortsnolor ... .J/4" 

J. ��
""

';:���": SPECCS .\D
E fb(oqiltep) 

!/2 

FJ 
Sludl(Z,4) Hn/f� 
(216) Hemjr, slud 

�::Bot� ;/ti{J. 
Joistt Hem/r•fJ.(2"12 )  
lloflers Hem/ti{J.(2<11) 
-

1
4•10

1
Dou gFl"/Lorci,fJ. 

4'12DougF,fl.orchfJ. 
5,12 Dou g f1"/Lorci,,, tl� �:::=: :� 5�!: ��

',"':', r.: �i: �: ��4� ��� • ./����i:;,/11 
�• canformtoDOC �.;.:�

x

;
2

�:=
hnl 

4. Sllll<l!JrolSt. 
stn,d.,cj 1t eol okol bt.0.Sn.l -'-35. F1• 36KS! 

E::t£_��� ��151 A-�7 

llifolding <iedrodnli>ollboE70XlC 
0..Jgn.lot>rico1lonor>ooroct lon .... lbtlnoceordon«wlt h \he 

etheditior,of t he •.1isc�fi�t lon lorlhtOesign.Fob(,cotior, 
ond&octi<>nofStnicl\JrolSleol lorl!i. lding1.•.1i1 ..i<Wj,t,ol 

oonform tolt>tAWSDH•stru<turolW.ding Codo.• A l w �ding 
li>ollbtporfcm-..dbyCilyofSootuo,Wan,gt ""Anociotior, oJ 
BU ld"'J OIT\cl:io (W.IBO) end �ws certmoo Mdn. 

g r.tiUlor-,s ,tnl hon� t o bt �""' ..- --wqud. 
llo l oll holos •lt k ,..lsos opec;ffedbym.,. ,locl\Jrorunlea 
.,._,_,,ioe or, drooings.E,ponsior,Ol>lsinlo conorele,t,ol 

btHiti "K wik 8ola--lr(Monufoc:lured ond inslolled porlC80 
�.Jof27) or <wro,ed""'"cj·Ancl,orl>oltoinlocor,c,t\ethol 

II ctmlRUCTI<»IREQJIREIIDIT'S 
A . foundotior,o: 

1 Foot "9"end fwr,do!i0M.unleao!herwioe""1)1o.edbyt heb1Jidi"') 

1.600,000 
1.600.000 

t::� 

off><ic,1,-btcan,t a,ded of rna><>nr� concrel<,« trooted ll<IOdend in 
oll casesoho l o,l«><ll>olow1he lroot llntond.-11t>tmlnlml.mdepth 
os reqi,ired per R40.ll.4 o�na """lt>tr depth is roe<>rmiondod by o 

fwodot lori in-tlgotlon.oectior, R40Ja:R407 
2. An.med ol-•oolboor'ng\00e 21mpof.Sobmll roport 

if olk«thoo 2000psl. Foundotlor, fool"9"oho lbtpl""4dupoo 
l'nn."r><liol\J<l>edr,o11,,tool.foo1ingoli>oll nolbti,locod oofll 

J. ClJt liopn forpormonerit .. a, .. t lonoor>olh-btr,ottteeper thon 2 
horf,ont ol t o 1 .erti<ol unlta,..,tonng dot o �o\if,.-,gt\eeperolopeo ort 
,..,,..;tt od.ON"oti<>nh<n t hokngo,'"')'1,it otlono lor■oposll>ollbt 
pormlt\eclOl'liyupoo tOOinoentotlon of alol ln -t lgc,t l ""repo rt 

occoplobloloUM1buld"'J o/f,oic,I 
4. Thi plac:ement ol Mdiog ond s1nicllno or, or od)>cent to llopeo '1-

t hon l horit..,lol lo ! .-licol li>oll C<lffllllywith IRC oec.R40J.1 .7.1-� end 
R40J.1 .7.1 endlt>tfoiio,,,'091'.lloect lor,o: 

o. Building deororicelromlht,..-.gllope: In ger,erol. 
blJ)(i,gs ti.ow olopos okol bt oet o ouff,olont <list.,...,. lrom t he 
llope to�protectlon lromolope oroif109<.«0Sion or,d 
ffl low fob.._ [..:.pt os pro,idod for in Soc. R40.U7.4 end 
R40J.1 .7.1.The JolownQCf1terl:l .. bt""-'med \op,t"Ol'ldtthl• 
prolodlon oh ... tk•••islin')liopois 1toeper lkon 1 horizont ol t o 
1 ... ti<ol.th11otof tt>tliopoli>ollbta...,med tobt ot tho 

int....\ior, of o hori1orilol pl""" drown t or,g,ntto the■(I000t or, 
onglo ol�dtgr- lo tOOhorlzont �. !tll ... o ,etolnln<jwo l ls 

oonollll<tod ot the l oe oltho llopo.lt>toeigllt oflhellopeffl lbe 
moo-,,ed lromtho lop oltho...,l to lhe lop ol lho■opo. 

b rootln<j oetboek lromdtscer>oin')liopo ourloco: footingor, or 
a<1;,,oent t o olope -,rloc01ffl l btfwodod infirm rnottriol •ith 
onom,odm..,Ja,dselb<x:kh<n t ko siopo�s,ff1<lont t o 
p,t"Ol'lde.-tloal""d lot erol -,pport forth1lootf"') o !thout 

dtlri,.,.,,tm •thm-,l Excopt os pro,ided fainS..:.R40J.U.4 
endfl'l"" R40J.U.1 .tt>tlol�oe1bad<isdeerned ade quot e to 
mect toe oritorio.-•the llope io otoeper t hon \ horilorltol to 
1 ..,.ti<ol.tho requ<edoetbocl<li>ollbtmoo"""9dh,m or, 
;,-,,,g;,o,-,pi<>ne0clegreeoto lko hori,ort!oi.?l'Ojtcledupword 
lrom t ho t oe of the olopo. 

foundolion ,i...tlon: On !Jfoded �In, tho lop of or,y .. t ..... 
lour,dot lon- .. t tnd-th1olwatlon ol 1ho 11reet�1\or o1 
poinl of dllcl,or�of tho irlol of onyoppr...drliod'i"'91do>i .. o 
mnlml.mofl2h<hos?U2?«""'1l lhlt,uklhg«l'kfolmc,y 
"l'?l'...., olto,r,ote eie,,:,tiOM.pro'lidedacanboderrlonstroted tOOI 
requl-todr"""9'11o tOOpolnt of <liO<:hor�end o-oylromtt>t 
11111<t.,ti1p,t"Ol'ldodot ol locct iono or,tho o!tt. 

d. ThcblJildln<jollioic,l mo1<wr""" olt.noto•tbock1or,d 
d""""'°"" Thobulldin')olT\clol moy,....1re on 1n ... ugat1""end 
rocannundotion of o qi,olifted ong,_- to dtmonltmt o tholtho 

hton1 ofStc.R40.ll.7001bten ootlslled.Suc1'0,h-1'q:,tl:n 
lholllncludocon,idtr-at ior,�mot.-ic,l.ko'q,l of■opo.liopo =al� lo;!_ 1,�=\\f orosior, ehorocieris1ic:i of o1ope 

Minin>.Jmrtqunfl'l«lt forlouno>lionsli>ollbtpor TobltNo.R40J.! 
Minin>.Jmfrundolion ...,lor,d lrundolionlillo,,cl,or09"requirwnon\,t,ol 

bt?«Soc.R40J.Ul:R602.11.! 
7. foundolion, .,ppo,t in')woodthol o,t -,d otloos\6n<i'los-1ho 

OO)>cent hi,i, !Jfodo. Ste. RJ\9.1 
8. foundol ionofor cjl blJilofngs-•toe...-loceoftheg,wod olopel,,,.,. 

:;:' .:.i::: �f :;-1;.:,
1

\i: 
1
:;: 

:
_����,1 '° thot both tq, 

9. lndi'lido.Jolcor,c,olo foot"91••btor"'l...,is.of plerposl a,dboom 
.,.temoende<n<eo1ratedloodl.ffl l00 .. a minirr..m ehch edgo 
Hiol<nns,dni,:,od?«Stc.RJ\9.1 

\0.lndMciaolconcreltpler footnQSlhall pro]tct o min\r,l.mof 8\rlctla 
- oxpoood ,wad u,1.., toe """' ""'' ..- post , otiici, they s,ppor1 
�o;

J
c;i:;...o wood «ooturolrosist o, u t o dtcoyortrootedll<IOd. 

\1 Colu1ms01'0post,i.,a,ted oricor,c,oto..-mosonryllooroor deoks 
npooe,:lto lhe-..,tt>tror t o w ot er oploth or inbosemerlt 1ondoflh 
s,pporlpormon,nt 1truclurosli>ollbts,pporlodbyconcrote p\,nor 
metol ptoost ois pro]tcthg-lt>tlloor'loN-"l'?l'...dll<IOdor 
ool!Jrol rosistan<:e t o dtco1 0, lroolod wood;,,u,od. Thcpedntolslholl :r:.:._1oo��-

4
.-. ...-eorth or,d o1 1oos\ 1n<i'l-

12. Pro.idt!8ilchminimum<:r"111,pac:e ,riderwoodp'olsend 12N"l<keo 
underll<IOd!l'°<lor'I.S..: . R J19.l 

1l Crlllliop(l«l..,,\IOtior,.mlnimun"lotl oreo�1 oquortfool for ooch 1� 
oquoro I.el of o,der loor oreo. -"91 li>oll bt loccted o, d- to 

cor,ers ao pnx-tloalor,dol>ollpro.ldtcr..,..,,11c,ucn Tl1e openln91 
thollbt«-red with<>ne-qi,orl..-inch rn;,,t .,,JwR.,.,;,.s..:. R408.2 

14. ll,,lns ot henoioo opprovod bylhtblJil<hjoffioiol. fw,dot ion wob 
.-,<1001,g o bosemerlt btlow lln'- !Jfo<1o -be � proofed 
wtoidebyopp,rooedmethodo o,dmol eriol1. 

1 5. rou;::;,':
,
':.rt;:.1"'"""'"1 0 0tislyoecti<>nR40Ja:��20001RC lorb<Jildln<jin 

B. fmmln;: 
.Iii i.mber. pl,,.,.,._ f'D'lid,oooni otnicl!Jrol gi.ed-lornlnoled Imber. end-pint ed 

11.mbor.!borboord-"'J(whon uNds\nicl\Jroly) .hordbooro11<hj(ohon"Nd 
otrucluro ly}. plnend?Oleor"9-'1ot edbyt his�lorokoloonformto lht 
opplicol,lo 1tondords or 9'odin9!Un ,po<iflod in1ho 1RCend,t,ol b o , o  
ldtntilltdbylhe gradtmarl:or a cert lfl«l\tolinspt<tion isaledbyon_.,... 
og,on<� .l i l i .mbor, t fflbtr,i,1,..ood,ondpolosreqi,ired t obtTroolodlllood 

oodtrStc.RJ\9.1 ollolbtid«,\lf\edbytoe qua(tymorl.�ori -­
in,pootion .-.,yohi<:ftrnol,lainooontfflJed_,;oi<>n, tOll<lg. o,d iMj>t<ti<>n 
...,.\he quolltyol tOO?l'adu<t. 

Fmn,e rlDil"'J to be in oorn�i"""" •ith R602.J ( ! )
W0oomwmbor-o ontorin<Jm.......,..-cor,c,o1oro,qurnor,e-t,o1f ln(1l r,ot 

otopa:e <n t °""o!daend"'d. Stc.RJl 9.1 
J.foundolioncripplo.,bffl lbt-of sl!Jd1r.ol ln1in sito thon t ko 

s1udci-19_..,t h a mlnmlmlqtt,ol 14 '111ci>eo.orli>ollbtlr.,,,..« 
tolidbloci<in9- When n<eeding 4 1Nl in0 0'q,l a,<:k woblholl bt 
lrorned«s1udllh""'1n<j tO O o(,.roqthmont 1forori oddit lonol story.Soilo 

blod<hg orp l ,-,cllheothin')moybe ,oed tobroe<trWle...,is OO-.ing 
0 111.idkei'1't oll4 ....,..or l-Soc. R602.9. 

4. Wood member ""dbecr".-,gli>oll -.,Jf,citntbecr".-,g oreobooed ori 
olowoble..,uos f..-cornprnsi<>npo<J1""diaJor to 9""'porTobloNo. 

«. 4C.4E.4(1, 5.'..t!tloflt>t1911\ llo1lonol 0..lgn,poo.forll<IOdoon,truc11:n 
o. f..- con...,t ionol,::or,sln,tlion.1ho onds�ooch jomli>oll00"" 

,otiea t horil-1/:!ln<:kos«btorhgorill<IOdor mtlol.r,orloso 
t hon 3 i11C!,e, or, mo..,...,e.cept -•-,pport edor,oh4 

rbbon slf�r,olto to odpinlr.ijswd. Sec.R&\2.6 
5.S..:

�
.
�end porol•tobeorl,g portit ionolhollboodeq,.ole t o-ttoelood. 

6. Solldblod<hg ..,..beortlg?"'tltl:n1.'""o.endbtorn1.Soc.R502.7 

7 .  fHblod<lr.ij01'0<1-alt s1applr.ijli>ollbtlnotmled to out�f o lca>coolod 
droll ope,,"91{-iicoi or,d hori,ortlol). S..: R602.8 

8. Coi.,.,,,, a,dpoets tobtlromed to ta,o ondboorin')odequo!tj1Q11Ci,ored 
ott oi, oridbol�•it k oj)Oo!\i.e dt«:loonnection to o...-e ogai11lo�ilt 
ond letorol <fopl-t. s..:. ZJ\�. 

9. Strucl\J rola.t>floorhg.plonk floor"ngo,d oombined_,bfloor 
undor"'1"..,\ flo..-,yst"""',t,ol�y•it k S..:.R!iDJ 

\0. 
�«:!"�o'""�";W!or ol,..OO'qllor,dopocing ?«Soc.R602.3ond 

�o•:":1e"':�7iil.,.""'ondf'D'tltl:n111>o11 oc1>rCIC4d porS..: 

12.Pro--monufocl\Jredt,,,-li>ollbt idont ifiedbym.,.,foc:I\Jror•• s1ornp 
\3.Ylhentho rooltlopeil ltathor,J:12.m.-nben-,pporthg rolttr1end 

=p'ols.,..,os ridg,b<>oril.kips, end..,iep,t,olbtdni,:,o d o s  

\ 4 . Rolt« l\os rna,ffllJm 4 fNI o..c. o h  ... <oi"-J p m  end rof!Of'I oro r.o\ 
porollol.lost-os requ<od 

I� Roolthoolhingtholbe iftoteordorlcewithSect lonRS>J 
16. i..,plcc\l:n o l r ool�rnoteriol11i>oilbtinoceordor,,::ewlt h 
Cl>opt er9 

17. The,ot �11-\"loti"')oroo of.-.<1-rofter or o1\io opocnli>ollbtnot 

t hon 
i �

1
���

1
�� °it.,":'°"soro;=

'
t� �

l
��io�

<op
!�

t
� more 

loccled ot leosl JfNl_..,...or<0mico..,,ls with toebola><oboing 
?l'ovl:iedbytho oo-..oroornlct-to .or lto.._. ,..,.,..,!lo\nCN<lln,J 
o \ perm roli"lgisinotol od or,the worm o!dtofthein....,ti<n The 
open'9 ffl l bt c...,.ed oilk <Ol'"fooion-rosilta,\ mot el mesh with mosh 
open"9"0T 1 /4hchhdlorneter.Soc.Rl!Oli 

C. l'q,l end\'tntlotion 
!.Al lnhabltoble roomo •lt hln a dwoltlg unl11i>oilbtpro<,\dtdwi1h r,o1"ol 

!l �i,/t.:,."';�
of

«-:'"cn
"" ,!:."°��

1 
oit!I on or.a not los, thon

Sol::/,i:: �ying olt k Soc. R:l08.4 roqun:i In too Jolowing 

GleP'l<jin"ln<jin')ooorl ex<opl po!J1ios. 
Qazl"')hff,edend oliding�•�lll<hjdoor 

onomblinor>opa,oisin sidingl:t.ifoldoloool door osoombin 

Glo>ing in slamdoort. 
G10,ing ln un....,,..soi"9"'ldoort. 
GloP' l<jln dooraQrlOer,dooures for llotl!Jl>s.oh��,. 

..,,....,.,t oomroom,,bot htws.,,d okown.Gto,ln<jin 
onyporll:n of at,u�...,l,ndothg t """' 
cornporlmootlwkoro1hobol�"°9"of lko ,ilo,ing is  
lnathon60 hcila-th1...,khgufoce 

6. Glozln<jio fixedO'"oporablt?""""od;,c.,,t t o o door 
on ... t he neorOll -iicol "°91 of too <;jot,,g is lrit hln o 
24N"l<k oro of ..:lker,••ticoledgeol toe door in o closed 
positi<>nond ohtr1th1bottom oxpos,od""9tof t he 
glaling i1leu t hon60 iockeo ""°"'lhe.oki-lgufoct. 

1. =�"u:.. '1.:=-.:�,:.:':·�"; --
thol mnto o l of1h1Jolowing coodll ions: 

7.1 . E,;>OM(lor.a�ori-porM1<7ootorlkori 
9 ,quore fffl. 

9:.'!":'....-�lea\hori 161n<:kos­

U T:.:
.
-lor thon:16--

7.4. Ono or moro woil<ing uloc<is within 36 i11d,a 
hor11ori1oly�1he 91o,r>Q. 

II. Gle1"'J�"'l• regardln, of or, oreo c,- height - t ho wokng 

Excu>TI<»I: ThcJolowlng?l'odu<lsend 
"Pi)licotiom ore •dm?t �om Ille reqi,...,...,11 for ""'ordou• locc1i<>n• · 

,\. Qa,inghltern6oh"' t ""'e l1on lnt.,..,ing 
...,l o, ol ... pormonontborri..-boh,...,1hodoor 
endlt>t<;jo,'ng. 

B Glo,ing io ltrn 7 ohon o p<oloc:ti .. bor ;,, 

��•;.,:,ir:,:=:.
b

:.:� �
th

��: 
ablo to oithstond o hor!zont ol ""°of&\pll 
•ithoul oontoclhg toe<;jonend be o minimum of 
H/2-in koigl,t 

C. ��in doora t hrougllohic!, o Ji"l<:kopt, ... corv>ot 

0. 
�� :i���::tfa�..!:' h 

-

b Sk)l'gllts: Glo,ingnltoled on■- 1 ��ormore lrom 
tt>t..,.u�1 i,1on,m lbtcor,stnicte<1-o1th or,yof t00Jo1owing 
mottriolo: Mut iple orolnt;je loyor o)'llem11i>oilbe oonW\i.O\ecl � 
iornlnot ed<;j011with o  mlniTun l(l-m l pol,.,..� Mf)I intor1oyor. 
•<ed,ilon.hoot -otrll"lljlllened<;jo.,.fullylemperedglon.or 
--pio,tic, 
S<:r.,...lhall r.otbtreq,,nd '"'"' fully1ern?«od9an 
is"sodos o!"')lo glom<Jainboordponoin miJtiplo ,ilo>ingor>ool lllt 

Jolowi'lg oondl11:no ortmet 

1 .Glon<ne 15equore1Nt orl-�?Oint �,ilon 
ftOt -ethor, 12/eet _o...,l.ing -,rfoce�otherODCeaibis 
oroo.llomlnoi,iloss lki<i<nnar,otm..-, t hon J/16in<:k 

end(lorm,ltiple <;jotngONy)ll!e olherporM1or 
por,nho lytompored.lcminoto d o , wted,iloss 

2.Gloncno !Jf_,t .- thon 16,quoro l•t .Glon sloped 
�dt gree or l_h,m ..,ti<oi.end hlghostpoln1 of gloss 
.. t more thor, 1 0 feet at>o,,eo...,l.ln9.,,foctor ott>traocosoibltoroo 

2 l,llhol:liloble roomo •ilhho- lr.ijo,it tholbt?l'.,..;dod wit h nol\Jrol 

:,i1�;:'4����1�•�"'«!:"9••it k or, oroo ofoot 

In l\olJ « reqokto o,ttnor open'9 for noturol """t lollon. a 
mo<i'iooicol """tlol ion 1pt ,m rnoybepra,"dod. Suchspt <m ,hollbt 

<oi,ablo of p,t"Ol'ldl"'Jehon9nl'"'"°"holll>abl1ablo room1.or 

!..,,�..;!_ l�s:."��\ � oi" per minute{!� elm) per oocupor,t laket, 

D fnergyCon.......,t ior, 
1 . A lin.,1ot ior, moter", .la.induci-11Jloc"9".,..,os.._.bort..-oor 

bromkorpoporo,inslolled •it hin flo..-/co lin')onombin,fOO!/c.l"'J 
....,. ..... ,.,.I.Cf<l'Ol-atat tlcothol h"'"o !lome-O?'"ood f<l1ing 

r.ol to •xceed 2 5 end ornoko d..-11ilyr.ol to •l<CNd 450 oho, tat e d i n  
oe<ordon<t•lthASlM[ll+.U<opUor,o: (l)foomi,lollic: 
;,,..k,t ior,lholl�y•it kSec. 2602.(2) Wh"" "'<:krnoter"iolo ort 
ln1toltolnca>coolto,pac:n, thellor,,.oproodor,d-.-""'° 
limitot ior,odo!lo\applyto klclng.p,t"Ol'ldod thol lht loc"' Jil1nololled in 

:
::.""t iol oontoc:t with thoune,opooedufocoof lko<oitl11,flo..- .  or'"" 

Oeoronca: -••equlred.in..otlonli>ollbtlnlt o led ..,th 
clm-.,,cno«:ordin')t o m.,. , foct,re-••�ificol ion1. in..otlon 

lhollbtln1tolodoo toa1 ,equ<e<1-tlo11:nlso!IObltruct ed.for 
bl"""'orfKIUledloooen_in.,letior, c-li>ollbe 
molntolned t""'1' nlt oloti<>nof o pormor,on\ rolaioor. 

�. AccnlHot<mlend!loofs: kcnsdoor,�..,,condll ioned 
,pac:os toun<orldlt lMedopc,,:os (t. g.attl:o ondCfO-olopocn ) 
lhollbtnolh«-slr"wod .,,d ...,oled lo o lM oqui""'°"l to tko 

r,ouotl:nor, too...,..,...chjufocn.-ol>ollbt?l'<m:ied 
lo oll""'""'" "'t ohicl, p,e.enlldort'lo'Jl,g or�g lhe 
io1Uotion. A wood ....,,..or equ),cj"'tbofle orra1rolner""1t 

be pro-idtdohonloooe� lin.,let ior,il lnot o led.lt>tpurpooeof 
ohi<:ftil t o?l'....,ttoe loooenin-,let ior, lr..,,opli"')int o lhe 
llwlg,pac:ooheo tt>tottl<"""'"'l•ope!'Mld.end to ?l'<Mdto 
permlll1C01l m1011moinloinin')t konlt olod R-\OIJ•of t koloooe 
1 11 in..otlon.,,,,_,oo.,....,t, ortlnlt o led.bolft1 9«th,...,t 
opo,,hgsoho lbtpro,ldedoo to dtfltcl 1hoincomingm"-
;::

,,.

f.,'.,� �,!�=o!":';t..!'lflos li>oll bt r\glo moterl:i . 

llol lnlUotlon: 1n-,1ot iori ioslolledin .. terio,...,isol>oll<omi,iy 
with t kopro'lisicmof t h;,,sodion. Al'"" inlUol i<>n li>oll n tho 
on11re c<Mty. E,torlor...,l <CMU01lmte<1domg fromln91i>oilbt 
\Jly;,,..loted lo1hoi...ls of a,m>Jr.dn<jwoh . .liltoc.d 
r,ouotl:nokolbtloceotoi,led t o...,idoorn?l'no!or, 

d floor inoulot ion: floor l,....,tiontholbo iot\ollod ln o por"""""t 

"""""" i• -,bslor,tioloontocl •ith thtufoctboing i•""'tod. 
l,1Uoti<>ns,pporls,nolboin1tolodooopocing is r .o m..-•t hon 
24 h<:kes..,oont..-. Foundotl:n -\o,t,olbtplo:ed,othat toe 

tq, oflhe...,t i11>oiow \he lower-,floctol1hof\oorin-,1ot i<n 
Tho ...,ol i<>n li>oll ,ot �ode t ko ot!ow throiJg/1 h>undollon . .... t, 
"""" l•slol led. When foundot lon..,,toOA1not plo:edoothat tOO 

lop ol \lltw,tisl>olow \ko lowera,rloc:0«1ho floorin.,lot ior,.o 
?«ffl""""t lyo11achedbolhli>ollbtlnlt o led ot on,:,ngle of J O  

:?°v:',:
"
1n��:,_1o1. to di.er! a, lloo- l>olow \l!e lower -,noce 

s.io,, Grode Wallo: s.io,, !7odt ..-Iorio, . .  1 inoulot ior, (cold 
1ido ol lOOwoll}lholl oxttnd lrom t ko toi, oft ko �ow,,-odo'"" 
\o tOOtoi,oftoe foothgendol>ollbt,:wr.,...forl>olow!7odt 

:: th,�..:t""""
"
-::

"""

� -::
1 

:r:::;
1:i..:-:::a:�70!' ol 

tho ti.ow <p>do wol la toe b,io,, � loor le><l 

2. Voporrotordort,t,olbtinstoled or, tho -,rm o(dt(in wint er)ofinoulotior, 
oo,poomedhtOOJolowin g colOI. Eoco,pll:n: Vopor rotordtr lns\olled 
•itk not morotha, 1/J oftkor.orniMR-"'u.btt-. aondtho 
D<n<llt loned,pac:o. 

Floors: Fl�oopon,l in')c:onditioned ,po;:o lrom<nD<n<litiMed 
opoceli>oll.....,o .._...ior<1or inlt mled. The.._.,..,.,dtr 

Rcd�f 2f!::::.�1:l�::

kxr

�lhe 
inaJoli<>nislon t hor, or, 0..,.09"�12- o-retordor 

lhallbtprol'ldod. Focodbot th-,lotlon-."oed oo o­
rstordor li>oll bt foc:o slopled. Sin<Ji• rolt.- )>ilt iaJlod c.l"'J 
eo>fl.,.....,1oco1-,fflc1er1t <1opth t o olow o mtir,.....or,1l!lci, 
. ..,tod oi"op(l«l-the inaJoti<n 

11o1r,....,ti<>n:11D11-otin')D<n<1it iMe<1opoco lrom 
"""°"dilionodop(l«lli>ollho .. _,rlarderinotoled.Foce 

bott .... otlon mil bt foot slopled. 
d. Q-ouod C- Groundco,woftl, ml.(0.005mrnth'a)blodo 

?Ol)"lhjlono or --°"'olli>ollbtloid""" t ko'l"'IJ,d 
wi1hh<:raol,pat ... Thc!JfOl,lr><ICO,Woi,olbt....t� 12· 
minmrnot thopin\oor,d- .. tond t o lhtfoundotlor, ooll 

J.A<Leokoge Control:Ellttrior)>l,to oroundllirldowlenddoorfrorrles, 
ope,,ingsbtt-. .... 1ond loundotior,.bttnw1roof a,d'"" ?D"•lo. 
-in<J•ol?111rlrotlon1of u\lay-lhrougl\•ol.fiooreor,droot,. 

01'0oll olllt,ope,,"9lin t kobu ld"'J,nwolopoli>ollbtNOled,caJked. 
�ll<et ed or ...othors1,we,:I. �oonth,w1ol-borfler li>oll btlnlt mled 
nlk<b<J lding onl'Oiop,,- R402.4 11'SEC 

RecaNd llgi,t lnst �led i, tOO t,u ldin') "'wolopo oi,ail meet 
thoklllow-"'J_lrem.,ls: 

l Ror:.ssedi.minofflnlt olod in thoboik:hj"'wolopoli>ollbt 
T)IMIIC-mt edond cerU�ed-ASn.lE 28J. 

I.A l ,_........,.. .. li>ollbt-lrit h o9011<et orc<Ukbtt -, 
lko hwoing <nd tOOl,t orlor,.,. or cti"')....,.<lg. 

Soc.R402.H.ll'SEC. 

A< leok090Control: Toste<10< 1to1toge tobt2.0 ol- ehon9n porhw ""''­
lltlole houoe ...,Holion li>oll OO .. heot ,.....,,..,,11ot ior, o)"lern oilk min. 

,...,1,1, noo1-,o1r�ioncyol0.70. 
�l lonZb of Toblo 40li.2-E""'9)'Codt 

8. .I.I lolid futl-buroing�lon<athol C<lfflllly•ith lkt?l'o'lio!orll�Cnopt er 9 111C 
Sold luol-burnlr.ijoppli<>ncnin<:IJdo,;,H'q,l sto.n, fn11laolslows. 

room hooters�oce,t....._ foc1orr-Mt llrO?ooes or,d llreplaolhoerls. 
o. Wood ,t .... ol>oll be_.... by lk< t,uidl,g olf�ic,I for .,ft uoe 

o,�y•itk"Pi)licablo nat ionollyrec"l'"Z1!dllandord,os 
-oedbytOOll'1ln9 or,d labe l o l on--ogei,c� 

r. Mio<ollaneous: 
1 C.lingHo'q,1,: flabitobl•spocoll,ol h<Mo cel"'Joei'1't ol not lea 

t hon7111tOhcheo.eoc<4>1 oo o1heroloe permltt od in lhil oec11:n. 

1ta:--'cer,'�■�41�t°"",,,.:roc1�00+
8
oot�:

f
lk-

�promedthot t koboltom of lko mwmbor-o;,,11ot i...thon7fNI 
- tl!el\oor.Soomlopc,oodnol lea thon 4 · or,c-,1or001?1'•)Klr,o\ 

moroti,or,6.btl<IWr°"'<edcoii1g hllfor,yroo m i n oblJidi"'J "°"•oloplrlgoollng. 
lko?l'ISCl" bod .. li'lgko'q,l fortOOroom is ,....ndin ony--holl t ko oroo 
t htroof. Noport lor,�tho roomme,:,-,nnljl.., t hon51eet lrom th1 
linishe d f \oor to thefni,t,ed cel"'Jli>ollbeN"l<llded ioor,1<""'1M'latior,of 
U., minimun"I or.a \llt,eof. If or,y room 00, o med col"'I, t he prfl<:rbed 
coii,g l!e'q,l io r""'"<edin t.o-t h<ds l l!e oroo lkeroof.blJlin oo coseli>oll 
lkoko'q,l oftho fu-redco i,gbtl- thon7feot . S..:. RJ05 

2 w.i:; ,�;;t 
�

j»"'l rninmun .Jl" •ido oi\k 2• ci- spoco in lror,t 

J. Showor,.,.,tholbtraotiwolyrnooth.hord,-..t,e,,lendr.ol 
.....-..lyaffocted bymoist.,,to a  keiglit� .. t llathon nlnc!la 

- toe floor.Soc.RJ07.Ylhen g)!IUllis ooed os obosefor 
t 1,or...,1�11or l\Jb or""-onc1o,,ir osor..,tor<­
<omr:iortm.-,t...,lo..oter-rnistor,t g)l>U"boekhgb<>ord�)""'loilk 
IRC -=. 7!12.4 lholl bt o..._ •�I that wat ..--, .. ;,,t a,I 
@"'mboordthol ,..t btuoedrlthtlol�locc11:no:a)..,..,_ 
;;� 

b;.;.;-o • .,bjod to coo,\inuo!Js hi'1' h!Jmidlti s,<:k o, _,,.. 

Mchoredbrl<k-li>ollctlffllllywith tOO�or,1olS..:.R703.7.4 

o. v.n,::;oi �:: :!:�llorl :_;;;,'.';gilt or,d l l!e 

� Sl"!:'
�m��:.

.:
J�t�:��...:._1o=•

h=--OO

-: 

Olldt rotumed ondploctdmN,.....l4-..rno•\r,l.mJelnc!la.­
trllod...ing. Thchorld!Jfip?""t ior,�hondroioli>ollbtnot lon lllorl 
1 -1/4 intlltl nor m..-o tt,.,, 2 ln<:hos In er---1- <ilmeno!ori or ta, 
lilopeli>ollprooidtor,""'";..i_,t9'j,pinguklct. Thehorld!Jf"!'por!ion 
ofkondrolooll<,lh<Mo omooth ouffoc:o •lth no okor;,a,mn. Hondrois �=.�:"!.•� ��� °l:."

R�1!�
t I.., thoo H/2 \rlctlOI 

!tlltndtclc1.lon<lingo.o,porci,osortm..-tthon�h<:keo-
!Jf""f. pro,idti,J<>n>'Oisr.o\lna t hon36i11Choshi'1'oilk 
1,1.,,.,....,t ,-.opc,oodsucil thol oopt, ... 4hchos l• 
dlorrlelercorv>ol�IMIOJ'1'-Cuordrohlobede1igned lo 
withotend o hori ,orilol lorco of 200 pour><ls por tloo1 1ootohen oppliod 
ot o rig,t """" to the loi, of t he rol"'J at or,y l)Olnt Soc. RJ12. Tobit RJ01.� 

6. Aomokedtle,:tortholbein1lal edln oodl ol°""'g room end ot o poi,t 
con1rolylocclod i• the<Ol'"fidoror or.a 9'-.ing oc:c..,lo to<1loopon,t, 
�"PhCJ"""- ,,,,_,tOOdwtlhg unlt001m..-t tllonM01toryondh 

r/woli,!I' oit k o.....,,onl o dolectorli>oll btinstcjled oo _.. lowlond 
rl thebaoemenl in-hg unlt,-.o,toryor.....,,..,t oplt inlo twa 
..-rnorelewol1.oil<toc:t..-,;,o1btino\ol edo r, tho uppor lM.o,copl thol 
"""' tooio.er 1...ioonton1o �eopin')OA1D.o dot ect or....,1oc�CIC4d 
or,oochlewol.!tll"' toe ,1eeping room1ortloooted or, t he-lM.o 
dot oct orlhollbtpl""4d ol tho coilr.ijoft he upperi...l incloN?l"o,imity 
t o1hls1....-.oy; -•tt>tcol in')height�o roomopen to1ho hollwoy 
..-.ingtho■�fOOml oxca::l,lkot of t koltolwayby2 4 i11d,os o, 
more,dttec\oroli>ollbti,loc.d lnlt>thollwoyond 1he od)xerlt room. 
o.t.cl<nli>oll-...d on olorm<>Jdibloinol l ,lnpin')or001ol lOO 
dwoii"')unlt Tl>erequl-od dttedorsli>oll ,_...lt>tl- powerlrom t OO 
W�"'J•irirlgendbo °"'�•it k obotleryboc"-!'. Thc detecto,li>oll 
rnlt o oignol ohon thobolt orlos<nlow. Soc.RJ\J 
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LEGAL DESCRIPTION 

(PER STATUTORY WARRANTv DfED RECORDING NO. 19991208001609 

LOT 7 & 8, BLOC< 1, ,;.s PER PLAT RECORDED IN ¥CLUJ.IE J2 Of 
PLATS, PAGE 25 INCLUSVE. RECO�DS OF KING COUNTY, WA 

BASIS OF BEARINGS 

N71'22'♦J-E 8ETW::EN SURV::Y !ACNUMENTS FOUND ON THE 
CENTEl<LINE Of N,E. 117TH PL.j\.�. 12011, ST., SHOWN HEREON, 
PER PLAT OF .JJANITA BE.i.CH CAMPS, 

REFERENCES 

R1 JUANITA BEACH CA.',iPS, RECORD£D IN VOLUME 32 OF PLATS, 
PAGE 25, RECORDS OF KIN� COUNTY, WASHINGTON 

VERTICAL DATUM 

NAVO(e8) PER CPS OBSERVATIONS 

SURVEYOR'S NOTES 

1. TI,E TOPOGRAPHIC SURVEY SHO'llt-/ HEREON 'IIAS PERF'OR�EO IN 
AUGUST Of 2017 & NO'v£MBER Of 2020. THE FlEl..D DATA WAS 
COLLECTED ANO RECORCED :'.IN !AAG.'IIETlC !AEDIA THROUGH AN 
ELECTRONIC TI-IEOO!)l.lTE. HE DATA FILE IS ARCHIVED ON DISC 
CR CD. \!.RITTEN FIELD 'IIOTES l.lAY NOT EXIST. CONTOURS ARE 
SHOl'IN FOR CON VEN ENCE ONI_ Y .  DESIGN SHOULD RELY ON SPOT 
ELEVATIONS. 

2. ALL 1.10NU�ENTS SHOY.t. HEREON WERE LOCATED CURING THE 
COURSE Of THIS SURVEY UNLESS OTHERWISE NOTED 

J. BURIED UTILITIES SHOl',l,I BA.SEO ON RECa.DS FURNISHED BY 
OTHERS AND \1£RIF1ED <M1ERE POSSIBLE IN THE FIELD. TERRANE 
ASSU�ES NO LIABILITY FOR THE ACCURACY OF THOSE RECORDS 
Ct< ACCEPT RESPONSIBIUT'I' FOR UNDERGROUND LINES \',lilCH 
ARE NOT �!ADE PLBUC �ECORD. FOR THE FINAL LOCATION Of' 
EXISTING UTLTIES IN AREAS CRITICAL TO DESIGN CONTACT THE 
UTILITY O\Ml.:ER/AGENCY. AS ALWAYS, CALL 1-800-424-5555 
BEF'ORE CONSTRUCTION, 

4. SUBJECT PRO"'ERT'I' TAX PARCEL NO. 375450-0040 

5. SUBJECT PROi'E�TI AREA PER THIS SURVEY IS :5,743± S.F'. 
(0.1318± ACRES) 

6. THIS SUR\-EY WAS PERFORMED \',Hl-lOUT rKE BENEFlT Of A TITLE 
REPORT. EASWENTS AAD OiHER ENCUMBRANCES IAAY EXIST 
THAT ARE NOT SHO\',t,I HEREON. 

7, FlELO DATA FOR rr1s SllR\>tY WAS OBTAINED BY DIRECT FIELD 
MEASUREMENTS \'.HH A CAU3RATED ELECTRONIC 5-SECOND 

TOTAL STATION ANO/OR SURVEY CRACE GPS 06SERVATICNS 
ALL ANGULAR AND LJ\EAR RELATIONSHIPS ARE ACCURATE ANO 
t.lEET THE STANOA�OS S:'.T SY WAC 332-130-090. 

C9[TYPE1) 
Rl.<•'41.,&' 

IE!0P',<;:•l!;.J6'(N' 
IE 12"PVC•1�;:1'(S� 
1•12•pvc.11s.1a·cs.) 

� _ _  C_O_N_T�-.?-.sL ___ M_A_P _ _

l,Pf'R()�. LOCAllCH PER 
P.o.JMT .... RJ<S(TYP) 

CS (NPE 1) 
R,r..;50JD)•I00.1� 

/1E1i"P\'C•U,OS(11) 
IE 1�"PVC•iS.!5(E) 

•' 

C B T -1 
Rl.i(SOOJ)•a.l.31' 

1012•CPP•IIU1'(N./S.) 
E:12'Cl'Pa!U8'\S...) 
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TOPOGRAPHIC & BOUNDARY SURVEY 
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1'-11j" 

I 

6'6" 

1o·e· 
14'7" 

17'7" 

BSMT FLOOR AREA 

822.64 S.F. 

BSMT FLOOR PLAN 
SCALE 1/4"=1'-0" 

43' 1" 

21'0" f �-

i-�\ 10W087.812 

row o s1.� 2 

�� 
10·0· ,. �- ,. w 

31'oj" 

FAR - 484.34 S.F. 
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VENTILATION 

THE'M1QE HOO::fVENTil.),ll00',,j,',LLBE 
INTEGRATID \IIITH A FCRC8l AI R SYSTEM PER 
M1507.J.5IRC ANO'i,jAl.lPR0\-10El,!IN.Of 
\50 CAIOfFRESH AIR AHO SHALLCPERATE 
INTERMITTENTLYFCRNOTLESS THAN 
50-PERCENT OfEACH�-HCU'l&GMENT. 
ALL 9.JP PLYOOCTS IN H£ COOOITICNEO 

SPACESHALLBEINSIJl.),TE0T0AWIN. Of 
R-�- THE'll+nE HOOSE VENTil.),TION 

SYSTEMSHALLBE P R0\-10ED\11TH CONTRO..S 
THATENABLE M,'J,'JAL OifRRIDE.M1507.3 
IRC 

VAPOR RETARDERS 

ALL INSIJl.),TI()IT00CKRAFT-FAC8) 
FIEERQ.A S S BATTSR702.7.21RC 

� 
@,.24 TOP Cf HO R TO 8� FRMC (2 PL.ACES) 

MAIN FLOOI SHEAR WALL NOTES 

1.- -DENOTESEilENIOFSl!EARWALl 

2. SWl DENOTESSl-£.AAWALLMAR�. 
MAR�IS ONSIOE OFWAll TO 
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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:  SAR19-00591 
 
CRITICAL AREAS & REASONABLE USE STANDARDS 

90.55 Activities Improvements and Uses in Wetlands.  Activities, improvements and uses 
are prohibited within wetlands and associated buffers, except those exempted or permitted 
subject to development standards in KZC 90.35 and 90.40, or those approved under a City review 
process in this chapter. 

 

90.65 Activities Improvements and Uses in Streams.  Activities, improvements and uses 
shall be prohibited within streams and associated buffers, except those exempted or permitted 
subject to development standards in KZC 90.35 and 90.40, or those approved under another City 
review process in this chapter. 

 

90.130.2 Vegetated Buffer Standards.  Within critical area buffers, the following vegetative 
standards shall be met: 

a) Native cover of at least 80 percent on average throughout the buffer area. Additionally,  
the first two of the following strata of native plant species each must compose at least 20 
percent areal cover, and the third may compose no more than 20 percent areal cover: 

1) Multi-age forest canopy (combination of existing and new vegetation); 
2) Shrubs; and 
3) Woody groundcover (such as kinnikinnick, salal and sword fern) or unmowed 

herbaceous groundcover; 
b) At least three (3) native species each making up a minimum of 10 percent coverage (for 

diversity); 
c) Less than 10 percent noxious weeds cover using King County weed list and permanent 

removal of all knotweed; and 
d) Removal of lawn and any illegal fill as determined by the City. 

  

90.130.4 Additional Vegetated Buffer Standards.   

a) All existing improvements and structures in a buffer must be removed when the vegetative 
buffer installation is required pursuant to subsection (3)(a) of this section; 

b) All activities in the buffer must cease, except those permitted under KZC 90.35(12) and 
(13); 

c) Native vegetation appropriate for wetlands and streams shall be used based on the City’s 
Critical Areas Plant List. Other vegetation may be proposed if appropriate for the site and 
approved by the City; 

d) Trees and shrubs in the buffer shall be located along the bank of streams to provide 
effective shading of the stream to lower water temperature; 

e) Existing healthy native vegetation may count towards meeting the requirements if the 
overall standard is met; 

f) The City may require amended soil if needed to provide a well-functioning buffer; 

SAR19-00591 - ATTACHMENT 3
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g) The City may require supplemental mulch to meet the Planning and Building Department 
standards; 

h) A reliable temporary irrigation source must be available while the vegetation is being 
established and the source must be indicated on the planting plan; 

i) Installation shall be done by hand unless use of mechanical equipment is specifically 
authorized due to site conditions. By hand includes any handheld equipment that is gas 
or electric powered; 

j) A perpetual landscape maintenance agreement, in a form approved by the City, shall be 
recorded over the vegetated buffer prior to final inspection; and 

k) Buffers shall not be mowed and animals may not be used to remove weeds, except goats 
may be used to remove invasive species only for public restoration projects pursuant to 
KZC 90.35 and 90.40. 

  

90.130.8 Protection and Maintenance of Vegetative Buffer.  Critical areas and buffers 
shall be placed in recorded critical area easements or tracts pursuant to KZC 90.210 and shall be 
maintained in perpetuity. 

 

90.135.1 Removal of trees in Critical Areas and Critical Area Buffers.  Other than as 
specifically approved as part of a critical area approval under KZC 90, no trees shall be removed 
from a critical area or critical area buffer unless determined to be nuisance or hazard trees.  Any 
removal shall be authorized in advance through a tree removal permit pursuant to KZC 95 unless 
tree removal is an emergency to prevent immediate damage to a structure.  In case of an 
emergency, documentation to the City must be provided within seven (7) days of removal that 
supports that the tree was a nuisance or hazardous. 

 

90.135.1 Pruning or Trees in Critical Areas and Critical Area Buffers.  Pruning or topping 
of trees in critical areas or buffers is prohibited other than City approved creation of snags for 
nuisance or hazard trees. 

 

90.140 Structure Setback from Critical Area Buffer.  Other than as specifically approved 
as part of a critical area approval under KZC 90, buildings and other structures shall be set back 
at least 10 feet from the edge of the wetland or stream buffer to ensure adequate width for 
construction staging, maintenance and repair of primary buildings and accessory structures, and 
use of improvements without disturbing the critical area buffer or critical area.  Allowed items 
within the structure setback are set forth in ZKC 90.140.2, Table 90.140.1. 

 

90.145.6 Mitigation Plan Standards.  A mitigation plan shall be prepared by a qualified critical 
area professional and show that: 

 KZC 90.145.6.b 

1) The vegetative buffer standards and requirements in KZC 90.130 are met. If the buffer 
does not currently meet the vegetative buffer standards, a detailed final revegetation plan 
shall be submitted including specification on size and type of each native species of plants, 
and number and spacing of the plants meeting the City of Kirkland’s Critical Area Plant 
List and standards; 

2) Seed source must be as local as possible, and plants must be nursery propagated unless 
transplanted from on-site areas approved for disturbance. These requirements must be 
included in the mitigation plan specifications; 

3) Plant materials may be supported with material (e.g., stakes, guy wires) only when 
necessary. Staking and ties shall follow the International Society of Arboriculture 
standards. Where support is necessary, stakes, guy wires, or other measures must be 
removed as soon as the plant can support itself, usually after the first growing season; 
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4) The stream buffer mitigation area replacement at a minimum ratio of 1:1 pursuant to 
KZC 90.65 is met; 

5) Proposed erosion control measures comply with the City’s Public Works Pre-Approved 
Plans; 

6) Mitigation is consistent with other requirements in this code, including sight distance 
requirements at intersections pursuant to Chapter 115 KZC; and 

7) All planted areas of the mitigation project have a temporary, above ground sprinkler 
system set to automatic timers. Temporary sprinkler systems shall be removed in the final 
year of monitoring once vegetation is well established. When public or private water is 
not available, a plan for reliable watering by truck or hand shall be included. 

 

 

90.155 Measures to Minimize Impacts to Wetlands.  KZC Table 90.155.1 lists required 
measures to minimize impacts to wetlands and associated buffers for disturbances including: 
lights, noise, toxic runoff, storm water runoff, and human disturbance, and dust. 

 

90.160.1 Mitigation Monitoring and Maintenance: Timing.  After mitigation installation 
and acceptance by the Planning Official of the mitigation, the monitoring and maintenance 
program shall commence.  A monitoring report shall be submitted to the Planning Official after 
each site visit, pursuant to KZC 90.155.3. 

 

90.160.4 Mitigation Monitoring and Maintenance: Duration and Schedule.  Unless 
otherwise required by the Planning Official, the minimum duration of the program shall be as 
follows: 

90.160.4.b.   Five (5) growing seasons for mitigation projects and revegetating a 
buffer   to meet the buffer standards in KZC 90.130, except for forested and scrub-
shrub wetlands. 

90.160.4.d.    The required schedule for site visits and reporting for monitoring 
and maintenance is as follows: 

90.160.4.d(2)    For five-year program: two (2) site visits for each of the 
first two (2) years and one (1) site inspection every 12 months for 
subsequent years; and  

90.160.4.e.    The Planning Official may extend the duration of the program and 
the number of visits at the end of the established monitoring and maintenance 
period if the program requirements have not been met. 

 

 

90.160.5 Mitigation Monitoring and Maintenance: Maintenance Work: Prior to final 
inspection of the vegetation and any other mitigating measures required in this chapter, the 
applicant shall submit a signed contract with a landscape maintenance company to be maintain 
the installed improvements over the period of the monitoring program that includes the required 
maintenance tasks and schedule, except for the following: 

90.165.5.b.   For single-family residential uses, homeowners may maintain the 
installed improvements if they sign an agreement that runs with the property to 
maintain the improvements over the period of the monitoring program.  The 
agreement must be recorded with the King County Recorder’s Office with the 
recording fee paid by the homeowner. 

If the improvements are not satisfactorily maintained based on the 
monitoring report at the end of the growing seasons, then the homeowner 
shall submit a copy of a contract with the landscape maintenance company 
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to have the company maintain the improvements.  This option is not 
available to developers and builders where the property will be sold on 
completion of the construction. 

 

90.165 Financial Security for Performance, Maintenance and Monitoring.  A security is 
required in the amount and form as the Planning Official deems necessary to assure that all work 
or actions are satisfactorily completed and maintained in accordance with the approved plans, 
specifications, and permit or approval requirements.  The security shall be conditioned on the 
work being completed or maintained in accordance with requirements, approvals, or permits for 
the site being left or maintained in a safe condition, and on the site and adjacent or surrounding 
areas being restored in the event of damages or other environmental degradation from 
development or maintenance activities conducted pursuant to the permit or approval. 

• KZC 90.165.2 sets forth required documents to be submitted for the performance security 
• The security amount is determined per the standards in KZC 90.165.4 
• A cash deposit is required per KZC 90.165.5 
• KZC 90.165.6 sets forth the duration of the security 
• The security is subject to corrective measures listed in KZC 90.165.7 

 

90.165.3 Financial Security for Performance, Maintenance and Monitoring: When 
Submitted.  A financial security for performance, monitoring and maintenance shall be submitted 
prior to issuance of a land surface modification or building permit for plantings, improvements 
and other mitigation measures required in this chapter. The performance portion of the security 
will be released upon City approval of the installed mitigation. 

 

90.190.1 Critical Area Markers, Fencing and Signage: Survey Stakes.  Permanent survey 
stakes delineating the boundary of the critical area buffer shall be set, using iron or concrete 
markers as established by current survey standards. For public projects, alternative survey stakes 
may be approved by the Planning Official, such as flexible delineator posts. 

 

90.190.2 Critical Area Markers, Fencing and Signage: Construction Fencing.  Prior to 
commencement of any grading or other development activities on the subject property, a six-
foot-high construction chain link fence with silt fencing must be installed along the entire edge of 
the buffer.  The fence must remain in place until completion of the project and not removed at 
any time other than as authorized by the Planning Official. 

 

90.190.3 Critical Area Markers, Fencing and Signage: Permanent Signage.  Upon 
completion of the project and prior to the final inspection, permanent signage shall be attached 
to the fence stating that the protected critical area and buffer must not be disturbed other than 
necessary for maintenance of vegetation.  Signage shall meet the administrative standards of the 
Planning and Building Department for design, number and location. 

 

90.195 Pesticides and Herbicide Use.  Application of pesticides, herbicides, or fertilizers and 
irrigation practices for residential, commercial and institutional uses shall follow the best 
management practices (BMP) for landscaping activities and vegetation management in the King 
County Stormwater Pollution Prevention Manual, as amended. 

 

90.210 Dedication of Critical Area and Buffer.  Consistent with law, the applicant shall 
dedicate development rights, air space, or grant a greenbelt protection or open space easement 
to the City to protect sensitive areas and their buffers per the requirements in KZC 90.210.1. 
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ZONING CODE STANDARDS 

KMC 22.28.210 & KZC 95.30 Significant Trees.   

A Tree Retention Plan was submitted with the reasonable use exception application.  KZC Section 
95.3 applies in regards to tree retention.  There are 11 significant trees on the site, of which 4 
are viable.  These trees have been assessed by staff and the City’s Arborist.  They are identified 
by number in the following chart. 

 

 

On-site Significant Tree Typing 

Tree # 
 

DBH High 
Retention 
Value 

Moderate 
Retention 
Value 

Low Retention Value 
(NV) – not viable 

Proposed 
for 
Retention 

Tree Density 
Credit 

130 8 X   No  

131 7 X   Yes 1 

132 8 X   No  

133 7   X - NV No  

134 9  X  Yes 1 

135 10  X  Yes 1 

136 6  X  Yes 1 

137 14  X  No  

138 6   X - NV No  

139 8  X  No  

140 14  X  No  

 

Based on the approved Tree Retention Plan, the applicant shall retain and protect all viable trees 
throughout the development of each single-family lot except for those trees allowed to be 
removed for the installation of the project infrastructure improvements with an approved Land 
Surface Modification permit.  Subsequent approval for tree removal is granted for the construction 
of the house and other associated site improvements with a required Building Permit.  The 
Planning Official is authorized to require site plan alterations to retain High Retention value trees 
at each stage of the project.  In addition to retaining viable trees, new trees may be required to 
meet the minimum tree density per KZC 95.33. 

 

 

85.25.1  Geotechnical Report Recommendations.  The geotechnical recommendations 
contained in the report by Geotech Consultants, Inc. dated June 24, 2021 shall be implemented. 

85.25.3  Geotechnical Professional On-Site.  A qualified geotechnical professional shall be 
present on-site during land surface modification and foundation installation activities. 

85.25.8 and 85.40  Dedication.  The City may require that the applicant dedicate development 
rights, air space, or an open space easement to the City to avoid impacts associated with a 
landslide hazard area or seismic hazard area on the subject property. 

85.35 Bonds.  The City may require a bond under Chapter 175 KZC and/or a perpetual landscape 
maintenance agreement to ensure compliance with any aspect of this chapter or any decision or 
determination made under this chapter. 

85.45  Liability.  Prior to issuance of any development permit, 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 
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which is related to the physical condition of the property. The applicant shall record this 
agreement with the King County Recorder’s Office and provide evidence to the City that the 
agreement has been recorded. 

85.50  Notice of Geologic Hazard.  Prior to final inspection of any development permit, the 
applicant shall record (unless legally prohibited from doing so), on the title of the property, a 
notice stating that the property is potentially located in a geologically hazardous area. This notice 
will inform future owners that, at the time of the permit’s issuance, the property was potentially 
located in a geologically hazardous area. 

90.210  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 (see Attachment 16). 

95.50  Tree Installation Standards. Installation of supplemental trees to be planted shall 
conform to Kirkland Zoning Code. 

95.52  Prohibited Vegetation.  Plants listed as prohibited in the Kirkland Plant List shall not 
be planted in the City. These plants include Himalayan and Evergreen Blackberry, English Holly, 
Fragrant water lily; Bindweed or Morning Glory, Bird Cherry, English and Atlantic Ivy; Herb Robert; 
Bohemian, Giant, Himalayan, and Japanese Knotweed; Old man's beard, Poison hemlock, Reed 
canary grass, Scotch broom, Spurge laurel, Yellow archangel, and Yellow flag iris.  Other plants, 
while not prohibited, are discouraged, including Butterfly bush, Black Locust, European Mountain 
Ash, Tree-of-Heaven, Common Hawthorn, and English laurel. 
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.  

115.42  Floor Area Ratio (F.A.R.) Limits.  Floor area for detached dwelling units is limited to 
a maximum floor area ratio in low density residential zones.  See Use Zone charts for the 
maximum percentages allowed.  This regulation does not apply within the disapproval jurisdiction 
of the Houghton Community Council. 

115.43  Garage Requirements for Detached Dwelling Units in Low Density Zones.  
Detached dwelling units served by an open public alley, or an easement or tract serving as an 
alley, shall enter all garages from that alley.  Whenever practicable, garage doors shall not be 
placed on the front façade of the house.  Side-entry garages shall minimize blank walls.  For 
garages with garage doors on the front façade, increased setbacks apply, and the garage width 
shall not exceed 50% of the total width of the front façade.  These regulations do not apply within 
the disapproval jurisdiction of the Houghton Community Council.  Section 115.43 lists other 
exceptions to these requirements. 
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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 
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.n  Covered Entry Porches.  In residential zones, covered entry porches on dwelling 
units may be located within 13 feet of the front property line if certain criteria in this section are 
met.  This incentive is not effective within the disapproval jurisdiction of the Houghton Community 
Council. 

115.115.3.o  Garage Setbacks.  In low density residential zones, garages meeting certain 
criteria in this section can be placed closer to the rear property line than is normally allowed in 
those zones.   
115.115.3.p  HVAC and Similar Equipment:  These may be placed no closer than five feet 
to a front, side, or rear property line, and may only be located in a required front yard for single-
family residential uses pursuant to subsection (3)(p)(2) of this section; provided, that HVAC 
equipment may be located in a storage shed approved pursuant to subsection (3)(m) of this 
section or a garage approved pursuant to subsection (3)(o)(2) of this section. All HVAC equipment 
shall be baffled, shielded, enclosed, or placed on the property in a manner that will ensure 
compliance with the noise provisions of KZC 115.95. 

115.115.5.a  Driveway Width and Setbacks.  For a detached dwelling unit, a driveway 
and/or parking area shall not exceed 20 feet in width in any required front yard, and shall be 
separated from other hard surfaced areas located in the front yard by a 18-inch wide landscape 
strip. Driveways shall not be closer than 5 feet to any side property line unless certain standards 
are met. 

115.115.5.b  Driveway Setbacks.  For attached and stacked dwelling units in residential 
zones, driveways shall have a minimum 5’ setback from all property lines except for the portion 
of any driveway, which connects with an adjacent street.  Vehicle parking areas shall have a 
minimum 20-foot setback from all front property lines and meet the minimum required setbacks 
from all other property lines for the use. 

115.115.5.c  Driveway Setbacks.  Vehicle parking areas for schools and day-care centers 
greater than 12 students shall have a minimum 20-foot setback from all property lines. 

115.115.d  Driveway Setbacks.  Parking areas and driveways for uses other than detached 
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dwelling units, attached and stacked dwelling units in residential zones, or schools and day-cares 
with more than 12 students, may be located within required setback yards, but, except for the 
portion of any driveway which connects with an adjacent street, not closer than 5 feet to any 
property line. 

115.120  Rooftop Appurtenance Screening.  New or replacement appurtenances on existing 
buildings shall be surrounded by a solid screening enclosure equal in height to the appurtenance. 
New construction shall screen rooftop appurtenances by incorporating them in to the roof form. 

115.135  Sight Distance at Intersection.  Areas around all intersections, including the 
entrance of driveways onto streets, must be kept clear of sight obstruction as described in this 
section. 

 

Prior to issuance of a grading or building permit: 
 

85.25.2  Geotechnical Acknowledgement.  Written acknowledgment from the licensed in 
Washington State geotechnical engineer or licensed in Washington State engineering geologist 
who prepared the report required by KZC 85.15 that they have reviewed the project plans and 
that they conform to their recommendations. 

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 (see Attachment 14). 

90.165  Financial Security for Performance, Maintenance and Monitoring.  A financial 
security for performance, monitoring and maintenance shall be submitted prior to issuance of a 
land surface modification or building permit for plantings, improvements and other mitigation 
measures required in this chapter. The performance portion of the security will be released 
upon City approval of the installed mitigation. 

90.190  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, a permanent 
split rail, open slatted with at least 18 inches between each slat, wrought iron, chain link, or 
similar nonsolid fence between three (3) and six (6) feet in height must be installed along the 
entire edge of the buffer.   

90.190  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, a permanent 
split rail, open slatted with at least 18 inches between each slat, wrought iron, chain link, or 
similar nonsolid fence between three (3) and six (6) feet in height must be installed along the 
entire edge of the buffer. 

90.210  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 (see Attachment 16). 

95.32 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 
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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. 

85.35 Bonds.  The City may require a bond under Chapter 175 KZC and/or a perpetual landscape 
maintenance agreement to ensure compliance with any aspect of this chapter or any decision or 
determination made under this chapter. 

85.50  Notice of Geologic Hazard.  Prior to final inspection of any development permit, the 
applicant shall record (unless legally prohibited from doing so), on the title of the property, a 
notice stating that the property is potentially located in a geologically hazardous area. This notice 
will inform future owners that, at the time of the permit’s issuance, the property was potentially 
located in a geologically hazardous area. 

95.51.2 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. 

110.60.5  Landscape Maintenance Agreement.  The owner of the subject property shall 
sign a landscape maintenance agreement, in a form acceptable to the City Attorney, to run with 
the subject property to maintain landscaping within the landscape strip and landscape island 
portions of the right-of-way. It is a violation to pave or cover the landscape strip with impervious 
material or to park motor vehicles on this strip. 

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.   
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DEVELOPMENT STANDARDS
SAR19-00591

PUBLIC WORKS DEPARTMENT

PUBLIC WORKS CONDITIONS 
Permit #:  SAR19-00591
Project Name: Fanaiyan Goat Hill 2 House
Project Address: 11025 NE 96th St. Kirkland WA 98033
Date: 6/25/2020

Public Works Staff Contacts 
John Burkhalter, Development Engineering Manager
Phone: 425-587-3846 / E-mail:   jburkhalter@kirklandwa.gov
Daniel Hartzell, Associate Development Engineer
Phone: 425-587-3853 / E-mail:   dhartzell@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 Surface Water Connection Fees *
o Side Sewer Inspection Fee *
o Right-of-way Fee
o Review and Inspection Fee 
o Building Permits associated with this proposed project will be subject to the traffic, park, and school impact fees per 
Chapter 27 of the Kirkland Municipal Code.  The impact fees shall be paid prior to issuance of the Building Permit(s). Any 
existing buildings within this project which are demolished will receive a Traffic Impact Fee credit, Park Impact Fee Credit 
and School Impact Fee Credit.  This credit will be applied to the first Building Permits that are applied for within the project. 
The credit amount for each demolished building will be equal to the most currently adopted Fee schedule.  

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

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

4. Performance and Maintenance Securities:

• 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.

• Prior to Final Inspection of the Building permit improvements, there will be a condition of the permit to establish a two 
year Maintenance security.  

5. 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.
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6. 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.

7. 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).

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

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

Sanitary Sewer Conditions:

1. Northshore Utility District (NUD) approval required for sanitary sewer and water service.  A letter of sewer/water 
availability is required. Contact NUD at 425-398-4400.

Water System Conditions:

1. See Fire Department conditions for fire flow requirements.

Surface Water Conditions:

1. Provide temporary and permanent storm water control in accordance with the 2016 King County Surface Water Design 
Manual (KCSWDM) and the City of Kirkland Addendum (Policy D-10). 

2. To determine the drainage review level required, the target impervious surface area is the maximum allowable lot 
coverage area for the project, plus any offsite improved impervious areas. See Policies D-2 and D-3 in the Public Works 
Pre-Approved Plans for drainage review information, or contact Kirkland Surface Water staff at (425) 587-3800 for 
assistance. The Kirkland Drainage Review Flow Chart is a helpful tool to determine a project’s drainage review level. 
Drainage review levels are summarized below:

• Targeted Drainage Review
o Threshold: Any project (size does not matter) will trigger a targeted drainage review if the project:
• Contains or is adjacent to a flood, erosion, steep slope hazard area, or landslide hazard area, or
• Proposes to construct or modify a drainage pipe /ditch that is 12” or larger or receives runoff from a 12” or larger 
drainage pipe /ditch, or
• Redevelopment projects proposing >$100,000 in improvements to an existing high use site.
o The KCSWDM core requirements included in a targeted drainage review are in addition to either basic or simplified 
drainage review

3. A preliminary drainage report (Technical Information Report) must be submitted with the subdivision application. This 
must include a downstream analysis for all projects (except for Basic and Simplified Drainage Review projects). Provide a 
level one off-site analysis per Core Requirement #2 of the KCSWDM.

4. This project is in a Level 2 Flow Control Area, and is required to comply with core drainage requirements in the 
KCSWDM. Historic (forested) conditions shall be used as the pre-developed modeling condition for design of the stormwater 
detention system.

5. The project may qualify for an exception to detention if the target surfaces will generate no more than a 0.15 cfs increase 
in the historic (forested) conditions 100-year peak flow. The 15-minute time step must be used to perform the flow control 
analysis. Do not use the 1-hour time step. Approved hydrologic modeling programs are MGS Flood and WWHM 2012. 

6. Evaluate the feasibility and applicability of dispersion, infiltration, and other stormwater Low Impact Development (LID) 
Best Management Practices (BMPs) per the KCSWDM.  If feasible, stormwater LID BMPs are required to the maximum extent 
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feasible. If LID BMPs are infeasible, pervious pavement cannot be used to reduce overall impervious lot coverage. The Private 
Maintenance Agreement will be recorded on all projects that construct a stormwater LID BMP or facility, per Policy D-7.

7. Soil information may be necessary for designing LID BMPs per the KCSWDM, and there are other reasons a soil report is 
necessary for a project (e.g., steep slopes, sensitive areas, etc.). Refer to Policy D-8 for details.

8. Special inspections may be required for LID BMPs on this project. Provide documentation of inspections by a licensed 
geotechnical professional that the BMP will function as designed.

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

10. All roof and driveway drainage must be tight-lined to the storm drain system or utilize low impact development 
techniques on-site.

11. A Hydraulic Project Approval (HPA) from WA State Department of Fish and Wildlife (WDFW) may be required for this 
project.  Contact Stewart Reinbold at WDFW at 425-313-5660 or  stewart.reinbold@dfw.wa.gov for determination, obtain an 
HPA if required, and submit a copy to COK. If an HPA is not required, the applicant will be required to provide written 
documentation from WDFW as verification. More information on HPAs can be found at the following website:  
http://wdfw.wa.gov/licensing/hpa/

12. Construction Stormwater Pollution Prevention Plan (CSWPPP): 
• All proposed projects that will conduct construction activities onsite, or offsite must provide stormwater pollution 
prevention and spill controls to prevent, reduce, or eliminate the discharge of pollutants (including sediment) to onsite or 
adjacent stormwater systems or watercourses.  
• Refer to Core Requirement No. 5 in the KCSWDM and Policy D-12.
• Provide an erosion control report and plan with the Building or Land Surface Modification Permit application.  The plan 
shall be in accordance with the KCSWDM.
• Construction drainage control shall be maintained by the developer and will be subject to periodic inspections.  During 
the period from May 1 and September 30, all denuded soils must be covered within 7 days; between October 1 and April 30, 
all denuded soils must be covered within 12 hours.  Additional erosion control measures may be required based on site and 
weather conditions.  Exposed soils shall be stabilized at the end of the workday prior to a weekend, holiday, or predicted 
rain event.

Street and Pedestrian Improvement Conditions: 

1. The subject property abuts 91st PL NE.  This street is a Neighborhood Access type street.  Zoning Code sections 110.10 
and 110.25 require the applicant to make half-street improvements in rights-of-way abutting the subject property.  Section 
110.30-110.50 establishes that this street must be improved with the following: 

A. Pave the road 20 feet wide along the property frontage, provide taper as needed.  Pavement to end at the west property 
line.
B. Provide thickened edge and surface water collection
C. Identify and protect trees with retention value in the right-of-way.

2. Public Improvements Modification (KZC 110.70): The City may require or grant a modification to the nature or extent of 
any required improvement for any of the following reasons: 
A. If the improvement as required would not match the existing improvements. 
B. If unusual topographic or physical conditions preclude the construction of the improvements as required. 
C. If other unusual circumstances preclude the construction of the improvements as required. 
D. If the City and a neighborhood has agreed upon a modified standard for a particular street (see the Public Works 
Pre-Approved Plans and Policies Notebook for a description of the Neighborhood Access Street Improvement Modification 
and Waiver Process).

Review KZC 110.70 for additional details on the Modifications process, and for provisions regarding Deferments and 
Waivers, and Construction-in-Lieu.
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3. Access Requirements (KZC Chapter 105.10): The driveway for each lot shall be long enough so that parked cars do not 
extend into any easement, tract, or right-of-way (20’ minimum). The parking pad shall measure 20’ by 20’.

4. 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. Install "NO PARKING ANYTIME" signs along 91st PL NE frontage, one side.

5. 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.

6. Underground all new and existing on-site utility lines and overhead transmission lines. Underground any new off-site 
transmission lines.

7. Zoning Code Section 110.60.7.b establishes the requirement that existing utility and transmission (power, telephone, 
etc.) lines on-site and in rights-of-way adjacent to the site must be underground.  The Public Works Director may determine if 
undergrounding transmission lines in the adjacent right-of-way is not feasible and defer the undergrounding by signing an 
agreement to participate in an undergrounding project, if one is ever proposed.  In this case, the Public Works Director has 
determined that undergrounding of existing overhead utility on 91st PL NE is not feasible at this time and the undergrounding 
of off-site/frontage transmission lines should be deferred with a Local Improvement District (LID) No Protest Agreement.
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January 6, 2021 

JN 17652 

GEOTECH CONSULTANTS, INC. 

Artoush Fanaiyan 
P.O. Box 133 
Bellevue, Washington  98009 
via email: artoush76@yahoo.com 

Subject: Geotechnical Addendum to Address Kirkland Zoning Code Chapter 85.15 
Proposed New Residence 
Vacant Lot 
116xx – 91st Place Northeast 
Parcel #375450040 
Kirkland, Washington 

References: Geotechnical Engineering Study, same site and project; Geotech Consultants, Inc.; 
December 21, 2017. 

  Addendum to Geotechnical Engineering Study – Temporary Shoring Considerations, 
same site and project; Geotech Consultants, Inc.; February 15, 2018. 

Dear Mr. Fanaiyan: 

The intent of this letter is to provide supplemental information to the above-referenced geotechnical 
study, in order to satisfy the requirements of chapter 85.15 of the revision to the Kirkland Zoning 
Code (KZC) related to geologically hazardous areas.  

The City of Kirkland GIS Tool maps the site within a High Liquefaction Potential Area. In addition, 
the entire site is mapped as a Moderate Landslide Hazard Area (MLHA), and two High Landslide 
Hazard Areas (HLHA) are mapped on the property. Under the criteria of the KZC, the site would 
also be classified as an Erosion Hazard Area.  This is due primarily to the steep inclination of the 
manmade slope located on the western perimeter of the site along 91st Place Northeast. This 
oversteepened slope was created by the placement of fill soil for the upslope 91st Place Northeast 
right-of-way. The other HLHA located on the eastern portion of the site consists of a temporary fill 
pile that was stockpiled on the property likely following previous grading for one of the adjacent 
developed lots.  

As noted in the above-referenced geotechnical report, the test pits excavated for our study 
generally encountered dense, glacially compressed soil below a depth of 8.5 feet.  No groundwater 
seepage was observed in the test pits.   

Seismic Hazard Considerations: As stated above, the site and surrounding downslope vicinity is 
mapped within a High Liquefaction Potential Area. The Washington Department of Natural 
Resources maps the lot as being underlain by Glacial Till and Advance Outwash. The site is located 
near the seam between these two geologic units and may be the reason why the mapping is 
present. The test pits conducted for our Geotechnical Study encountered native, dense glacial till 
beneath loose fill and weathered soil. This dense soil was glacially compressed, and groundwater 
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was not observed in our explorations.  The dense soil that will support the house’s foundations are 
not susceptible to seismic liquefaction under the ground motions of the Maximum Considered 
Earthquake (MCE), and no additional mitigation measures are required beyond what we have 
recommended in our Geotechnical Study. 
 
Landslide Hazard Considerations: As noted above, the site contains two High Landslide Hazard 
Areas (HLHAs), which are situated on the eastern and western portions of the site. The western 
steep slope is inclined at close to a 1:1 (H:V) and is 14 feet tall. This manmade slope has been 
created by the placement of fill to level out the 91st Place Northeast right-of-way extending 
southward from the adjacent north residence. This is evidenced by surficial soil conditions, the 
presence of fill in our test pit excavated near the toe of this slope well onto the property, and the 
large grade drop between the dead-end of 91st Place Northeast due south of the property, and 
where the road alignments starts again to the south (91st Lane Northeast). This steep slope will be 
retained by the foundations of the planned new residence. The steep slope on the eastern side of 
the site is comprised of a temporary fill stockpile. This pile of soil may have been dumped at the site 
following the construction of one of the adjacent developed properties and is inclined at an 
approximate 1:1 (H:V) over a 10- to 16-foot grade change. This steep slope continues past the 
eastern property line, into the undeveloped Rainier Avenue right-of-way before the slope flattens. 
This fill stockpile will likely need to be re-graded as part of the sitework during construction of the 
new residence.    
 
The site is located at the base of Goat Hill, which contains many residential lots entirely comprised 
of steep slopes, most of which meet the City of Kirkland Criteria for High Landslide Hazard Areas 
(HLHAs). These steep slope areas continue all the way to the top of Goat Hill, and most of the 
hillside is mapped as an Erosion Hazard Area. As is such, HLHAs are mapped within a 50-foot 
radius of the project site.  
 
To the east of the site, a steep slope continues in a band running north along the vacant Rainier 
Avenue right-of-way. This slope is initially in excess of 10 feet in height but thins out several lots to 
the north. To the east and south of the site, some shorter-than-10-foot steep slopes are mapped as 
landslide hazards, but they do not meet the City of Kirkland minimum height criteria. These slopes 
coincide with onsite grading features for the adjacent eastern condo complex, and residential lot to 
the south. An approximate 6-foot-tall slope is located off the southwestern corner of the adjacent 
southern lot and does not meet the City of Kirkland criteria for a HLHA within the nominal 50-foot 
radius from the subject site. To the west of the site, two HLHAs ranging in height from 14 to 30 feet 
in height exist.  The steep slope area to the northwest of the site contains an approximately 8-foot-
tall rockery at its toe along 91st Place Northeast, and both slopes are at least partially man-made. 
 
It is well known that the core of Goat Hill is comprised of dense, glacially compressed soils that are 
not susceptible to deep-seated instability. The looser soil deposits situated atop the underlying 
dense soils, however, are prone to shallow slides, typically following extended periods of wet 
weather. 
 
Erosion Hazard Considerations: We expect that a formal Temporary Erosion and Sedimentation 
Control (TESC) plan will be prepared as a part of the permit submittal. The erosion control 
measures needed during the site development will depend heavily on the weather conditions that 
are encountered. We anticipate that a wire-backed silt fence will be needed around the downslope 
sides of any cleared areas. Existing pavements, ground cover, and landscaping should be left in 
place wherever possible to minimize the amount of exposed soil. If trucks will drive off paved areas, 
rocked staging areas and construction access roads should be provided to reduce the amount of 
soil or mud carried off the property by trucks and equipment. Cut slopes and soil stockpiles should 
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be covered with plastic during wet weather. Following clearing or rough grading, it may be 
necessary to mulch or hydroseed bare areas that will not be immediately covered with landscaping 
or an impervious surface. On most construction projects, it is necessary to periodically maintain or 
modify temporary erosion control measures to address specific site and weather conditions. 
 
The following are responses to the specific geotechnical items contained in KZC chapter 85.15: 
  
3a. See the Conclusions section on page 3 of the December 21, 2017 Geotechnical Engineering 
Study. 
3b. No indications of slope instability, such as downsets or tension cracks, have been observed on 
the oversteepened fill slopes along the eastern and western boundaries of the site, or on the 
neighboring properties.   
3c. See the description of groundwater conditions on the top of page 2 of the Study.   
3d. As stated in the Study, fill ranging in thickness from 2 to 3 feet was encountered in our test pits. 
Based on our observations, the eastern and western steep slopes appear to be mostly comprised of 
loosely placed fill similar to the soil conditions encountered in the test pits.  
3e. See the description of subsurface conditions contained on page 2 of the Study and the 
appended Test Pit Logs.   
3f. See the description of groundwater conditions on the top of page 2 of the Study and the 
attached Test Pit Logs.  
3g. See the description of subsurface conditions, the above discussions, and the appended test pit 
logs appended to the end of the Study.  
3h. Attached to this addendum as Plate A is a copy of the Lidar information contained on the City of 
Kirkland’s GIS website.  The approximate location of the site is indicated on the Lidar map.  The 
Lidar information shows the general steeply-sloped ground extending downward from the western 
hillside (Goat Hill), with terraces shown in the areas of the roadways and developed areas. The 
Lidar imagery also shows the steeply sloped ground on the western portion of the subject property, 
resulting from fill placed during the construction of 91st Place Northeast. The slope created by the 
large fill pile on the eastern portion of the lot is also shown. This steep slope continues to just past 
the eastern property line, where the slope becomes more moderately inclined continuing to the 
east.  There are no features in the direct vicinity showing potential large-scale historic landslides.  
This is consistent with our knowledge of the site vicinity.   
3i. As required by KZC 85.15, a static and seismic slope stability analysis was completed.  The 
most critical slope in a post-construction condition will be the eastern slope extending into the 
Rainier Avenue right-of-way. While a steep slope currently exists to the west of the proposed 
residence location, it will be backfilled and retained by the new residence. This will stabilize the 
loose fill soils upslope of the residence, and no steep slope will exist within the site bounds in this 
area after construction has been completed. The eastern fill pile will also be spread out across the 
site to lessen the surcharge load it is currently placing on the eastern slope, and to buttress the 
slope leading up to the northern adjacent parcel.  As noted in the Study, dense glacial till comprises 
the core of the site, and is overlain by a layer of loose fill and weathered soils. The 
recommendations in our Study and Addendum are intended to protect the planned development 
from damage due to any such future shallow slope movement within the looser, near-surface soils. 
Temporary soldier pile shoring will be used to facilitate the basement excavation where the cut 
slopes cannot be adequately laid back, and a deep foundation system consisting of pipe piles will 
support the new residence. The implementation of a deep foundation system for the new residence 
will remove the potential surcharge load of the new house from the slope, and extend it downward 
to very dense, glacially compressed soils that are not susceptible to deep-seated instability.  
 
The slope stability analyses confirmed that the factor of safety against a slope failure that could 
reach the house that is planned closest to the eastern steep slope is in excess of 1.5 for static 
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conditions.  Also, the safety factor for seismic conditions is in excess of 1.1.  No additional 
mitigation measures are necessary to protect the planned development, such as buffers, beyond 
what is addressed above and in our Study.  The results of our slope stability analyses can be found 
attached to this letter as Appendix A. A typical cross section is also included to illustrate the existing 
topography. 
3j. This is addressed in the Study and above in item 3b, we did not see any indications of recent or 
incipient slope instability on the site.   
3k. The dense soils underlying the site are not susceptible to seismic liquefaction under the 
Maximum Considered Earthquake (MCE), which has a 2 percent probability of occurring in 50 
years.     
3l. Refer to the Study and the above discussions.   
3m. In our professional opinion, the proposed project can be undertaken safely if the 
recommendations of the Study, Addendum and this letter are into the project plans, and are 
followed during the construction and use of the project.  
 
4a. Refer to the Study and the above discussions.    
4b. Refer to page 1 of the Study.   
4c. Permanent cut and fill slopes should generally not be inclined steeper than 3:1 
(Horizontal:Vertical). All permanent slopes should be landscaped or vegetated for erosion 
protection.  Temporary erosion control recommendations are presented above.   
 
Backfill placed behind retaining or foundation walls should be coarse, free-draining structural fill 
containing no organics. This backfill should contain no more than 5 percent silt or clay particles and 
have no gravel greater than 4 inches in diameter. The percentage of particles passing the No. 4 
sieve should be between 25 and 70 percent. If the native soils are reused as wall backfill, a 
minimum 12-inch width of free-draining gravel should be placed against the walls to allow rapid 
drainage down to the footing drains.  The top 12 to 18 inches of the backfill should consist of a 
compacted, relatively impermeable soil or topsoil, or the surface should be paved. The ground 
surface must also slope away from backfilled walls to reduce the potential for surface water to 
percolate into the backfill. Water percolating through pervious surfaces (pavers, gravel, permeable 
pavement, etc.) must also be prevented from flowing toward walls or into the backfill zone. The 
compacted subgrade below pervious surfaces and any associated drainage layer should therefore 
be sloped away. Alternatively, a membrane and subsurface collection system could be provided 
below a pervious surface. 
 
It is critical that the wall backfill be placed in lifts and be properly compacted, in order for the above-
recommended design earth pressures to be appropriate. The wall design criteria assume that the 
backfill will be well-compacted in lifts no thicker than 12 inches. The compaction of backfill near the 
walls should be accomplished with hand-operated equipment to prevent the walls from being 
overloaded by the higher soil forces that occur during compaction.  
4d. Addressed on Pages 3 through 8 of the Study.    
4e. Addressed on Page 10 of the Study. Footing drains should be used where: (1) Crawl spaces or 
basements will be below a structure; (2) A slab is below the outside grade; or, (3) The outside grade 
does not slope downward from a building. Drains should also be placed at the base of all earth-
retaining walls. These drains should be surrounded by at least 6 inches of 1-inch-minus, washed 
rock that is encircled with non-woven, geotextile filter fabric (Mirafi 140N, Supac 4NP, or similar 
material). At its highest point, a perforated pipe invert should be at least 6 inches below the bottom 
of a slab floor or the level of a crawl space. The discharge pipe for subsurface drains should be 
sloped for flow to the outlet point. Roof and surface water drains must not discharge into the 
foundation drain system. A typical footing drain detail consists of a 4-inch-diameter perforated pipe 
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surrounded with washed rock that is encircled with non-woven filter cloth.  For the best long-term 
performance, perforated PVC pipe is recommended for all subsurface drains.  
4f. In accordance with the International Building Code (IBC), the site class within 100 feet of the 
ground surface is best represented by Site Class Type D (Stiff Soil). As noted in the USGS website, 
the mapped spectral acceleration value for a 0.2 second (Ss) and 1.0 second period (S1) equals 
1.25g and 0.48g, respectively.  As discussed above the dense soils underlying the site are not 
susceptible to seismic liquefaction under the ground motions of the MCE. 
4g. No additional measures beyond what are already recommended in the Study, Addendum, and 
what is referenced above are necessary to reduce the risk of slope instability.  
4h. No additional measures beyond what are already recommended in the Study and Addendum 
and what is referenced above are necessary to reduce the risk of slope instability or the hazard to 
surrounding properties. 

Please contact us if you have any questions regarding this letter, or if we can be of further 
assistance. 

Respectfully submitted, 

GEOTECH CONSULTANTS, INC. 

01/06/21 
Marc R. McGinnis, P.E. 
Principal 

Attachments: Vicinity Map, Site Plan, Test Pit Logs, Footing Drain Detail, Kirkland GIS map, Lidar 
Map, Slope Stability Analyses 

MKM/MRM:kg 
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TEST PIT LOGS
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FOOTING DRAIN DETAIL

 Washed Rock
  (7/8" min. size)

Slope backfill away from
foundation.  Provide surface
drains where necessary.

4" min.

4" Perforated Hard PVC Pipe 

(Invert at least 6 inches below
slab or crawl space.  Slope to
drain to appropriate outfall.  
Place holes downward.) 

Tightline Roof Drain
(Do not connect to footing drain)

Nonwoven Geotextile
      Filter Fabric

NOTES:  
(1)  In crawl spaces, provide an outlet drain to prevent buildup of water that
       bypasses the perimeter footing drains.                
(2)  Refer to report text for additional drainage, waterproofing, and slab considerations.

Backfill
 (See text for
requirements)

Vapor Retarder/Barrier and
Capillary Break/Drainage Layer
       (Refer to Report text)

Possible Slab
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17652 - Artoush Fanaiyan
Static
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file:///C:/Users/MattM/onedrive - geotech consultants/slope stability analysis/17652 fanaiyan/17652 slope stability - post construction - static.html 1/5

Static
Report generated using GeoStudio 2012. Copyright © 1991-2016 GEO-SLOPE Interna� onal Ltd.

File Informa�on
File Version: 8.15
Title: 17652 - Fanaiyan
Created By: Ma.  McGinnis
Last Edited By: Ma� McGinnis
Revision Number: 11
Date: 1/4/2021
Time: 11:35:01 AM
Tool Version: 8.15.6.13446
File Name: 17652 Slope Stability - Post Construc�on.gsz
Directory: C:\Users\Ma�M\OneDrive - Geotech Consultants\Slope Stability Analysis\17652 Fanaiyan\
Last Solved Date: 1/5/2021
Last Solved Time: 7:44:16 AM

Project Se�ngs
Length(L) Units: Feet
Time(t) Units: Seconds
Force(F) Units: Pounds
Pressure(p) Units: psf
Strength Units: psf
Unit Weight of Water: 62.4 pcf
View: 2D
Element Thickness: 1

Analysis Se�ngs
Sta� c

Kind: SLOPE/W
Method: Morgenstern-Price
Se�ngs

Side Func�on
Interslice force func�on op�on: Half-Sine

PWP Condi�ons Source: (none)
Slip Surface

Direc�on of movement: Le� to Right
Use Passive Mode: No
Slip Surface Op�on: Entry and Exit
Cri�cal slip surfaces saved: 1
Resis�ng Side Maximum Convex Angle: 1 °
Driving Side Maximum Convex Angle: 5 °
Op�mize Cri�cal Slip Surface Loca�on: No
Tension Crack

Tension Crack Op�on: (none)
F of S Distribu�on

F of S Calcula�on Op�on: Constant
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Advanced
Number of Slices: 30
F of S Tolerance: 0.001
Minimum Slip Surface Depth: 0.1 �
Search Method: Root Finder
Tolerable difference between star�ng and converged F of S: 3
Maximum itera�ons to calculate converged lambda: 20
Max Absolute Lambda: 2

Materials
Fill

Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 28 °
Phi-B: 0 °

Loose SM
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 30 °
Phi-B: 0 °

Glacial Till
Model: Mohr-Coulomb
Unit Weight: 135 pcf
Cohesion': 100 psf
Phi': 40 °
Phi-B: 0 °

Slip Surface Entry and Exit
Le� Projec�on: Range
Le�-Zone Le� Coordinate: (159, 71.083) �
Le�-Zone Right Coordinate: (172.7, 70) �
Le�-Zone Increment: 4
Right Projec�on: Range
Right-Zone Le� Coordinate: (228.6, 63) �
Right-Zone Right Coordinate: (252.5541, 56.10492) �
Right-Zone Increment: 4
Radius Increments: 4

Slip Surface Limits
Le� Coordinate: (0, 112) �
Right Coordinate: (253, 56) �

Seismic Coefficients

SAR19-00591 - ATTACHMENT 6



1/5/2021 Static

file:///C:/Users/MattM/onedrive - geotech consultants/slope stability analysis/17652 fanaiyan/17652 slope stability - post construction - static.html 3/5

Horz Seismic Coef.: 0

Points
X (�) Y (�)

Point 1 0 112
Point 2 16.9 110
Point 3 33.7 102
Point 4 48.4 100
Point 5 86.4 88
Point 6 107.4 88
Point 7 124.3 88
Point 8 130 80
Point 9 141.1 76
Point 10 147.4 72
Point 11 172.7 70
Point 12 187.5 80
Point 13 193.8 82
Point 14 202.2 82
Point 15 206.4 82
Point 16 221.2 66
Point 17 236 60
Point 18 253 56
Point 19 141.1 74
Point 20 141.1 67.5
Point 21 141.1 66.5
Point 22 172.7 67
Point 23 172.7 56
Point 24 0 108
Point 25 0 107
Point 26 0 56
Point 27 210 80
Point 28 117 88
Point 29 117 75
Point 30 117 80.16819
Point 31 137.19286 75
Point 32 142.675 75

Regions
Material Points Area (�²)

Region 1 Fill 5,30,28,6 119.83
Region 2 Loose SM 1,24,20,22,17,16,11,10,19,31,29,30,5,4,3,2 1,052.3
Region 3 Glacial Till 24,25,26,23,18,17,22,20 5,344.2
Region 4 Fill 19,10,32,31 7.4661

Current Slip Surface
Slip Surface: 106
F of S: 4.122
Volume: 159.04415 �³
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Weight: 18,290.077 lbs
Resis�ng Moment: 3,803,857.6 lbs-�
Ac�va�ng Moment: 922,841.82 lbs- �
Resis�ng Force: 10,356.592 lbs
Ac�va�ng Force: 2,512.5808 lbs
F of S Rank (Analysis): 1 of 125 slip surfaces
F of S Rank (Query): 1 of 125 slip surfaces
Exit: (234.39007, 60.652674) �
Entry: (172.7, 70) �
Radius: 363.47267 �
Center: (257.79622, 423.37093) �

Slip Slices
X (�) Y (�) PWP

(psf)
Base Normal Stress

(psf)
Fric�onal Strength

(psf)
Cohesive Strength

(psf)
Slice 1 173.71042 69.759731 0 17.436125 10.066751 0
Slice 2 175.73125 69.285282 0 51.568515 29.773096 0
Slice 3 177.75208 68.822987 0 84.277495 48.657635 0
Slice 4 179.77292 68.372797 0 115.60841 66.746548 0
Slice 5 181.79375 67.934666 0 145.60565 84.065464 0
Slice 6 183.81458 67.50855 0 174.31107 100.63854 0
Slice 7 185.83542 67.094407 0 201.76257 116.48767 0
Slice 8 187.85625 66.692193 0 227.99297 131.6318 0
Slice 9 189.87708 66.30187 0 253.02906 146.0864 0
Slice
10 191.89792 65.923397 0 276.89083 159.863 0

Slice
11 193.91875 65.556738 0 299.59103 172.96896 0

Slice
12 195.93958 65.201855 0 321.13492 185.40733 0

Slice
13 197.96042 64.858715 0 341.52028 197.17683 0

Slice
14 199.98125 64.527283 0 360.73767 208.27199 0

Slice
15 202.00208 64.207527 0 378.77088 218.68347 0

Slice
16 204.02292 63.899416 0 395.5977 228.39844 0

Slice
17 206.04375 63.60292 0 411.19081 237.40112 0

Slice
18 208.06458 63.31801 0 425.51891 245.67345 0

Slice
19 210.08542 63.044659 0 438.548 253.1958 0

Slice
20 212.10625 62.78284 0 450.24277 259.94779 0

Slice
21 214.12708 62.532529 0 460.56811 265.90912 0

Slice
22 216.14792 62.293701 0 469.49056 271.0605 0

Slice
23 218.16875 62.066333 0 476.97982 275.38443 0

Slice
24 220.18958 61.850405 0 483.01015 278.86604 0
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Slice
25

222.29917 61.637436 0 447.27358 258.23352 0

Slice
26 224.49752 61.428449 0 369.5703 213.37151 0

Slice
27 226.69586 61.232929 0 290.12889 167.506 0

Slice
28 228.89421 61.050852 0 209.04549 120.69247 0

Slice
29 231.09255 60.882198 0 126.42247 72.990048 0

Slice
30 233.2909 60.726949 0 42.362792 24.458169 0
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17652 - Artoush Fanaiyan
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Seismic
Report generated using GeoStudio 2012. Copyright © 1991-2016 GEO-SLOPE Interna� onal Ltd.

File Informa�on
File Version: 8.15
Title: 17652 - Fanaiyan
Created By: Ma.  McGinnis
Last Edited By: Ma� McGinnis
Revision Number: 11
Date: 1/4/2021
Time: 11:35:01 AM
Tool Version: 8.15.6.13446
File Name: 17652 Slope Stability - Post Construc�on.gsz
Directory: C:\Users\Ma�M\OneDrive - Geotech Consultants\Slope Stability Analysis\17652 Fanaiyan\
Last Solved Date: 1/5/2021
Last Solved Time: 7:44:16 AM

Project Se�ngs
Length(L) Units: Feet
Time(t) Units: Seconds
Force(F) Units: Pounds
Pressure(p) Units: psf
Strength Units: psf
Unit Weight of Water: 62.4 pcf
View: 2D
Element Thickness: 1

Analysis Se�ngs
Seismic

Kind: SLOPE/W
Method: Morgenstern-Price
Se�ngs

Side Func�on
Interslice force func�on op�on: Half-Sine

PWP Condi� ons Source: (none)
Slip Surface

Direc�on of movement: Le� to Right
Use Passive Mode: No
Slip Surface Op�on: Entry and Exit
Cri�cal slip surfaces saved: 1
Resis�ng Side Maximum Convex Angle: 1 °
Driving Side Maximum Convex Angle: 5 °
Op� mize Cri�cal Slip Surface Loca�on: No
Tension Crack

Tension Crack Op�on: (none)
F of S Distribu�on

F of S Calcula�on Op�on: Constant
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Advanced
Number of Slices: 30
F of S Tolerance: 0.001
Minimum Slip Surface Depth: 0.1 �
Search Method: Root Finder
Tolerable difference between star�ng and converged F of S: 3
Maximum itera�ons to calculate converged lambda: 20
Max Absolute Lambda: 2

Materials
Fill

Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 28 °
Phi-B: 0 °

Loose SM
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 30 °
Phi-B: 0 °

Glacial Till
Model: Mohr-Coulomb
Unit Weight: 135 pcf
Cohesion': 100 psf
Phi': 40 °
Phi-B: 0 °

Slip Surface Entry and Exit
Le� Projec�on: Range
Le�-Zone Le� Coordinate: (159, 71.083) �
Le�-Zone Right Coordinate: (172.7, 70) �
Le�-Zone Increment: 4
Right Projec�on: Range
Right-Zone Le� Coordinate: (228.6, 63) �
Right-Zone Right Coordinate: (252.5541, 56.10492) �
Right-Zone Increment: 4
Radius Increments: 4

Slip Surface Limits
Le� Coordinate: (0, 112) �
Right Coordinate: (253, 56) �

Seismic Coefficients
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Horz Seismic Coef.: 0.25

Points
X (�) Y (�)

Point 1 0 112
Point 2 16.9 110
Point 3 33.7 102
Point 4 48.4 100
Point 5 86.4 88
Point 6 107.4 88
Point 7 124.3 88
Point 8 130 80
Point 9 141.1 76
Point 10 147.4 72
Point 11 172.7 70
Point 12 187.5 80
Point 13 193.8 82
Point 14 202.2 82
Point 15 206.4 82
Point 16 221.2 66
Point 17 236 60
Point 18 253 56
Point 19 141.1 74
Point 20 141.1 67.5
Point 21 141.1 66.5
Point 22 172.7 67
Point 23 172.7 56
Point 24 0 108
Point 25 0 107
Point 26 0 56
Point 27 210 80
Point 28 117 88
Point 29 117 75
Point 30 117 80.16819
Point 31 137.19286 75
Point 32 142.675 75

Regions
Material Points Area (�²)

Region 1 Fill 5,30,28,6 119.83
Region 2 Loose SM 1,24,20,22,17,16,11,10,19,31,29,30,5,4,3,2 1,052.3
Region 3 Glacial Till 24,25,26,23,18,17,22,20 5,344.2
Region 4 Fill 19,10,32,31 7.4661

Current Slip Surface
Slip Surface: 106
F of S: 1.435
Volume: 159.04415 �³
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Weight: 18,290.077 lbs
Resis�ng Moment: 3,673,005 lbs-�
Ac�va�ng Moment: 2,560,196.8 lbs-�
Resis�ng Force: 10,002.651 lbs
Ac�va�ng Force: 6,971.1576 lbs
F of S Rank (Analysis): 1 of 125 slip surfaces
F of S Rank (Query): 1 of 125 slip surfaces
Exit: (234.39007, 60.652674) �
Entry: (172.7, 70) �
Radius: 363.47267 �
Center: (257.79622, 423.37093) �

Slip Slices
X (�) Y (�) PWP

(psf)
Base Normal Stress

(psf)
Fric�onal Strength

(psf)
Cohesive Strength

(psf)
Slice 1 173.71042 69.759731 0 16.317513 9.4209205 0
Slice 2 175.73125 69.285282 0 47.85611 27.629738 0
Slice 3 177.75208 68.822987 0 77.531579 44.762878 0
Slice 4 179.77292 68.372797 0 105.52097 60.922562 0
Slice 5 181.79375 67.934666 0 132.01826 76.22078 0
Slice 6 183.81458 67.50855 0 157.2296 90.776552 0
Slice 7 185.83542 67.094407 0 181.36751 104.71258 0
Slice 8 187.85625 66.692193 0 204.64368 118.15109 0
Slice 9 189.87708 66.30187 0 227.26012 131.20869 0
Slice
10 191.89792 65.923397 0 249.39853 143.99031 0

Slice
11 193.91875 65.556738 0 271.20831 156.58219 0

Slice
12 195.93958 65.201855 0 292.79372 169.04454 0

Slice
13 197.96042 64.858715 0 314.20162 181.40439 0

Slice
14 199.98125 64.527283 0 335.411 193.64963 0

Slice
15 202.00208 64.207527 0 356.32653 205.72522 0

Slice
16 204.02292 63.899416 0 376.77756 217.53263 0

Slice
17 206.04375 63.60292 0 396.52403 228.93326 0

Slice
18 208.06458 63.31801 0 415.26988 239.75618 0

Slice
19 210.08542 63.044659 0 432.68348 249.80992 0

Slice
20 212.10625 62.78284 0 448.42346 258.89741 0

Slice
21 214.12708 62.532529 0 462.1673 266.83242 0

Slice
22 216.14792 62.293701 0 473.63924 273.45574 0

Slice
23 218.16875 62.066333 0 482.63395 278.64884 0

Slice
24 220.18958 61.850405 0 489.03272 282.34317 0
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Slice
25

222.29917 61.637436 0 452.68067 261.35531 0

Slice
26 224.49752 61.428449 0 373.511 215.64667 0

Slice
27 226.69586 61.232929 0 292.21271 168.70909 0

Slice
28 228.89421 61.050852 0 209.46421 120.93422 0

Slice
29 231.09255 60.882198 0 125.86688 72.669277 0

Slice
30 233.2909 60.726949 0 41.902919 24.192662 0
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Kirkland | Tacoma | Mount Vernon 
425-827-7701 | www.aesgeo.com 

 
 
April 12, 2021 
Project No. 20210084E001 
 
 
City of Kirkland 
123 Fifth Avenue 
Kirkland, Washington 98033 
 
Attention: Ms. Jennifer Anderer, Planner 
 
Subject: Geotechnical Peer Review 
 Fanaiyan Goat Hill House 2 (SAR19-00591) 
 11662 91st Place NE 
 Parcel No. 3754500040 
 Kirkland, Washington 
 
 
Dear Ms. Anderer: 
 
At your request, Associated Earth Sciences, Inc. (AESI) recently reviewed geotechnical 
documents, prepared by Geotech Consultants, Inc. (GCI), for the proposed new residence. 
Specifically, we reviewed the following: 
 

• GCI, “Geotechnical Engineering Study, Proposed New Residence, Vacant Lot, 116xx - 91st 
Place Northeast, Parcel #375450040, Kirkland, Washington,” dated December 21, 2017. 

• GCI, “Addendum to Geotechnical Engineering Study - Temporary Shoring Considerations, 
Proposed New Residence, Vacant Lot, 116xx – 91st Place Northeast, Parcel #375450040, 
Kirkland, Washington,” dated February 15, 2018. 

• GCI, “Geotechnical Addendum to Address Kirkland Zoning Code Chapter 85.15, Proposed 
New Residence, Vacant Lot, 116xx - 91st Place Northeast, Parcel #375450040, Kirkland, 
Washington,” dated January 6, 2021. 

• Project plans, including: 

o Architectural Sheets A 00 through A 10, A 10A, and A 11 through A 19, ZK 
Architecture, dated August 25, 2020 (Sheet A 02 dated December 19, 2019, and 
Sheets A 03, A 05, A 09, A 10A, and A 12 through A 14 dated January 20, 2020). 

o Civil Sheets 1 through 4, Site Development Services, dated November 20, 2020. 
o Structural Sheets S-1 through S-3, Pitzer and Associates, PLLC, dated October 20, 

2020. 

• City of Kirkland GIS map showing geologically critical areas for the site and vicinity. 
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Fanaiyan Goat Hill House 2 (SAR19-00591) 
Kirkland, Washington Geotechnical Peer Review 
 

 
April 12, 2021 ASSOCIATED EARTH SCIENCES, INC. 
JPL/ms - 20210084E001-002 Page 2 

AESI was requested to provide third-party peer review of the project as detailed in Chapter 85 - 
“Critical Areas:  Geologically Hazardous Areas,” Subsection 85.20.2 of the Kirkland Zoning Code 
(KZC). The review was requested due to the location of the subject site containing moderate and 
high landslide hazard areas, as well as the subject site lying chiefly within a high liquefaction 
hazard area, as defined by Chapter 5 of the KZC. 
 
The scope of our review was limited to an evaluation of the report with respect to compliance 
with Subsections 85.15 and 85.22 of the KZC and our proposal, dated February 26, 2021. 
 
SITE AND PROJECT DESCRIPTION 
 
The site consists of a 0.13-acre residential property located at 11662 91st Place NE in Kirkland, 
Washington. The site is currently a vacant lot bounded to the north and south by developed single-
family residential properties, to the west by the right-of-way for 91st Place NE, and to the east by 
the right-of-way for Rainier Avenue (per site survey). Site grades, in general, slope downward to 
the east, with steeply sloping, undulating terrain across the site and western and eastern high 
points surrounding a centrally located low. Total elevation change across the site is roughly 
28 feet. 
 
GCI advanced two test pit explorations, designated TP-1 and TP-2, to respective depths of 9.5 feet 
and 9.0 feet below the ground surface. GCI encountered 2 feet of fill in test pit TP-1 and 1 foot of 
fill in test pit TP-2. Test pit TP-1 was terminated in dense glacial till soils, encountered at a depth 
of 8.5 feet below the ground surface, while TP-2 did not encounter dense soils to the depth 
explored. Groundwater seepage was not encountered, but elevated moisture content of the soil 
was noted at 8 feet below the ground surface in TP-1 and below 5 feet below the ground surface 
in TP-2. GCI stated that the steeply sloping ground leading up the high points at the west and east 
sides of the site is composed of fill, and concluded that the areas of the site greater than 40 
percent in slope qualify as a “high landslide hazard.” GCI also concluded that the dense soil 
underlying the site (as encountered in TP-1) is “not susceptible to seismic liquefaction under the 
ground motions of the Maximum Considered Earthquake (MCE).” 
 
REVIEW COMMENTS 
 
AESI reviewed the aforementioned geotechnical engineering documents to determine if they 
meet the criteria specified within KZC Subsections 85.15.2, 85.15.3, and 85.15.4. These 
subsections detail the requirements for a geotechnical report to be submitted for proposed 
development in Geologically Hazardous Areas. In our opinion, the submitted geotechnical report 
and associated addenda generally meet the requirements of the KZC with a few exceptions. 
 
Report Requirements 
 
The GCI report or associated addenda do not fully comply with the report requirements outlined 
in Subsections 85.15.3 and 85.15.4: 
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Fanaiyan Goat Hill House 2 (SAR19-00591) 
Kirkland, Washington Geotechnical Peer Review 
 

 
April 12, 2021 ASSOCIATED EARTH SCIENCES, INC. 
JPL/ms - 20210084E001-002 Page 3 

1. In their January 6, 2021 addendum, GCI provided a slope stability analysis, as required by 
KZC Section 85.15.3(i). Based on our review of the provided documentation, the scope of 
this analysis is limited to the eastern portion of the site, assumes the removal of the 
steeply sloping eastern fill material, and assumes the placement of a soldier pile wall 
(described in the GCI February 15, 2018 addendum) along the west side of the proposed 
building footprint. Our review of the above-mentioned project plans indicates neither the 
removal of the steeply sloping eastern fill pile, nor the placement of a soldier pile wall 
along the building footprint, to be completed as part of the proposed project. We 
recommend that GCI provide the required slope stability analysis, for both the eastern 
and western steeply sloping portions of the site, under the proposed conditions as shown 
in the project plans. 

2. The subject site lies primarily within a City of Kirkland-mapped high liquefaction hazard 
area. KZC Section 85.15.3(k) requires an: “estimate of the magnitude of seismically 
induced settlement that could occur during a seismic event for any project involving 
development within a seismic hazard area.” As mentioned above, GCI stated that “The 
dense soils underlying the site are not susceptible to seismic liquefaction under the 
Maximum Considered Earthquake (MCE), which has a 2 percent probability of occurring 
in 50 years.” However, no analysis was included showing an estimate of seismically 
induced settlement for the subject site based on a code-required peak horizontal ground 
acceleration using the above-mentioned MCE, as defined in the current version of the 
International Building Code (IBC). In addition, in test pit TP-2 GCI identified loose to 
medium dense granular soils in a very moist to wet condition. We suggest that GCI 
advance deeper explorations to verify the extent of looser, wet soils which could be 
potentially liquefiable and complete the code-required liquefaction analysis or, as 
provided in KZC 85.15.3(k), demonstrate that “construction methods will mitigate the risk 
of seismically induced settlement such that there will be no significant impacts to life, 
health, safety and property.” 

3. The above-mentioned project plans indicate that a sanitary sewer service is to extend 
eastward from the planned residence, through the existing eastern “fill pile” (as described 
in the GCI December 21, 2017 report), to an existing cleanout near the northeast corner 
of the property. We recommend that GCI comment on the potential of fill settlement 
along this side sewer alignment, the potential impact to the side sewer pipe, and 
recommendations for the mitigation of this settlement, if warranted. 

4. Section 85.15.4c of the KZC requires the inclusion of “compaction and fill material 
requirements, use of site solids as fill or backfill, imported fill or backfill requirements, 
height and inclination of both cut and fill slopes and erosion control and wet weather 
construction considerations and/or limitations.” Page 8 of the December 21, 2017 GCI 
report references a section called “General Earthwork and Structural Fill”, but our review 
indicated that this section was not present, and a compaction specification is not 
provided. In accordance with KZC, we recommend that the GCI report be revised to 
include a compaction specification for structural fill. 
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June 24, 2021 

JN 17652 

GEOTECH CONSULTANTS, INC. 

Artoush Fanaiyan 
P.O. Box 133 
Bellevue, Washington  98009 
via email: artoush76@yahoo.com 

Subject: Geotechnical Response to April 12, 2021 Geotechnical Peer Review Letter
Proposed New Residence 
Vacant Lot 
11662 – 91st Place Northeast 
Parcel #375450040 
Kirkland, Washington 

Dear Mr. Fanaiyan: 

This letter and the associated attachments are intended to respond to the comments raised by 
AESI in their April 12, 2021 Geotechnical Peer Review letter.    

Comment 1: The slope stability analyses conducted previously did not consider any stabilizing 
effect from the installation of soldier piles. Even so, in order to respond to this comment from AESI, 
we completed additional slope stability analyses that: 1) accounted for the fact that soldier pile 
shoring would not be needed, and the planned foundation walls along the west and north sides of 
the basement will be backfilled against the existing steep slopes, and 2) considered the likelihood 
that the pile of existing fill located to the east of the house could remain in its current configuration.  
The results of these analyses, which considered both static and seismic conditions (under the 
Maximum Considered Earthquake) are attached to this response letter. 

Our analyses confirmed our previous conclusions that the new pile-supported structure would: 1) 
provide long-term stability for the steep manmade fill slopes that currently exist along the west and 
north sides of the site, and 2) be protected against potential damage from foreseeable instability on 
the fill pile and short slope that exists to the east of the planned house.   

Comment 2: The site is known to be underlain by glacially-compressed, non-liquefiable soils that 
will support all of the foundations for this project.  This satisfies the requirements of KZC 85.15.3(k) 
that “there will be no significant impacts to life, health, safety and property.” 

The moisture contents of the loose soils above the glacially-compressed materials were elevated in 
our test pits, but no indications of seepage were observed.  It is possible that a thin perched 
groundwater table is present above the glacially-compressed soils during extended wet weather.  
However, even if this is the case, the potential for seismic liquefaction to occur with a thin saturated 
soil layer is very low, as there is a short drainage path for excess pore water dissipation to the 
unsaturated soil.   Considering this, and the fact that the any ground settlement will not adversely-
impact the pile-supported structure, any potential ground settlement will not cause a life-safety risk 
for the constructed project.   

SAR19-00591 - ATTACHMENT 8

mailto:artoush76@yahoo.com


Artoush Fanaiyan JN 17652 
June 24, 2021 Page 2 

GEOTECH CONSULTANTS, INC. 

The installation of all piles will be monitored by the geotechnical engineer of record, verifying that 
they are driven into dense, non-liquefiable soils.  As such, conducting additional explorations on the 
site is not needed, and would not yield a safer project.   

Comment 3: The conditions that will be encountered in the installation of the eastern side sewer 
will only become evident once the excavation for this utility is underway.  If soil remains beneath the 
pipe, the pipe could undergo settlement that may eventually cause separation of joints in the pipe, 
or other problems.  This is certainly a risk common for any utilities installed around structures on 
any project, particularly those where extensive excavation and backfilling has occurred.   

For this project, if soft soils remain underneath the planned pipe once the excavation is completed, 
these could be excavated and replaced with imported structural fill, such as crushed rock.  An 
alternative would be to install the pipe using High Density Polyethylene (HDPE) pipe, which can 
tolerate large amounts of settlement without joints being pulled apart.   

Comment 4: The following section was inadvertently left out of our 2017 Geotechnical Engineering 
Study.   

GENERAL EARTHWORK AND STRUCTURAL FILL 

All building and pavement areas should be stripped of surface vegetation, topsoil, organic soil, and 
other deleterious material. The stripped or removed materials should not be mixed with any 
materials to be used as structural fill, but they could be used in non-structural areas, such as 
landscape beds. 

Structural fill is defined as any fill, including utility backfill, placed under, or close to, a building, or in 
other areas where the underlying soil needs to support loads. All structural fill should be placed in 
horizontal lifts with a moisture content at, or near, the optimum moisture content. The optimum 
moisture content is that moisture content that results in the greatest compacted dry density. The 
moisture content of fill is very important and must be closely controlled during the filling and 
compaction process.  

The allowable thickness of the fill lift will depend on the material type selected, the compaction 
equipment used, and the number of passes made to compact the lift. The loose lift thickness should 
not exceed 12 inches, but should be thinner if small, hand-operated compactors are used. We 
recommend testing structural fill as it is placed. If the fill is not sufficiently compacted, it should be 
recompacted before another lift is placed. This eliminates the need to remove the fill to achieve the 
required compaction. The following table presents recommended levels of relative compaction for 
compacted fill: 

LOCATION OF FILL 
PLACEMENT 

MINIMUM RELATIVE 
COMPACTION 

Beneath slabs or 
walkways 

95% 

Behind retaining walls 90% 

Beneath pavements 
95% for upper 12 inches of 
subgrade; 90% below that 

level 
Where: Minimum Relative Compaction is the ratio, expressed in 
percentages, of the compacted dry density to the maximum dry 
density, as determined in accordance with ASTM Test 
Designation D 1557-91 (Modified Proctor). 
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GEOTECH CONSULTANTS, INC. 

Structural fill that will be placed in wet weather should consist of a coarse, granular soil with a silt or 
clay content of no more than 5 percent. The percentage of particles passing the No. 200 sieve 
should be measured from that portion of soil passing the three-quarter-inch sieve.  

Considering the lack of space on the site outside of the planned work area, it is unlikely that much, 
if any, of the excavated soil will be stockpiled for reuse.  If some of the non-organic existing soil can 
be stockpiled, it could be reused as compacted fill beneath the planned structural slabs and/or pile-
supported foundations if it is placed in dry weather.   

Comment 5: The following notes regarding the 4-inch pipe piles are provided at the bottom of 
Sheet S-3 of the October 20, 2020 structural drawings.   

These notes indicate that the design capacity is to be “as described in geotechnical report”.  Our 
report recommends an allowable design capacity of 10 tons.   

The Foundation Plan shows a substantial number of piles supporting the residence, including the 
front entry, as well as structural floor slabs for the garage and basement spaces.  This foundation 
design appears appropriate for the expected site conditions and the planned construction.   

Please contact us if you have any questions regarding this letter, or if we can be of further 
assistance. 

Respectfully submitted, 

GEOTECH CONSULTANTS, INC. 

06/24/2021 
Marc R. McGinnis, P.E. 
Principal 

Attachments: Updated Slope Stability Analyses 

MKM/MRM:kg 
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Static
Report generated using GeoStudio 2012. Copyright © 1991-2016 GEO-SLOPE International Ltd.

File Information
File Version: 8.15
Title: 17652 - Fanaiyan
Created By: Matt McGinnis
Last Edited By: Adam Moyer
Revision Number: 20
Date: 6/23/2021
Time: 12:31:01 PM
Tool Version: 8.15.6.13446
File Name: 17652 Slope Stability - Developed Condition.gsz
Directory: C:\Users\AdamM\Geotech Consultants\Shared Documents - Documents\2017 Jobs\17652 Fanaiyan (91st Place
NE) (MRM)\
Last Solved Date: 6/23/2021
Last Solved Time: 12:31:02 PM

Project Settings
Length(L) Units: Feet
Time(t) Units: Seconds
Force(F) Units: Pounds
Pressure(p) Units: psf
Strength Units: psf
Unit Weight of Water: 62.4 pcf
View: 2D
Element Thickness: 1

Analysis Settings

Static
Kind: SLOPE/W
Method: Morgenstern-Price
Settings

Side Function
Interslice force function option: Half-Sine

PWP Conditions Source: (none)
Slip Surface

Direction of movement: Left to Right
Use Passive Mode: No
Slip Surface Option: Entry and Exit
Critical slip surfaces saved: 1
Resisting Side Maximum Convex Angle: 1 °
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Driving Side Maximum Convex Angle: 5 °
Optimize Critical Slip Surface Location: No
Tension Crack

Tension Crack Option: (none)
F of S Distribution

F of S Calculation Option: Constant
Advanced

Number of Slices: 30
F of S Tolerance: 0.001
Minimum Slip Surface Depth: 0.1 ft
Search Method: Root Finder
Tolerable difference between starting and converged F of S: 3
Maximum iterations to calculate converged lambda: 20
Max Absolute Lambda: 2

Materials

Existing Fill
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 28 °
Phi-B: 0 °

Loose SM
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 30 °
Phi-B: 0 °

Glacial Till
Model: Mohr-Coulomb
Unit Weight: 135 pcf
Cohesion': 100 psf
Phi': 40 °
Phi-B: 0 °

New Compacted Fill
Model: Mohr-Coulomb
Unit Weight: 130 pcf
Cohesion': 0 psf
Phi': 32 °
Phi-B: 0 °

Slip Surface Entry and Exit

SAR19-00591 - ATTACHMENT 8



Static

file:///C/...20stability%20-%20developed%20condition%20-%20eastern%20downslope%20end%20of%20site%20-%20static%20report.html[6/23/2021 1:16:31 PM]

Left Projection: Range
Left-Zone Left Coordinate: (162, 70.84585) ft
Left-Zone Right Coordinate: (172.7, 70) ft
Left-Zone Increment: 10
Right Projection: Range
Right-Zone Left Coordinate: (221.2, 66) ft
Right-Zone Right Coordinate: (280, 56) ft
Right-Zone Increment: 10
Radius Increments: 10

Slip Surface Limits
Left Coordinate: (0, 112) ft
Right Coordinate: (280, 56) ft

Seismic Coefficients
Horz Seismic Coef.: 0

Points
X (ft) Y (ft)

Point 1 0 112
Point 2 16.9 110
Point 3 33.7 102
Point 4 48.4 100
Point 5 86.4 88
Point 6 107.4 88
Point 7 124.3 88
Point 8 130 80
Point 9 141.1 76
Point 10 147.4 72
Point 11 172.7 70
Point 12 187.5 80
Point 13 193.8 82
Point 14 202.2 82
Point 15 206.4 82
Point 16 221.2 66
Point 17 236 60
Point 18 253 56
Point 19 141.1 74
Point 20 141.1 67.5
Point 21 141.1 66.5
Point 22 172.7 61
Point 23 172.7 56
Point 24 0 108
Point 25 0 107
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Point 26 0 56
Point 27 210 80
Point 28 138 88
Point 29 138 77.5
Point 30 162 77.5
Point 31 162 70.84585
Point 32 280 56
Point 33 280 50
Point 34 0 50

Regions
Material Points Area (ft²)

Region 1 Existing Fill 5,19,10,9,8,7,6 255.4
Region 2 Existing Fill 11,12,13,14,15,27,16 464.7
Region 3 Loose SM 1,24,20,22,17,16,11,31,10,19,5,4,3,2 1,389.2
Region 4 New Compacted Fill 7,28,29,30,31,10,9,8 212.03
Region 5 Glacial Till 24,20,22,17,18,32,33,34,26,25 6,739.5

Current Slip Surface
Slip Surface: 89
F of S: 3.904
Volume: 727.89155 ft³
Weight: 84,100.538 lbs
Resisting Moment: 32,357,976 lbs-ft
Activating Moment: 8,288,245.1 lbs-ft
Resisting Force: 51,862.9 lbs
Activating Force: 13,284.22 lbs
F of S Rank (Analysis): 1 of 1,331 slip surfaces
F of S Rank (Query): 1 of 1,331 slip surfaces
Exit: (246.72158, 57.477276) ft
Entry: (162, 70.84585) ft
Radius: 616.08795 ft
Center: (300.15484, 671.24372) ft

Slip Slices
X (ft) Y (ft) PWP

(psf)
Base Normal Stress

(psf)
Frictional Strength

(psf)
Cohesive Strength

(psf)
Slice 1 163.3375 70.541218 0 22.098194 12.758398 0
Slice 2 166.0125 69.93821 0 65.53569 37.837048 0
Slice 3 168.6875 69.347694 0 107.50962 62.07071 0
Slice 4 171.3625 68.769634 0 148.06254 85.483947 0
Slice 5 174.18 68.174557 0 313.21871 180.8369 0
Slice 6 177.14 67.563813 0 602.85318 348.05744 0
Slice 7 180.1 66.968186 0 890.99282 514.41494 0
Slice 8 183.06 66.387631 0 1,177.9288 680.07752 0
Slice 9 186.02 65.822105 0 1,463.9266 845.19839 0
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Slice
10 189.075 65.254391 0 1,695.5024 978.89878 0

Slice
11 192.225 64.685436 0 1,872.6163 1,081.1555 0

Slice
12 195.2 64.163145 0 1,989.5597 1,148.6728 0

Slice
13 198 63.68571 0 2,046.1686 1,181.356 0

Slice
14 200.8 63.221545 0 2,101.8043 1,213.4773 0

Slice
15 204.3 62.662015 0 2,169.6081 1,252.6238 0

Slice
16 208.2 62.059548 0 2,130.8461 1,230.2446 0

Slice
17 211.4 61.584029 0 1,879.4378 1,085.0939 0

Slice
18 214.2 61.182962 0 1,533.5396 885.3895 0

Slice
19 217 60.795002 0 1,184.9787 684.14775 0

Slice
20 219.8 60.420122 0 833.80795 481.39924 0

Slice
21 222.68756 60.047407 0 614.81572 515.89164 100

Slice
22 225.65323 59.678798 0 526.36522 441.67286 100

Slice
23 228.60945 59.325912 0 435.83094 365.70558 100

Slice
24 231.56567 58.987503 0 343.07029 287.87015 100

Slice
25 234.52189 58.663548 0 248.2465 208.30355 100

Slice
26 237.3402 58.367821 0 176.12918 147.78993 100

Slice
27 240.02059 58.099022 0 126.93676 106.51259 100

Slice
28 242.70099 57.842054 0 76.260967 63.990549 100

Slice
29 245.38138 57.596901 0 24.177934 20.287696 100
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Seismic
Report generated using GeoStudio 2012. Copyright © 1991-2016 GEO-SLOPE International Ltd.

File Information
File Version: 8.15
Title: 17652 - Fanaiyan
Created By: Matt McGinnis
Last Edited By: Adam Moyer
Revision Number: 20
Date: 6/23/2021
Time: 12:31:01 PM
Tool Version: 8.15.6.13446
File Name: 17652 Slope Stability - Developed Condition.gsz
Directory: C:\Users\AdamM\Geotech Consultants\Shared Documents - Documents\2017 Jobs\17652 Fanaiyan (91st Place
NE) (MRM)\
Last Solved Date: 6/23/2021
Last Solved Time: 12:31:04 PM

Project Settings
Length(L) Units: Feet
Time(t) Units: Seconds
Force(F) Units: Pounds
Pressure(p) Units: psf
Strength Units: psf
Unit Weight of Water: 62.4 pcf
View: 2D
Element Thickness: 1

Analysis Settings

Seismic
Kind: SLOPE/W
Method: Morgenstern-Price
Settings

Side Function
Interslice force function option: Half-Sine

PWP Conditions Source: (none)
Slip Surface

Direction of movement: Left to Right
Use Passive Mode: No
Slip Surface Option: Entry and Exit
Critical slip surfaces saved: 1
Resisting Side Maximum Convex Angle: 1 °
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Driving Side Maximum Convex Angle: 5 °
Optimize Critical Slip Surface Location: No
Tension Crack

Tension Crack Option: (none)
F of S Distribution

F of S Calculation Option: Constant
Advanced

Number of Slices: 30
F of S Tolerance: 0.001
Minimum Slip Surface Depth: 0.1 ft
Search Method: Root Finder
Tolerable difference between starting and converged F of S: 3
Maximum iterations to calculate converged lambda: 20
Max Absolute Lambda: 2

Materials

Existing Fill
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 28 °
Phi-B: 0 °

Loose SM
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 30 °
Phi-B: 0 °

Glacial Till
Model: Mohr-Coulomb
Unit Weight: 135 pcf
Cohesion': 100 psf
Phi': 40 °
Phi-B: 0 °

New Compacted Fill
Model: Mohr-Coulomb
Unit Weight: 130 pcf
Cohesion': 0 psf
Phi': 32 °
Phi-B: 0 °

Slip Surface Entry and Exit
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Left Projection: Range
Left-Zone Left Coordinate: (162, 71.083) ft
Left-Zone Right Coordinate: (172.7, 70) ft
Left-Zone Increment: 10
Right Projection: Range
Right-Zone Left Coordinate: (221.2, 66) ft
Right-Zone Right Coordinate: (280, 56) ft
Right-Zone Increment: 10
Radius Increments: 10

Slip Surface Limits
Left Coordinate: (0, 112) ft
Right Coordinate: (280, 56) ft

Seismic Coefficients
Horz Seismic Coef.: 0.25

Points
X (ft) Y (ft)

Point 1 0 112
Point 2 16.9 110
Point 3 33.7 102
Point 4 48.4 100
Point 5 86.4 88
Point 6 107.4 88
Point 7 124.3 88
Point 8 130 80
Point 9 141.1 76
Point 10 147.4 72
Point 11 172.7 70
Point 12 187.5 80
Point 13 193.8 82
Point 14 202.2 82
Point 15 206.4 82
Point 16 221.2 66
Point 17 236 60
Point 18 253 56
Point 19 141.1 74
Point 20 141.1 67.5
Point 21 141.1 66.5
Point 22 172.7 61
Point 23 172.7 56
Point 24 0 108
Point 25 0 107
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Point 26 0 56
Point 27 210 80
Point 28 138 88
Point 29 138 77.5
Point 30 162 77.5
Point 31 162 70.84585
Point 32 280 56
Point 33 280 50
Point 34 0 50

Regions
Material Points Area (ft²)

Region 1 Existing Fill 5,19,10,9,8,7,6 255.4
Region 2 Existing Fill 11,12,13,14,15,27,16 464.7
Region 3 Loose SM 1,24,20,22,17,16,11,31,10,19,5,4,3,2 1,389.2
Region 4 New Compacted Fill 7,28,29,30,31,10,9,8 212.03
Region 5 Glacial Till 24,20,22,17,18,32,33,34,26,25 6,739.5

Current Slip Surface
Slip Surface: 1,224
F of S: 1.750
Volume: 712.56808 ft³
Weight: 81,945.329 lbs
Resisting Moment: 3,251,141 lbs-ft
Activating Moment: 1,857,432 lbs-ft
Resisting Force: 46,187.765 lbs
Activating Force: 26,387.631 lbs
F of S Rank (Analysis): 1 of 1,331 slip surfaces
F of S Rank (Query): 1 of 1,331 slip surfaces
Exit: (226.80068, 63.729455) ft
Entry: (172.7, 70) ft
Radius: 69.246118 ft
Center: (207.08058, 130.10824) ft

Slip Slices
X (ft) Y (ft) PWP

(psf)
Base Normal Stress

(psf)
Frictional Strength

(psf)
Cohesive Strength

(psf)
Slice 1 173.625 69.489491 0 105.01013 60.627627 0
Slice 2 175.475 68.504415 0 296.38669 171.11893 0
Slice 3 177.325 67.589596 0 463.41912 267.55515 0
Slice 4 179.175 66.741988 0 613.28623 354.08097 0
Slice 5 181.025 65.958923 0 752.36792 434.37982 0
Slice 6 182.875 65.238062 0 886.58792 511.87178 0
Slice 7 184.725 64.577348 0 1,021.6737 589.86357 0
Slice 8 186.575 63.974979 0 1,163.3449 671.65751 0
Slice 9 188.55 63.396509 0 1,296.276 748.40529 0
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Slice
10 190.65 62.848351 0 1,429.4746 825.30755 0

Slice
11 192.75 62.369716 0 1,591.4917 918.84815 0

Slice
12 194.64 61.99416 0 1,741.3233 1,005.3535 0

Slice
13 196.32 61.708592 0 1,869.7403 1,079.4951 0

Slice
14 198 61.465322 0 2,018.6755 1,165.4828 0

Slice
15 199.68 61.263903 0 2,186.1009 1,262.146 0

Slice
16 201.36 61.103968 0 2,367.8375 1,367.0716 0

Slice
17 203.25 60.97615 0 2,580.201 1,489.6797 0

Slice
18 205.35 60.891717 0 2,811.019 1,622.9426 0

Slice
19 207.3 60.868317 0 2,936.8078 1,695.5668 0

Slice
20 209.1 60.897429 0 2,936.3208 1,695.2856 0

Slice
21 210.93333 60.975703 0 2,785.8608 1,608.4175 0

Slice
22 212.8 61.105079 0 2,472.9071 1,427.7336 0

Slice
23 214.66667 61.285317 0 2,095.4864 1,209.8296 0

Slice
24 216.53333 61.516819 0 1,672.3032 965.50468 0

Slice
25 218.4 61.800108 0 1,226.6394 708.20056 0

Slice
26 220.26667 62.135831 0 781.58638 451.24911 0

Slice
27 222.13345 62.524796 0 462.81883 267.20857 0

Slice
28 224.00034 62.967937 0 267.74543 154.5829 0

Slice
29 225.86723 63.466313 0 85.703043 49.480675 0
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Static
Report generated using GeoStudio 2012. Copyright © 1991-2016 GEO-SLOPE International Ltd.

File Information
File Version: 8.15
Title: 17652 - Fanaiyan
Created By: Matt McGinnis
Last Edited By: Adam Moyer
Revision Number: 35
Date: 6/23/2021
Time: 12:55:30 PM
Tool Version: 8.15.6.13446
File Name: 17652 Slope Stability - Developed Condition - Global Beneath Residence.gsz
Directory: C:\Users\AdamM\Geotech Consultants\Shared Documents - Documents\2017 Jobs\17652 Fanaiyan (91st Place
NE) (MRM)\
Last Solved Date: 6/23/2021
Last Solved Time: 12:55:32 PM

Project Settings
Length(L) Units: Feet
Time(t) Units: Seconds
Force(F) Units: Pounds
Pressure(p) Units: psf
Strength Units: psf
Unit Weight of Water: 62.4 pcf
View: 2D
Element Thickness: 1

Analysis Settings

Static
Kind: SLOPE/W
Method: Morgenstern-Price
Settings

Side Function
Interslice force function option: Half-Sine

PWP Conditions Source: (none)
Slip Surface

Direction of movement: Left to Right
Use Passive Mode: No
Slip Surface Option: Entry and Exit
Critical slip surfaces saved: 1
Resisting Side Maximum Convex Angle: 1 °

SAR19-00591 - ATTACHMENT 8



Static

file:///C/...2%20slope%20stability%20-%20developed%20condition%20-%20global%20beneath%20residence%20-%20static%20report.html[6/23/2021 1:17:27 PM]

Driving Side Maximum Convex Angle: 5 °
Optimize Critical Slip Surface Location: No
Tension Crack

Tension Crack Option: (none)
F of S Distribution

F of S Calculation Option: Constant
Advanced

Number of Slices: 30
F of S Tolerance: 0.001
Minimum Slip Surface Depth: 0.1 ft
Search Method: Root Finder
Tolerable difference between starting and converged F of S: 3
Maximum iterations to calculate converged lambda: 20
Max Absolute Lambda: 2

Materials

Existing Fill
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 28 °
Phi-B: 0 °

Loose SM
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 30 °
Phi-B: 0 °

Glacial Till
Model: Mohr-Coulomb
Unit Weight: 135 pcf
Cohesion': 100 psf
Phi': 40 °
Phi-B: 0 °

New Compacted Fill
Model: Mohr-Coulomb
Unit Weight: 130 pcf
Cohesion': 0 psf
Phi': 32 °
Phi-B: 0 °

Slip Surface Entry and Exit
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Left Projection: Range
Left-Zone Left Coordinate: (86.4, 88) ft
Left-Zone Right Coordinate: (117, 88) ft
Left-Zone Increment: 10
Right Projection: Range
Right-Zone Left Coordinate: (162, 70.84585) ft
Right-Zone Right Coordinate: (176.70503, 72.7061) ft
Right-Zone Increment: 10
Radius Increments: 10

Slip Surface Limits
Left Coordinate: (0, 112) ft
Right Coordinate: (280, 56) ft

Seismic Coefficients
Horz Seismic Coef.: 0

Points
X (ft) Y (ft)

Point 1 0 112
Point 2 16.9 110
Point 3 33.7 102
Point 4 48.4 100
Point 5 86.4 88
Point 6 107.4 88
Point 7 124.3 88
Point 8 130 80
Point 9 141.1 76
Point 10 147.4 72
Point 11 172.7 70
Point 12 187.5 80
Point 13 193.8 82
Point 14 202.2 82
Point 15 206.4 82
Point 16 221.2 66
Point 17 236 60
Point 18 253 56
Point 19 141.1 74
Point 20 141.1 67.5
Point 21 141.1 66.5
Point 22 172.7 61
Point 23 172.7 56
Point 24 0 108
Point 25 0 107
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Point 26 0 56
Point 27 210 80
Point 28 138 88
Point 29 138 77.5
Point 30 162 77.5
Point 31 162 70.84585
Point 32 280 56
Point 33 280 50
Point 34 0 50

Regions
Material Points Area (ft²)

Region 1 Existing Fill 5,19,10,9,8,7,6 255.4
Region 2 Existing Fill 11,12,13,14,15,27,16 464.7
Region 3 Loose SM 1,24,20,22,17,16,11,31,10,19,5,4,3,2 1,389.2
Region 4 New Compacted Fill 7,28,29,30,31,10,9,8 212.03
Region 5 Glacial Till 24,20,22,17,18,32,33,34,26,25 6,739.5

Current Slip Surface
Slip Surface: 1,288
F of S: 1.998
Volume: 523.61451 ft³
Weight: 63,396.048 lbs
Resisting Moment: 1,586,156.7 lbs-ft
Activating Moment: 793,904.2 lbs-ft
Resisting Force: 33,696.717 lbs
Activating Force: 16,865.082 lbs
F of S Rank (Analysis): 1 of 1,331 slip surfaces
F of S Rank (Query): 1 of 1,331 slip surfaces
Exit: (172.64951, 70.003991) ft
Entry: (117, 88) ft
Radius: 42.885722 ft
Center: (154.47672, 108.849) ft

Slip Slices
X (ft) Y (ft) PWP

(psf)
Base Normal Stress

(psf)
Frictional Strength

(psf)
Cohesive Strength

(psf)
Slice 1 117.9125 86.506654 0 115.36642 61.341414 0
Slice 2 119.7375 83.750312 0 331.82868 176.43644 0
Slice 3 121.5625 81.393397 0 518.89175 275.89964 0
Slice 4 123.3875 79.338172 0 685.62846 364.55512 0
Slice 5 124.35271 78.324853 0 771.05593 409.97771 0
Slice 6 125.33784 77.408662 0 853.81067 492.94782 0
Slice 7 127.20271 75.775555 0 1,029.637 594.4612 0
Slice 8 129.06757 74.32046 0 1,201.0618 693.43333 0
Slice 9 131 72.979785 0 1,364.8559 787.99994 0
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Slice
10 133 71.746429 0 1,522.9945 879.3013 0

Slice
11 135 70.657605 0 1,682.6727 971.49151 0

Slice
12 137 69.7012 0 1,844.8236 1,065.1094 0

Slice
13 138.775 68.949781 0 806.00225 465.34561 0

Slice
14 140.325 68.373822 0 906.36284 523.28883 0

Slice
15 142.15 67.787638 0 1,026.1048 592.42187 0

Slice
16 144.25 67.214513 0 1,165.1511 672.70029 0

Slice
17 146.35 66.753892 0 1,299.2437 750.11869 0

Slice
18 148.3125 66.418617 0 1,410.2796 814.22532 0

Slice
19 150.1375 66.193225 0 1,495.4969 863.42555 0

Slice
20 151.9625 66.046799 0 1,568.5739 905.61655 0

Slice
21 153.7875 65.978528 0 1,626.5574 939.09335 0

Slice
22 155.6125 65.988039 0 1,666.5012 962.15492 0

Slice
23 157.4375 66.075382 0 1,685.7057 973.24265 0

Slice
24 159.2625 66.241039 0 1,681.9789 971.09097 0

Slice
25 161.0875 66.485928 0 1,653.8861 954.87161 0

Slice
26 162.88746 66.805861 0 577.90901 333.65592 0

Slice
27 164.66238 67.200436 0 498.66412 287.90387 0

Slice
28 166.4373 67.675274 0 405.67788 234.21823 0

Slice
29 168.21222 68.233194 0 300.68949 173.60316 0

Slice
30 169.98714 68.877685 0 185.69357 107.21023 0

Slice
31 171.76205 69.613022 0 62.742231 36.224244 0
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Seismic
Report generated using GeoStudio 2012. Copyright © 1991-2016 GEO-SLOPE International Ltd.

File Information
File Version: 8.15
Title: 17652 - Fanaiyan
Created By: Matt McGinnis
Last Edited By: Adam Moyer
Revision Number: 35
Date: 6/23/2021
Time: 12:55:30 PM
Tool Version: 8.15.6.13446
File Name: 17652 Slope Stability - Developed Condition - Global Beneath Residence.gsz
Directory: C:\Users\AdamM\Geotech Consultants\Shared Documents - Documents\2017 Jobs\17652 Fanaiyan (91st Place
NE) (MRM)\
Last Solved Date: 6/23/2021
Last Solved Time: 12:55:33 PM

Project Settings
Length(L) Units: Feet
Time(t) Units: Seconds
Force(F) Units: Pounds
Pressure(p) Units: psf
Strength Units: psf
Unit Weight of Water: 62.4 pcf
View: 2D
Element Thickness: 1

Analysis Settings

Seismic
Kind: SLOPE/W
Method: Morgenstern-Price
Settings

Side Function
Interslice force function option: Half-Sine

PWP Conditions Source: (none)
Slip Surface

Direction of movement: Left to Right
Use Passive Mode: No
Slip Surface Option: Entry and Exit
Critical slip surfaces saved: 1
Resisting Side Maximum Convex Angle: 1 °
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Driving Side Maximum Convex Angle: 5 °
Optimize Critical Slip Surface Location: No
Tension Crack

Tension Crack Option: (none)
F of S Distribution

F of S Calculation Option: Constant
Advanced

Number of Slices: 30
F of S Tolerance: 0.001
Minimum Slip Surface Depth: 0.1 ft
Search Method: Root Finder
Tolerable difference between starting and converged F of S: 3
Maximum iterations to calculate converged lambda: 20
Max Absolute Lambda: 2

Materials

Existing Fill
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 28 °
Phi-B: 0 °

Loose SM
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 30 °
Phi-B: 0 °

Glacial Till
Model: Mohr-Coulomb
Unit Weight: 135 pcf
Cohesion': 100 psf
Phi': 40 °
Phi-B: 0 °

New Compacted Fill
Model: Mohr-Coulomb
Unit Weight: 130 pcf
Cohesion': 0 psf
Phi': 32 °
Phi-B: 0 °

Slip Surface Entry and Exit
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Left Projection: Range
Left-Zone Left Coordinate: (86.4, 88) ft
Left-Zone Right Coordinate: (117, 88) ft
Left-Zone Increment: 10
Right Projection: Range
Right-Zone Left Coordinate: (162, 70.84585) ft
Right-Zone Right Coordinate: (177.05342, 72.9415) ft
Right-Zone Increment: 10
Radius Increments: 10

Slip Surface Limits
Left Coordinate: (0, 112) ft
Right Coordinate: (280, 56) ft

Seismic Coefficients
Horz Seismic Coef.: 0.25

Points
X (ft) Y (ft)

Point 1 0 112
Point 2 16.9 110
Point 3 33.7 102
Point 4 48.4 100
Point 5 86.4 88
Point 6 107.4 88
Point 7 124.3 88
Point 8 130 80
Point 9 141.1 76
Point 10 147.4 72
Point 11 172.7 70
Point 12 187.5 80
Point 13 193.8 82
Point 14 202.2 82
Point 15 206.4 82
Point 16 221.2 66
Point 17 236 60
Point 18 253 56
Point 19 141.1 74
Point 20 141.1 67.5
Point 21 141.1 66.5
Point 22 172.7 61
Point 23 172.7 56
Point 24 0 108
Point 25 0 107
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Point 26 0 56
Point 27 210 80
Point 28 138 88
Point 29 138 77.5
Point 30 162 77.5
Point 31 162 70.84585
Point 32 280 56
Point 33 280 50
Point 34 0 50

Regions
Material Points Area (ft²)

Region 1 Existing Fill 5,19,10,9,8,7,6 255.4
Region 2 Existing Fill 11,12,13,14,15,27,16 464.7
Region 3 Loose SM 1,24,20,22,17,16,11,31,10,19,5,4,3,2 1,389.2
Region 4 New Compacted Fill 7,28,29,30,31,10,9,8 212.03
Region 5 Glacial Till 24,20,22,17,18,32,33,34,26,25 6,739.5

Current Slip Surface
Slip Surface: 1,288
F of S: 1.100
Volume: 472.3869 ft³
Weight: 57,504.873 lbs
Resisting Moment: 1,465,964.5 lbs-ft
Activating Moment: 1,332,641.4 lbs-ft
Resisting Force: 29,388.268 lbs
Activating Force: 26,737.385 lbs
F of S Rank (Analysis): 1 of 1,331 slip surfaces
F of S Rank (Query): 1 of 1,331 slip surfaces
Exit: (172.47012, 70.018173) ft
Entry: (117, 88) ft
Radius: 46.422238 ft
Center: (155.87477, 113.37274) ft

Slip Slices
X (ft) Y (ft) PWP

(psf)
Base Normal Stress

(psf)
Frictional Strength

(psf)
Cohesive Strength

(psf)
Slice 1 117.9125 86.701215 0 83.69092 44.499251 0
Slice 2 119.7375 84.26939 0 238.11408 126.6075 0
Slice 3 121.5625 82.134069 0 369.39643 196.41157 0
Slice 4 123.3875 80.237141 0 484.56651 257.64859 0
Slice 5 125.12955 78.60884 0 595.09595 316.41813 0
Slice 6 126.96933 77.070792 0 709.12505 409.41354 0
Slice 7 128.98978 75.548348 0 844.65921 487.66422 0
Slice 8 131 74.195369 0 973.70221 562.16723 0
Slice 9 133 72.993938 0 1,100.112 635.14998 0
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Slice
10 135 71.923807 0 1,238.4027 714.99213 0

Slice
11 137 70.974997 0 1,392.2226 803.80011 0

Slice
12 138.775 70.222692 0 527.39118 304.48944 0

Slice
13 140.325 69.640008 0 633.24416 365.60369 0

Slice
14 142.15 69.039386 0 769.04709 444.00954 0

Slice
15 144.25 68.442659 0 940.41498 542.94884 0

Slice
16 146.35 67.950812 0 1,122.428 648.0341 0

Slice
17 148.3125 67.57994 0 1,290.9854 745.35075 0

Slice
18 150.1375 67.31558 0 1,437.044 829.67775 0

Slice
19 151.9625 67.12472 0 1,573.0325 908.19075 0

Slice
20 153.7875 67.00645 0 1,690.3468 975.92218 0

Slice
21 155.6125 66.960216 0 1,779.9006 1,027.6261 0

Slice
22 157.4375 66.9858 0 1,833.3666 1,058.4947 0

Slice
23 159.2625 67.083324 0 1,844.587 1,064.9728 0

Slice
24 161.0875 67.253242 0 1,810.8323 1,045.4845 0

Slice
25 162.87251 67.489447 0 591.71327 341.62582 0

Slice
26 164.61753 67.789861 0 503.80962 290.87462 0

Slice
27 166.36255 68.159598 0 401.78857 231.97274 0

Slice
28 168.10757 68.600376 0 290.57213 167.7619 0

Slice
29 169.85259 69.114324 0 174.68043 100.85179 0

Slice
30 171.59761 69.704027 0 57.618095 33.265823 0
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July 30, 2021 

 
JN 17652 

GEOTECH CONSULTANTS, INC. 

 
Artoush Fanaiyan 
P.O. Box 133 
Bellevue, Washington  98009 
via email: artoush76@yahoo.com  
 
Subject: Geotechnical Response to Second Round of Peer Review Comments 
 Proposed New Residence 
 Vacant Lot 
 11662 – 91st Place Northeast  
 Parcel #375450040 
 Kirkland, Washington 
  
Dear Mr. Fanaiyan: 
 
This letter and the associated attachments are intended to respond to the comments raised by 
AESI in their April 12, 2021 Geotechnical Peer Review letter.  We understand from the City of 
Kirkland that this project is being reviewed under the 2015 IBC, not the 2018 IBC.   
 
Comment 1: The pile of fill on the east side of the site is only approximately 10 feet in height, and 
was placed on the east side of the lot by a previous owner.  Analyzing the stability of the fill pile, 
which is only approximately 10 feet in height, for the large ground shaking of a 1-in-2,500-year 
earthquake (Maximum Considered Earthquake) as required by KZC Section 85 is excessively 
conservative and onerous to the property owner.  As we have mentioned in previous 
correspondence on this, and other projects, this requirement is much more conservative than the 
Design Earthquake required for slope stability analyses in the 2015 or 2018 IBC.  Even so, as 
required by KZC 85, we completed slope stability analyses for the fill pile and underlying soils, and 
determined that a theoretical failure surface with a safety factor of less than 1.1 for seismic 
conditions could extend through the sideslopes of the fill pile.   
 
Due to the distance of occupied structures from the site and the fill pile, there is only a negligible 
hazard presented by a theoretical failure of the fill pile’s sideslopes in such a low probability 
earthquake.  If left in place, the planned development of the western portion of the site would not 
cause any reduce of the fill pile.  
 
If maintaining a minimum 1.1 safety factor for the fill pile under the peak ground acceleration of the 
Maximum Considered Earthquake is required by the City of Kirkland, our analyses indicate that the 
fill pile would need to be regraded by excavation to form a permanent slope no steeper than 3:1 
(Horizontal:Vertical).  This regrading would affect only the fill pile and not the surrounding ground, 
which slopes down to the south and east at a gentle to moderate inclination.  The existing sloped 
ground located in the alley right-of-way to the east would not be disturbed by the removal of soil 
from the fill pile.   
 
The soil removed from the regrading of the fill pile could be placed as compacted fill inside the 
planned pile-supported residence.     
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Artoush Fanaiyan JN 17652 
July 30, 2021 Page 2 

GEOTECH CONSULTANTS, INC. 

Comment 2: The seismic accelerations presented in our Geotechnical Engineering Study and 
which were utilized in the structural design and our slope stability analyses are consistent with the 
2015 IBC (ASCE 7-10).  There is no need to update the structural calculations or our geotechnical 
engineering conclusions.   
 
Please contact us if you have any questions regarding this letter, or if we can be of further 
assistance. 
 
 Respectfully submitted, 
 
 GEOTECH CONSULTANTS, INC. 
 
 
 
 
 
 
 
 
 
     07/30/2021 
 Marc R. McGinnis, P.E. 
 Principal 
 
Attachments: Updated Slope Stability Analyses 
 
cc: Zbigniew Konofalski 
       via email: zbigk@frontier.com  
 
MKM/MRM:kg 
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Seismic
Report generated using GeoStudio 2012. Copyright © 1991-2016 GEO-SLOPE Internati onal Ltd.

File Informati on
File Version: 8.15
Title: 17652 - Fanaiyan
Created By: Matt  McGinnis
Last Edited By: Matt McGinnis
Revision Number: 39
Date: 7/28/2021
Time: 3:39:54 PM
Tool Version: 8.15.6.13446
File Name: 17652 Slope Stability - regraded Soil Stockpile 3to1.gsz
Directory: C:\Users\MattM\OneDrive - Geotech Consultants\Slope Stability Analysis\17652 Fanaiyan\
Last Solved Date: 7/28/2021
Last Solved Time: 4:07:39 PM

Project Setti ngs
Length(L) Units: Feet
Time(t) Units: Seconds
Force(F) Units: Pounds
Pressure(p) Units: psf
Strength Units: psf
Unit Weight of Water: 62.4 pcf
View: 2D
Element Thickness: 1

Analysis Setti ngs
Seismic

Kind: SLOPE/W
Method: Morgenstern-Price
Settings

Side Function
Interslice force function option: Half-Sine

PWP Conditions Source: (none)
Slip Surface

Direction of movement: Left to Right
Use Passive Mode: No
Slip Surface Option: Entry and Exit
Critical slip surfaces saved: 1
Resisting Side Maximum Convex Angle: 1 °
Driving Side Maximum Convex Angle: 5 °
Optimize Critical Slip Surface Location: No
Tension Crack

Tension Crack Option: (none)
F of S Distribution

F of S Calculation Option: Constant
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Advanced
Number of Slices: 30
F of S Tolerance: 0.001
Minimum Slip Surface Depth: 0.1 ft
Search Method: Root Finder
Tolerable difference between starting and converged F of S: 3
Maximum iterations to calculate converged lambda: 20
Max Absolute Lambda: 2

Materials
Existi ng Fill

Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 28 °
Phi-B: 0 °

Loose SM
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 30 °
Phi-B: 0 °

Glacial Till
Model: Mohr-Coulomb
Unit Weight: 135 pcf
Cohesion': 100 psf
Phi': 40 °
Phi-B: 0 °

New Compacted Fill
Model: Mohr-Coulomb
Unit Weight: 130 pcf
Cohesion': 0 psf
Phi': 32 °
Phi-B: 0 °

Slip Surface Entry and Exit
Left Projection: Range
Left-Zone Left Coordinate: (183.06, 77) ft
Left-Zone Right Coordinate: (187, 77) ft
Left-Zone Increment: 10
Right Projection: Range
Right-Zone Left Coordinate: (202, 72.33333) ft
Right-Zone Right Coordinate: (228, 63.24324) ft
Right-Zone Increment: 10
Radius Increments: 10
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Slip Surface Limits
Left Coordinate: (0, 112) ft
Right Coordinate: (330, 56) ft

Seismic Coefficients
Horz Seismic Coef.: 0.25

Points
X (ft) Y (ft)

Point 1 0 112
Point 2 16.9 110
Point 3 33.7 102
Point 4 48.4 100
Point 5 86.4 88
Point 6 107.4 88
Point 7 124.3 88
Point 8 130 80
Point 9 141.1 76
Point 10 147.4 72
Point 11 172.7 70
Point 12 187.5 80
Point 13 193.8 82
Point 14 202.2 82
Point 15 206.4 82
Point 16 221.2 66
Point 17 236 60
Point 18 253 56
Point 19 141.1 74
Point 20 141.1 67.5
Point 21 141.1 66.5
Point 22 172.7 61
Point 23 172.7 56
Point 24 0 108
Point 25 0 107
Point 26 0 56
Point 27 210 80
Point 28 138 88
Point 29 138 77.5
Point 30 162 77.5
Point 31 162 70.84585
Point 32 330 56
Point 33 330 50
Point 34 0 50
Point 35 212 69
Point 36 200 73
Point 37 188 77
Point 38 183.06 77
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Regions
Material Points Area (ft²)

Region 1 Existing Fill 5,19,10,9,8,7,6 255.4
Region 2 Existing Fill 11,38,37,36,35,16 216.84
Region 3 Loose SM 1,24,20,22,17,16,11,31,10,19,5,4,3,2 1,389.2
Region 4 New Compacted Fill 7,28,29,30,31,10,9,8 212.03
Region 5 Glacial Till 24,20,22,17,18,32,33,34,26,25 7,039.5

Current Slip Surface
Slip Surface: 720
F of S: 1.100
Volume: 234.37256 ft³
Weight: 26,952.844 lbs
Resisting Moment: 599,752.81 lbs-ft
Activating Moment: 545,089.72 lbs-ft
Resisting Force: 13,749.114 lbs
Activating Force: 12,493.7 lbs
F of S Rank (Analysis): 552 of 1,331 slip surfaces
F of S Rank (Query): 552 of 1,331 slip surfaces
Exit: (228, 63.243243) ft
Entry: (185.03, 77) ft
Radius: 41.069653 ft
Center: (216.97901, 102.80654) ft

Slip Slices
X (ft) Y (ft) PWP

(psf)
Base Normal Stress

(psf)
Frictional Strength

(psf)
Cohesive Strength

(psf)
Slice 1 185.7725 76.131371 0 60.874991 32.367807 0
Slice 2 187.2575 74.483578 0 173.46378 92.23233 0
Slice 3 188.69135 73.047249 0 251.7838 133.87582 0
Slice 4 190.07406 71.79037 0 300.93609 160.01055 0
Slice 5 191.45677 70.642073 0 343.90106 182.85544 0
Slice 6 192.83947 69.591045 0 382.56614 203.41402 0
Slice 7 194.22218 68.628278 0 418.4951 222.51779 0
Slice 8 195.54934 67.778972 0 449.67829 259.62188 0
Slice 9 196.82096 67.031729 0 482.73865 278.70929 0
Slice
10 198.09257 66.344139 0 516.27855 298.07356 0

Slice
11 199.36419 65.712881 0 550.83234 318.0232 0

Slice
12 200.75 65.08825 0 589.91074 340.58513 0

Slice
13 202.25 64.477341 0 634.45101 366.30046 0

Slice
14 203.75 63.933896 0 680.93716 393.13925 0

Slice
15 205.25 63.455115 0 728.58122 420.64656 0

Slice
16 206.75 63.038658 0 775.89229 447.96162 0

Slice
17 208.25 62.682581 0 820.59795 473.77245 0
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Slice
18

209.75 62.385287 0 859.64882 496.31847 0

Slice
19 211.25 62.145483 0 889.35444 513.46903 0

Slice
20 212.76667 61.960746 0 906.38469 523.30145 0

Slice
21 214.3 61.831555 0 906.36933 523.29258 0

Slice
22 215.83333 61.76003 0 884.88731 510.88993 0

Slice
23 217.36667 61.745869 0 839.85329 484.88952 0

Slice
24 218.9 61.789013 0 771.05055 445.16624 0

Slice
25 220.43333 61.889643 0 680.33537 392.79181 0

Slice
26 221.88 62.03611 0 570.71712 329.50368 0

Slice
27 223.24 62.222758 0 448.84573 259.1412 0

Slice
28 224.6 62.456096 0 321.11787 185.39749 0

Slice
29 225.96 62.736939 0 191.44437 110.53046 0

Slice
30 227.32 63.066297 0 62.95403 36.346526 0
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17652 - Artoush Fanaiyan
Static
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Static
Report generated using GeoStudio 2012. Copyright © 1991-2016 GEO-SLOPE Internati onal Ltd.

File Informati on
File Version: 8.15
Title: 17652 - Fanaiyan
Created By: Matt  McGinnis
Last Edited By: Matt McGinnis
Revision Number: 39
Date: 7/28/2021
Time: 3:39:54 PM
Tool Version: 8.15.6.13446
File Name: 17652 Slope Stability - regraded Soil Stockpile 3to1.gsz
Directory: C:\Users\MattM\OneDrive - Geotech Consultants\Slope Stability Analysis\17652 Fanaiyan\
Last Solved Date: 7/28/2021
Last Solved Time: 4:07:39 PM

Project Setti ngs
Length(L) Units: Feet
Time(t) Units: Seconds
Force(F) Units: Pounds
Pressure(p) Units: psf
Strength Units: psf
Unit Weight of Water: 62.4 pcf
View: 2D
Element Thickness: 1

Analysis Setti ngs
Stati c

Kind: SLOPE/W
Method: Morgenstern-Price
Settings

Side Function
Interslice force function option: Half-Sine

PWP Conditions Source: (none)
Slip Surface

Direction of movement: Left to Right
Use Passive Mode: No
Slip Surface Option: Entry and Exit
Critical slip surfaces saved: 1
Resisting Side Maximum Convex Angle: 1 °
Driving Side Maximum Convex Angle: 5 °
Optimize Critical Slip Surface Location: No
Tension Crack

Tension Crack Option: (none)
F of S Distribution

F of S Calculation Option: Constant
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Advanced
Number of Slices: 30
F of S Tolerance: 0.001
Minimum Slip Surface Depth: 0.1 ft
Search Method: Root Finder
Tolerable difference between starting and converged F of S: 3
Maximum iterations to calculate converged lambda: 20
Max Absolute Lambda: 2

Materials
Existi ng Fill

Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 28 °
Phi-B: 0 °

Loose SM
Model: Mohr-Coulomb
Unit Weight: 115 pcf
Cohesion': 0 psf
Phi': 30 °
Phi-B: 0 °

Glacial Till
Model: Mohr-Coulomb
Unit Weight: 135 pcf
Cohesion': 100 psf
Phi': 40 °
Phi-B: 0 °

New Compacted Fill
Model: Mohr-Coulomb
Unit Weight: 130 pcf
Cohesion': 0 psf
Phi': 32 °
Phi-B: 0 °

Slip Surface Entry and Exit
Left Projection: Range
Left-Zone Left Coordinate: (183.06, 77) ft
Left-Zone Right Coordinate: (187, 77) ft
Left-Zone Increment: 10
Right Projection: Range
Right-Zone Left Coordinate: (203, 72) ft
Right-Zone Right Coordinate: (228, 63.24324) ft
Right-Zone Increment: 10
Radius Increments: 10
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Slip Surface Limits
Left Coordinate: (0, 112) ft
Right Coordinate: (330, 56) ft

Seismic Coefficients
Horz Seismic Coef.: 0

Points
X (ft) Y (ft)

Point 1 0 112
Point 2 16.9 110
Point 3 33.7 102
Point 4 48.4 100
Point 5 86.4 88
Point 6 107.4 88
Point 7 124.3 88
Point 8 130 80
Point 9 141.1 76
Point 10 147.4 72
Point 11 172.7 70
Point 12 187.5 80
Point 13 193.8 82
Point 14 202.2 82
Point 15 206.4 82
Point 16 221.2 66
Point 17 236 60
Point 18 253 56
Point 19 141.1 74
Point 20 141.1 67.5
Point 21 141.1 66.5
Point 22 172.7 61
Point 23 172.7 56
Point 24 0 108
Point 25 0 107
Point 26 0 56
Point 27 210 80
Point 28 138 88
Point 29 138 77.5
Point 30 162 77.5
Point 31 162 70.84585
Point 32 330 56
Point 33 330 50
Point 34 0 50
Point 35 212 69
Point 36 200 73
Point 37 188 77
Point 38 183.06 77
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Regions
Material Points Area (ft²)

Region 1 Existing Fill 5,19,10,9,8,7,6 255.4
Region 2 Existing Fill 11,38,37,36,35,16 216.84
Region 3 Loose SM 1,24,20,22,17,16,11,31,10,19,5,4,3,2 1,389.2
Region 4 New Compacted Fill 7,28,29,30,31,10,9,8 212.03
Region 5 Glacial Till 24,20,22,17,18,32,33,34,26,25 7,039.5

Current Slip Surface
Slip Surface: 720
F of S: 2.028
Volume: 234.37256 ft³
Weight: 26,952.844 lbs
Resisting Moment: 629,731 lbs-ft
Activating Moment: 310,502 lbs-ft
Resisting Force: 14,282.965 lbs
Activating Force: 7,043.5575 lbs
F of S Rank (Analysis): 531 of 1,331 slip surfaces
F of S Rank (Query): 531 of 1,331 slip surfaces
Exit: (228, 63.243243) ft
Entry: (185.03, 77) ft
Radius: 41.069653 ft
Center: (216.97901, 102.80654) ft

Slip Slices
X (ft) Y (ft) PWP

(psf)
Base Normal Stress

(psf)
Frictional Strength

(psf)
Cohesive Strength

(psf)
Slice 1 185.7725 76.131371 0 74.359074 39.537421 0
Slice 2 187.2575 74.483578 0 214.19613 113.8901 0
Slice 3 188.69135 73.047249 0 314.98882 167.48253 0
Slice 4 190.07406 71.79037 0 381.2264 202.70167 0
Slice 5 191.45677 70.642073 0 440.04763 233.97747 0
Slice 6 192.83947 69.591045 0 493.0221 262.1445 0
Slice 7 194.22218 68.628278 0 541.32735 287.82886 0
Slice 8 195.54934 67.778972 0 580.69616 335.26509 0
Slice 9 196.82096 67.031729 0 619.65018 357.7552 0
Slice
10 198.09257 66.344139 0 656.19778 378.85596 0

Slice
11 199.36419 65.712881 0 690.46792 398.64184 0

Slice
12 200.75 65.08825 0 724.98258 418.56889 0

Slice
13 202.25 64.477341 0 759.28922 438.37584 0

Slice
14 203.75 63.933896 0 789.68989 455.92767 0

Slice
15 205.25 63.455115 0 815.46438 470.80858 0

Slice
16 206.75 63.038658 0 835.67867 482.4793 0

Slice
17 208.25 62.682581 0 849.21979 490.29728 0
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Slice
18

209.75 62.385287 0 854.84852 493.54703 0

Slice
19 211.25 62.145483 0 851.27294 491.48266 0

Slice
20 212.76667 61.960746 0 837.63776 483.61039 0

Slice
21 214.3 61.831555 0 812.56366 469.13385 0

Slice
22 215.83333 61.76003 0 774.56753 447.19677 0

Slice
23 217.36667 61.745869 0 723.17789 417.52695 0

Slice
24 218.9 61.789013 0 658.43689 380.14871 0

Slice
25 220.43333 61.889643 0 580.94905 335.41109 0

Slice
26 221.88 62.03611 0 490.53952 283.21312 0

Slice
27 223.24 62.222758 0 390.01776 225.17686 0

Slice
28 224.6 62.456096 0 283.27507 163.54894 0

Slice
29 225.96 62.736939 0 171.90749 99.250833 0

Slice
30 227.32 63.066297 0 57.469102 33.179801 0
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Jennifer Anderer

From: Jeffrey Laub <jlaub@aesgeo.com>

Sent: Wednesday, January 12, 2022 10:27 AM

To: Jennifer Anderer

Cc: Steve Siebert

Subject: Re: AESI Project No. 20210084E001 (SAR19-00591)

Hi Jennifer, 
 
The slope stability analysis looks fine for the modeled condition (i.e., graded 3H:1V slope).  Is there an updated 
site plan which reflects the grading shown in this analysis? 
 
Jeffrey P. Laub, P.E., L.G., L.E.G. | Associate Engineer/Geologist 

 
jlaub@aesgeo.com | www.aesgeo.com 
O|425-827-7701 C| 425-766-2867 
This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. 
Please notify the sender immediately by e-mail if you have received this e-mail by mistake and delete this e-mail from your system. 
 

 

From: Jennifer Anderer <JAnderer@kirklandwa.gov> 
Sent: Monday, January 10, 2022 2:44 PM 
To: Jeffrey Laub <jlaub@aesgeo.com> 
Subject: AESI Project No. 20210084E001 (SAR19-00591)  
  

Hi Jeff, 
  
The applicant submitted an updated Geotech report (see attached) where their additional analysis begins on page 
30.  Could you take a look and provide revision comments or an approval letter? 
  
Thanks, 
  
Jen 
  
Jennifer Anderer | Associate Planner 
Planning and Building Department 
City of Kirkland 
p: 425.587.3239 
  
Planning Counter hours: 8:00 am – 5:00 pm Monday-Friday; 10:30 am – 5:00 pm Wednesdays only.  Located in City Hall at 123 Fifth 

Avenue, Kirkland, WA 98033. 

 CAUTION: This email was sent by an external sender. Do not click links or open attachments unless you recognize the sender and 
know the content is safe.  
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NOTICE: This e-mail account is part of the public domain. Any correspondence and attachments, including personal 
information, sent to and from the City of Kirkland are subject to the Washington State Public Records Act, Chapter 42.56 
RCW, and may be subject to disclosure to a third party requestor, regardless of any claim of confidentiality or privilege 
asserted by an external party.  
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Seattle  
 
 

Project No. TS – 6205 
 

Arborist Report 

TO:  Artoush Fanaiyan, Artoush Construction and Remodeling 

SITE:  11666 91st Place NE Kirkland WA 98033 Parcel#375450040 

RE:  Tree Inventory 

DATE:  01.15.2018 

PROJECT ARBORIST:  Sean Dugan, ASCA Registered Consulting Arborist # 457 
ISA Board Certified Master Arborist PN‐ 5459B 
ISA Qualified Tree Risk Assessor 

   
Attachment:                  Table of Trees, Marked‐up Site Survey 
 
Summary 
I was asked to assess trees on site that are over six inches in diameter. Eleven (11) trees were 
inventoried and assessed.  The total tree density credits available is calculated to be 15. According to the 
Kirkland Zoning Code Definitions (95.10), seven (7) trees are Viable due to being in good health 
condition. I calculated the potential tree density credits for the Viable trees to be 9. 
 
Based on my knowledge, training, and experience it is my opinion that all these trees are poor 
candidates for retention.  The trees will be proposed for removal for a total of zero tree density credits. 
 
The total area of the site is 5,743 square feet (0.13 acres). The Kirkland Zoning Code (95.33) requires a 
minimum tree density of 3.9 tree credits for this size lot. A supplemental planting plan will need to be 
provided to the city to attain an additional 4 tree credits.  
  
Trees located in the required setbacks may be considered by the city of Kirkland to be “High Retention 
Value” trees and will require being retained to the maximum extent feasible. The city makes this 
determination. In my opinion, all the trees within the setbacks are poor candidates for retention.  
 
There are two trees on an adjacent site to the east that have canopies that overhangs the subject site. 
Tree A is unlikely to be compromised by development. Tree B may be negatively impacted depending on 
site development activities, especially grading.  
 
Assignment & Scope of Report 
This report outlines the site inspection of 11666 91st Place NE by Sean Dugan, of Tree Solutions Inc., on 
January 4, 2018. I was asked to evaluate the significant trees on site.  I was asked to document the 
species, size, health condition, and viability of each tree.  Artoush Fanaiyan, of Artoush Construction, 
requested these services to acquire information for project planning in accord with requirements set by 
the City of Kirkland. 
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Information specific to each tree can be found in the attached Table of Trees. Limits of assignment can 
be found in Appendix A.  Methods can be found in Appendix B.  Additional assumptions and limiting 
conditions can be found in Appendix C.   
 
Observations and Discussion 
The 5,743‐square foot site is in Kirkland, Washington. The site is currently undeveloped. There does 
appear to have been recent disturbance to the soil on most of the site. The site is proposed for 
development of a single‐family structure. 
 
There are currently 11 significant size trees existing on site. According to the Kirkland Zoning Code 
Definitions (95.10), seven trees are Viable due to being in good health condition. There is one tree on 
the site survey that I measured to be below six inches in diameter. 
 
Trees located in the required setbacks may be considered by the city of Kirkland to be “High Retention 
Value” trees and will require being retained to the maximum extent feasible. The city makes this 
determination.  
 
In my opinion, all the trees within the setbacks are poor candidates for retention. The tree species 
include red alder (Alnus rubra) and black cottonwood (Populus trichocarpa) trees. Both are fast growing 
trees that are undesirable next to developed sites. Alder trees have a short safe useful life expectancy 
and often decline after site development. Cottonwood trees have the potential to grow very large, 
which would not be appropriate for this location. Based on my knowledge, training, and experience it is 
my opinion that disturbance will compromise these trees and they should be proposed for removal. 
 
Tree Density Credits 
The Kirkland Zoning Code (95.33) requires tree density to satisfy 30 tree credits per acre.  The property 
is 5,743 square feet or 0.13 acres.  Therefore, a tree density worth 3.9 tree credits (.13 x 30 = 3.9) is 
required to meet the minimum requirement. Supplemental tree planting will be necessary to achieve 
the minimum tree credits. 
 
Supplemental Tree Credits 
The required minimum size of the supplemental tree, worth one tree credit, shall be six (6) feet tall for 
conifers and 2‐inch caliper for deciduous or broad‐leaf evergreen tree. Four trees will need to be planted 
to achieve the minimum credits necessary. Additional credits may be awarded for larger supplemental 
trees.  
 
Adjacent Site Trees 
There are two trees on an adjacent property to the east of the site.  The canopies of the trees overhang 
the subject property by no greater than four feet.  Tree A has a high potential to be preserved without 
any additional tree protection measures applied. Tree B will require protection to the drip line. In my 
opinion, if there is substantial site grading, this tree may become compromised.  
 
Recommendations 

 Prepare a supplemental tree planting plan to achieve the minimal tree credits for the site. 
 Obtain all necessary permits and approval from the City of Kirkland prior to commencement of 

site work. 

SAR19-00591 - ATTACHMENT 11



Artoush Construction 
01.15.2018                                                                                                   p.3 of 8 

2940 Westlake Ave. N #200   ∙   Seattle, WA 98109   ∙   Phone 206.528.4670 
w w w . t r e e s o l u t i o n s . n e t  

 
 

 If tree B is to be retained, install tree protection fencing prior to the commencement of site 
work. 
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Glossary 
 

crown/canopy:  the aboveground portions of a tree (Lilly 2001) 
DBH:  diameter at standard height; the diameter of the trunk measured 54 inches (4.5 feet) above 

grade (Matheny et al. 1998) 
ISA:  International Society of Arboriculture 
Limit of Disturbance: The boundary between the protected area around a tree and the allowable 

site disturbance as determined by a qualified professional measured in feet from the trunk. (KZC 
95.10) 

Retention Value: The Planning Official’s designation of a tree based on information provided by a 
qualified professional that is one (1) of the following: 

a.    High, a viable tree, located within required yards and/or required landscape areas. Tree 
retention efforts shall be directed to the following trees if they are determined to be healthy and 
windfirm by a qualified professional, and provided the trees can be safely retained when pursuing 
alternatives to development standards pursuant to KZC 95.32: 

1)    Specimen trees; 
2)    Tree groves and associated vegetation that are to be set aside as preserved groves 
pursuant to KZC 95.51(3); 
3)    Trees on slopes of at least 10 percent; or 
4)    Trees that are a part of a grove that extends into adjacent property, such as in a public 

park, open space, sensitive area buffer or otherwise preserved group of trees on 
adjacent private property. If significant trees must be removed in these situations, an 
adequate buffer of trees may be required to be retained or planted on the edge of the 
remaining grove to help stabilize; (KZC 95.10) 

significant size:  a tree measuring 6” DBH or greater.  
structural defects:  flaws, decay, or other faults in the trunk, branches, or root collar of a tree, which 

may lead to failure (Lilly 2001) 
Viable Tree: A significant tree that a qualified professional has determined to be in good health, 
with a low risk of failure due to structural defects, is windfirm if isolated or remains as part of a 
grove, and is a species that is suitable for its location. (KZC 95.10) 
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Appendix A ‐ Limits of Assignment 
 
Unless stated otherwise: 1) information contained in this report covers only those trees that were 
examined and reflects the condition of those trees at the time of inspection; and 2) the inspection is 
limited to visual examination of the subject trees without dissection, excavation, probing, climbing, or 
coring unless explicitly specified.  There is no warranty or guarantee, expressed or implied, that 
problems or deficiencies of the subject trees may not arise in the future.   
 
Tree Solutions did not review any reports or perform any tests related to the soil located on the subject 
property unless outlined in the scope of services.  Tree Solutions staff are not and do not claim to be 
soils experts.  An independent inventory and evaluation of the site’s soil should be obtained by a 
qualified professional if an additional understanding of the site’s characteristics is needed to make an 
informed decision.  
 
 
Appendix B ‐ Methods  
 
I evaluated tree health and structure utilizing visual tree assessment (VTA) methods.  The basis behind 
VTA is the identification of symptoms, which the tree produces in reaction to a weak spot or area of 
mechanical stress.  A tree reacts to mechanical and physiological stresses by growing more vigorously to 
re‐enforce weak areas, while depriving less stressed parts (Mattheck & Breloer 1994).  An understanding 
of the uniform stress allows me to make informed judgments about the condition of a tree.  
 
I measured the diameter of each tree at 54 inches above grade, diameter at standard height (DSH 
 
Tree health considers crown indicators including foliar density, size, color, stem shoot extensions, decay, 
and damage.  We have adapted our ratings based on the Purdue University Extension Formula Values for 
health condition. These values are a general representation used to assist in arborists in assigning ratings.  
Tree health needs to be evaluated on an  individual basis and may not always fall entirely  into a single 
category, however, a single condition rating must be assigned. 
 
Excellent  ‐ Perfect specimen with excellent form and vigor, well‐balanced crown. Normal to exceeding 
shoot length on new growth. Leaf size and color normal. Trunk is sound and solid. Root zone undisturbed. 
No apparent pest problems. Long safe useful life expectancy for the species.  
 
Good ‐ Imperfect canopy density in few parts of the tree, up to 10% of the canopy. Normal to less than ¾ 
typical growth rate of shoots and minor deficiency in typical leaf development. Few pest issues or damage, 
and  if  they  exist  they  are  controllable  or  tree  is  reacting  appropriately.  Normal  branch  and  stem 
development with healthy growth. Safe useful life expectancy typical for the species. 
 
Fair ‐ Crown decline and dieback up to 30% of the canopy. Leaf color is somewhat chlorotic/necrotic with 
smaller  leaves  and  “off”  coloration.  Shoot  extensions  indicate  some  stunting  and  stressed  growing 
conditions.  Stress  cone  crop  clearly  visible.  Obvious  signs  of  pest  problems  contributing  to  lesser 
condition, control might be possible. Some decay areas found in main stem and branches. Below average 
safe useful life expectancy 
 

SAR19-00591 - ATTACHMENT 11



Artoush Construction 
01.15.2018                                                                                                   p.7 of 8 

2940 Westlake Ave. N #200   ∙   Seattle, WA 98109   ∙   Phone 206.528.4670 
w w w . t r e e s o l u t i o n s . n e t  

 
 

Poor  ‐  Lacking  full  crown,  more  than  50%  decline  and  dieback,  especially  affecting  larger  branches. 
Stunting of shoots is obvious with little evidence of growth on smaller stems. Leaf size and color reveals 
overall stress in the plant. Insect or disease infestation may be severe and uncontrollable. Extensive decay 
or hollows in branches and trunk. Short safe useful life expectancy. 
 
Tree health condition ratings have been adapted from the Purdue University Extension bulletin FNR‐473‐
W ‐ Tree Appraisal.  
   

SAR19-00591 - ATTACHMENT 11



Artoush Construction 
01.15.2018                                                                                                   p.8 of 8 

2940 Westlake Ave. N #200   ∙   Seattle, WA 98109   ∙   Phone 206.528.4670 
w w w . t r e e s o l u t i o n s . n e t  

 
 

Appendix C ‐ Assumptions & Limiting Conditions 
 
1. Consultant  assumes  that  any  legal description provided  to Consultant  is  correct  and  that  title  to 

property is good and marketable.  Consultant assumes no responsibility for legal matters.  Consultant 
assumes all property appraised or evaluated is free and clear, and is under responsible ownership and 
competent management. 

2. Consultant assumes that the property and its use do not violate applicable codes, ordinances, statutes 
or regulations. 

3. Although Consultant has taken care to obtain all information from reliable sources and to verify the 
data  insofar as possible, Consultant does not guarantee and  is not responsible for the accuracy of 
information provided by others. 

4. Client may not require Consultant to testify or attend court by reason of any report unless mutually 
satisfactory  contractual arrangements  are made,  including payment of an additional  fee  for  such 
Services as described in the Consulting Arborist Agreement. 

5. Unless otherwise required by law, possession of this report does not imply right of publication or use 
for any purpose by any person other  than  the person  to whom  it  is addressed, without  the prior 
express written consent of the Consultant. 

6. Unless otherwise required by law, no part of this report shall be conveyed by any person, including 
the Client, the public through advertising, public relations, news, sales or other media without the 
Consultant‘s prior express written consent. 

7. This  report  and  any  values  expressed  herein  represent  the  opinion  of  the  Consultant,  and  the 
Consultant’s fee is in no way contingent upon the reporting of a specific value, a stipulated result, the 
occurrence of a subsequent event or upon any finding to be reported. 

8. All photographs included in this report were taken by Tree Solutions Inc. during the documented site 
visit, unless otherwise noted. 

9. Sketches, drawings and photographs in this report, being intended as visual aids, are not necessarily 
to  scale  and  should  not  be  construed  as  engineering  or  architectural  reports  or  surveys.    The 
reproduction of any  information generated by architects, engineers or other  consultants and any 
sketches, drawings or photographs is for the express purpose of coordination and ease of reference 
only.    Inclusion  of  such  information  on  any  drawings  or  other  documents  does  not  constitute  a 
representation by Consultant as to the sufficiency or accuracy of the information. 

10. Unless otherwise agreed, (1) information contained in this report covers only the items examined and 
reflects the condition of the those items at the time of inspection; and (2) the inspection is limited to 
visual examination of accessible  items without dissection, excavation, probing, climbing, or coring.  
Consultant makes no warranty or guarantee, express or implied, that the problems or deficiencies of 
the plans or property in question may not arise in the future. 

11. Loss or alteration of any part of this Agreement invalidates the entire report. 
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Artoush Construction ‐ Table of Trees
Parcel# 375450040; 116XX 91st Pl. NE

Kirkland, WA 

Date of Inventory:01.04.2018
Table Prepared:  01.12.2018

Tree ID Scientific Name Common Name
DSH 
(inches)

Health 
Condition

Structural 
Condition

Limits of 
Disturbance 
Radial Feet North East South West Viability

Proposed 
Action Credits Notes

130 Populus trichocarpa cottonwood 8 Good Good 4 6 6 6 10 Yes Remove 0
Root zone 
disturbance

131 Alnus rubra red alder 7 Good Fair 4 10 10 3 6 Yes Remove 0

Root zone 
disturbance, trunk 
leans east

132 Alnus rubra red alder 8 Good Fair 4 6 6 6 6 Yes Remove 0
Low live crown 
ratio, <25%

133 Alnus rubra red alder 7 Fair Poor 3 8 8 8 8 No Remove 0

Top failed in past, 
Low live crown 
ratio

134 Alnus rubra red alder 9 Good Good 4 6 10 10 10 Yes Remove 0

135 Populus trichocarpa cottonwood 10 Good Fair 5 4 10 5 16 Yes Remove 0

Root zone 
disturbance, trunk 
damaged in past, 
odd re‐growth

136 Alnus rubra red alder 6 Fair Fair 3 4 4 4 4 No Remove 0

Low live crown 
ratio, <30% 

canopy; no 
scaffold branches

137 Populus trichocarpa cottonwood 14 Fair Fair 7 8 8 8 8 No Remove 0

Root zone 
disturbance, lost 
top

138 Alnus rubra red alder 6 Fair Poor 3 4 6 6 6 No Remove 0

defect in lower 
trunk from a 
girdling wound

139 Alnus rubra red alder 8 Good Good 4 10 10 10 10 Yes Remove 0
140 Populus trichocarpa cottonwood 14 Good Good 7 12 12 12 12 Yes Remove 0

15

9

0

Drip line Radius (feet)

Adjacent Site Trees

Total credits 
retained

Total available 
credits
Total viable credits

Tree Solutions, Inc.
2940 Westlake Ave. N #200  Seattle, WA 98109 Page 1 of 2

www.treesolutions.net
206‐528‐4670
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Artoush Construction ‐ Table of Trees
Parcel# 375450040; 116XX 91st Pl. NE

Kirkland, WA 

Date of Inventory:01.04.2018
Table Prepared:  01.12.2018

Tree ID Scientific Name Common Name
DSH 
(inches)

Health 
Condition

Structural 
Condition

Limits of 
Disturbance 
Radial Feet North East South West Viability

Proposed 
Action Credits Notes

Drip line Radius (feet)

A Alnus rubra red alder 6 Good Good Drip line 8 10 8 10 retain 0
B Alnus rubra red alder 14 Good Good Drip line 3 retain 0
Additional notes: 

DSH (Diameter at Standard Height) is measured 4.5 feet above grade. 

Drip line is measured from the center of the tree to the outermost extent of the canopy.

Tree Solutions, Inc.
2940 Westlake Ave. N #200  Seattle, WA 98109 Page 2 of 2

www.treesolutions.net
206‐528‐4670
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1

Jennifer Anderer

From: bill burke <wburke007@aol.com>
Sent: Wednesday, February 19, 2020 11:12 AM
To: Jennifer Anderer
Subject: SAR19-00591 Location: 11662 91st Place NE

Hello Ms. Anderer, 

Thank you for the call yesterday and the explanation of the Reasonable Use Exception application on the property 
abutting us to the North in the Juanita neighborhood. 

As we understand it, the application would involve a revision to the residential building footprint which was originally 
proposed by the applicant, due to soil and drainage condition on the applicants site. 

Having owned our property for over 30 years, we are very familiar with the applicants site, including current and past 
drainage conditions and issues on this site, and present and past drainage issues in the immediate area. 

We encourage the City in processing the application, to assure that: 
- the site drainage system is properly engineered to allow the constant and seasonal run off to be directed away from
our property, and
- that soil stabilization measures be required to eliminate the potential for the uphill bank to sluff-off onto our lot.

As you no doubt know, the Finn Hill/"Goat Hill” drainage is a rather complex series of informal, “bootlegged”, and more 
recently formalized measures to mitigate the almost constant flow of ground water off of the hill. 

A number of years ago during one of the infamous Hundred Year storms, we had substantial run-off from the properties 
up hill and to the west of us, resulting in over a half a foot of silt flowing across our property up to our western 
foundation wall and into our crawl space access. 
Due to this situation, we had numerous contacts with the King County Public Works Neighborhood Drainage Assistance 
Program, which agreed to construct  drainage mitigation measures, which included reopening ditches on their 
unconstructed ROW up hill to the West, the installation of two catch basins on our property,  a rip-rap weir and pipe 
connections from the County's up hill ditches to the catch basins, and some restoration to our property. 

Needless to say we are constantly vigilant about drainage around the property.   We would appreciate a copy of the 
revised site plan including any drainage plans that may be available  

Thank you again for the time spent updating us on the Reasonable Use application. 

William and Christine Burke 
Property address: 11658 91st Lane NE 
206-412-1006
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1.0 INTRODUCTION 
The purpose of this report is to present a mitigation plan for unavoidable impacts to wetland 
and stream buffers from development of the property at 11662 91st Place NE, Kirkland, WA (tax 
parcel number 3754500040) (Figure 1). This report describes how the project meets the 
requirements per Kirkland Zoning Code (KZC) 90.60.2b. This mitigation plan will be submitted 
to the City of Kirkland (City) for acceptance. 

This mitigation plan iteration has incorporated 3 rounds of review comments from the City of 
Kirkland planning department and is the most current version of the mitigation plan. This 
mitigation plan document has been updated to incorporate changes to the site plan, which was 
revised to eliminate all wetland impacts.  

1.1 Background 
On May 11, 2018, November 14, 2018, and August 5, 2019, Confluence Environmental Company 
(Confluence) conducted site visits to determine the presence of critical areas such as wetlands 
and streams. Critical areas, such as steep slopes, were not part of these studies. Two wetlands 
and one stream were delineated on- and off-site of the property (Confluence 2019). Figure 1 
shows the existing critical areas.  

Wetland A is located off-site, to the east of the property, and is estimated to be 7,455 square feet 
in size. According to the 2014 wetland rating system (Hruby 2014), Wetland A was rated as a 
Category IV wetland, with a hydrology score of 5, water quality score of 4, and habitat score of 
6. Wetland A has a standard buffer of 40 feet. On the property, vegetation within the wetland 
buffer is dominated by red alder (Alnus rubra), red-osier dogwood (Cornus sericea), Himalayan 
blackberry (Rubus armeniacus), and Japanese knotweed (Polygonum cuspidatum). Approximately 
3,330 square feet of Wetland A buffer encroaches onto the property. 

Wetland B is located in the southern portion of the property and is estimated to be 307 square 
feet in size. According to the 2014 Wetland Rating System (Hruby 2014), Wetland A was rated 
as a Category IV wetland, with a hydrology score of 5, water quality score of 5, and habitat 
score of 5. Wetland B also has a standard buffer of 40 feet. Dominant vegetation within the 
buffer includes black cottonwood (Populus trichocarpa), Himalayan blackberry, Japanese 
knotweed, giant horsetail (Equisetum telmateia), and field bindweed (Convolvulus arvensis). 

An unnamed creek was mapped by the City of Kirkland GIS within the right-of-way, just south 
of the parcel (Kirkland 2018). The creek is a non–fish-bearing, seasonal (i.e., Type Ns) creek. The 
stream begins off-site, at the southern boundary of the wetland, and flows south approximately 
475 feet, then flows west approximately 120 feet before going into a culvert. Flows eventually 
discharge into Lake Washington, approximately 150 feet west of Juanita Creek. 
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Figure 1. Delineated Critical Areas and Standard Buffers 
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1.2 Proposed Development 
The existing 5,743-square-foot property is undeveloped. The proposed development would 
construct a single-family home with a disturbance area of 2,871 square feet and an enhancement 
area of 2,872 square feet (Figure 2). The disturbance area associated with the sewer line will be 
planted with native vegetation once the line has been installed, although this area would still be 
designated as disturbance area under KZC. The site plan has been developed to avoid impacts 
to the off-site Wetland A, most of Wetland A’s 40-foot buffer, on-site Wetland B, the unnamed 
creek, and the on-site portion of the unnamed creek buffer. However, impacts to a small area of 
northern Wetland A and B buffer, associated with the sewer line installation, and the western 
portion of Wetland B’s buffer associated with the house footprint. Approximately half of the on-
site wetland buffer associated with Wetland B and a small portion of the on-site wetland buffer 
associated with Wetland A would be impacted by the project in order to achieve reasonable use 
of the property, as is allowed per the code analysis below. 

1.3 Compliance with Reasonable Use 
Since the property is encumbered by a critical area and critical area buffers, redevelopment of 
the property must go through the Reasonable Use Exemption process and obtain a Reasonable 
Use Exemption. Under a Reasonable Use Exemption, all buffer impacts must be minimized to 
the greatest extent practical. The proposed development was designed to meet the criteria of a 
Reasonable Use Exemption. The house and driveway are a modest size for the neighborhood. 
Both the house and driveway are located as far from the off-site wetland and stream area as 
feasibly allowed. No lawn areas are proposed. In addition, the development proposes to 
enhance the buffer east of the development. The proposed enhancement is described in Section 
3.0, below. 

Note that this mitigation plan document references the code requirements under City of 
Kirkland Code Ordinance O-4551, which were the code requirements as of December 19, 2016. 
The recent code update—Ordinance 4713—updated KZC 90.180 in early 2020, and therefore the 
mitigation plan and associated critical areas study predate this code change. These project 
documents are therefore vested in the 2016 version of the code language as provided in O-4551. 
According to KZC 90.180, as part of the reasonable use request, in addition to submitting an 
application, the applicant must meet several decision criteria. These criteria—as included in 
KZC 90.180.4 through -.6–and a statement on how the proposed development meets these 
criteria are below. (Note: The code is cited verbatim [and italicized] with responses [not 
italicized] interspersed.) 
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KZC 90.180.4: Submittal Requirements 

a.  For a wetland, the additional report information requirements specified in KZC 90.110(5). For a 
stream, the additional report information requirements specified in KZC 90.110(6). 

A delineation of sensitive areas and sensitive area buffers was prepared by Confluence 
(2019) (Figure 1). 

b. An analysis of whether any other reasonable use with less impact on the sensitive area and 
sensitive area buffer is possible. 

The site is undeveloped, within residential zoning. The only reasonable use of the 
property is the construction of a single-family residence. There is no optional reasonable 
use, as the site is undeveloped. The average home footprint on the street is 2,600 square 
feet. By proposing a house with a 1,514-square-foot footprint, the project provides the 
least impact to sensitive areas while having reasonable use of the property, in keeping 
with neighborhood aesthetics. 

c. Site design and construction staging of the proposal shall have the least impact to the critical area 
and critical area buffer. 

A majority of the site is within a critical area buffer. Site design has occurred to have the 
least impact to sensitive areas by moving the proposed home farther west, and thus, 
farther away from the off-site sensitive areas. Construction staging will occur to 
minimize the impacts to the buffer. Once construction is complete, the on-site buffer will 
be planted with a combination of native trees and shrubs. Section 3.0 describes the 
proposed planting. 

d. A site plan showing items described in KCZ 90.180.A.4(d)1-3. 

The site plan showing these items was included with the permit application. 

e. A description of protective measures that will be undertaken, such as siltation curtains, compost 
berms and other siltation prevention measures, and scheduling the construction activity to avoid 
interference with wildlife and fisheries rearing, nesting or spawning activities. 

The off-site stream is a non-fish-bearing stream; therefore, no construction scheduling to 
avoid interference with fisheries is required. Best management practices, such as silt 
curtains or hay bales, will be employed to ensure sediment does not enter the off-site 
wetland and stream. Please see the site plan drawings for additional information on best 
management practices to be used and their locations. 
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f. A description of protective measures that will be undertaken, such as siltation curtains, compost 
berms and other siltation prevention measures, and scheduling the construction activity to avoid 
interference with wildlife and fisheries rearing, nesting or spawning activities. 

The off-site stream is a non-fish-bearing stream; therefore, no construction scheduling to 
avoid interference with fisheries is required. Best management practices, such as silt 
curtains or hay bales, will be employed to ensure sediment does not enter the off-site 
wetland and stream. Please see the site plan drawings for additional information on best 
management practices to be used and their locations. 

g. An analysis of the impact that the amount of development proposed would have on the sensitive 
area and the sensitive area buffer. 

While the proposed development would occur within a sensitive area, the current on-
site wetland provides little function due to the small size and high percentage of 
invasive plant species. The portion of the off-site wetland and stream buffer that occurs 
on-site currently provides little function, and it is also dominated by invasive species. 
The proposed development will remove invasive plant species and replant the area 
outside of the development footprint with native trees and shrubs. Replacement of 
invasive plant species with native plants would improve habitat functions of the buffer. 
Thus, the proposed development will not adversely affect fish, wildlife, or their habitat. 

h. How the proposal mitigates for impacts to the critical areas and buffers. 

The proposed disturbance area is 2,871 square feet, the maximum square-footage 
allowed for the 5,743-square-foot property. The proposed development includes no lawn 
and specifies the enhancement of the remaining sensitive area buffer through plantings 
of native vegetation. The proposed mitigation is described in Sections 2.0 and 3.0, below. 

i. How the proposal minimizes to the greatest extent possible net loss of critical area functions. 

The surrounding area is composed of single-family residences on steeply sloped terrain. 
The property is situated on a very steep (approximately 45%) slope. The existing buffer 
is providing some function, but there is opportunity for it to function more effectively. 
While there are established native trees, it is lacking strata, as there is limited native 
shrub layer, no groundcover layer, and the buffer contains invasive species. Also, like in 
many urban areas in the Northwest, the trees are almost exclusively deciduous, which 
are early successional species; this means that these species are shorter-lived and 
typically give way to later successional species, which are typically conifers. 

The proposed enhancement would occur within the property, outside of the 
development footprint (see Section 3.0). The following mitigation actions are proposed 
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to increase function of the buffer, and ensure site longevity, ensuring there is no net loss 
of critical area function. 

 Removal of invasive and non-native species, such as Himalayan blackberry. 
 Installation of native plants. 

- A native shrub understory is currently limited throughout the site. Its 
addition will provide habitat for birds and small mammals. 

- No conifers exist within the current buffer. Many urban sites have only 
deciduous trees, which are typically earlier successional species. Adding 
conifers will allow the site to mature and last into the future. 

- Greater density of native plants will provide more erosion control for the 
hillside. 

j. Whether the improvement is located away from the sensitive area and the sensitive area buffer to 
the greatest extent possible. 

As stated above, the majority of the property is within the sensitive area buffer. There is 
no location within the property that would put the proposed development outside of a 
sensitive area. The proposed house is shifted as far west as possible, placing it farther 
away from the off-site sensitive areas. Thus, the proposed project is located as far away 
from the sensitive area to the greatest extent possible. 

k. Such other information or studies as the Planning Official may reasonably require. 

At this time, no other information or studies have been requested by the Planning 
Official. 

KZC 90.180.5: Decisional Criteria 

a. The following land uses may be proposed within a reasonable use exemption: 

1) Residential Zones – one (1) single family dwelling 

The project property is within a residential zone, and a single-family dwelling is 
proposed. 

2) Commercial or Office zones: 

These requirements do not apply. 

b. There is no feasible alternative to the proposed activities and uses on the subject property, 
including reduction in size, density or intensity, phasing of project implementation, change in 
timing of activities, revision of road and lot layout, and/or related site planning considerations 

SAR19-00591 - ATTACHMENT 13



11662 91st PLACE NE FINAL MITIGATION PLAN 

February 14, 2022  Page 10 

that would allow a reasonable economic use with less adverse impacts to the critical area and 
buffer; 

As stated previously, the site is undeveloped, within residential zoning. The only 
reasonable use of the property is the construction of a single-family residence. The 
average home footprint on the street is 2,600 square feet. The proposed development has 
reduced the size of house footprint to the maximum extent practicable, has created a 
disturbance area less than 50% of the lot, and has proposed a layout that avoids all 
direct impacts to wetlands. There is no optional reasonable use that would allow a 
reasonable economic use of the property with less adverse impacts. Thus, this criterion 
is met. 

c. Unless the applicant can demonstrate unique circumstances related to the subject property, the 
amount of site area that will be disturbed by structure placement and all land alteration 
associated with the proposed development activity, including but not limited to land surface 
modification, utility installation, decks, driveways, paved areas, and landscaping, shall not 
exceed the following limits: 

1) If the subject property contains 6,000 square feet of area or less, no more than 50 percent of 
the site may be disturbed. 

The project property contains approximately 5,743 square feet of area, and so this 
regulatory limit applies. Approximately 2,872 square feet (or 50%) of the project 
parcel will be designated a protected non-disturbance area. Therefore, 50% of the 
parcel will be disturbed due to project actions.  

2) If the subject property contains more than 6,000 square feet but less than 30,000 square feet, 
not more than 3,000 square feet may be disturbed. 

This regulation does not apply. 

3) For the subject property containing 30,000 square feet or more, the maximum allowable site 
disturbance shall be between 3,000 square feet and 10 percent of the lot area, to be determined 
by the City on a case-by-case basis. 

This regulation does not apply. 

4) The amount of allowable disturbance shall be that which will have the least impact on the 
critical area and the critical area buffer given the characteristics and context of the subject 
property, critical area, and buffer. 

The amount of disturbance proposed is the minimum amount required for 
reasonable use of the property. The proposed development has been designed to 
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minimize unavoidable impacts to the critical area and critical area buffer to the 
maximum extent feasible.   

5) Public improvements within the right-of-way required by Chapter 110 KZC, (for example, 
required curb, gutter and sidewalk improvements), are not counted in the maximum 
allowable area of site disturbance. The City shall allow or require modifications to the public 
improvement standards that minimize the impact to the critical area and buffer and any 
impacts associated with required public improvements shall be mitigated by the applicant.  

As no public improvements within the right-of-way have been required by the City, 
this regulation does not apply. 

6) The portion of a driveway located within an improved right-of-way is not counted in the 
maximum allowable area of site disturbance. However, a driveway or any other private 
improvement located in an unimproved right-of-way shall be counted in the maximum 
allowable area of site disturbance.  

As the driveway will be located on the parcel, this regulation does not apply. 

d. The proposal is compatible in design, scale and use with other legally established development in 
the immediate vicinity of the subject property in the same zone and with similar critical area site 
constraints. 

The proposed house is compatible in design with adjacent single-family homes and is in 
fact smaller in scale that the adjacent single-family homes to avoid impacts to critical 
areas. Thus, this criterion is met. 

e. The proposal utilizes to the maximum extent possible innovative construction, design, and 
development techniques that minimize to the greatest extent possible net loss of critical area 
functions and values, including pin construction, vegetated roofs, and pervious surfaces. 

The proposed house has utilized innovative construction and design to minimize to the 
greatest extent possible net loss of critical area functions and values, including pin 
construction, vegetated roofs, and pervious surfaces. In addition, the area outside of the 
disturbance area will be enhanced by removing invasive species and planting native 
trees and shrubs, thus further reducing impacts to critical area functions. Thus, this 
criterion is met. 

f. The proposed development does not pose an unacceptable threat to the public health, safety, or 
welfare on or off the subject property. 

The proposed development does not pose an unacceptable threat to the public health, 
safety, or welfare on or off the subject property. Thus, this criterion is met. 
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g. The proposal meets the mitigation, maintenance, and monitoring requirements of this chapter. 

Sections 3.0 through 6.0 describe the mitigation, maintenance, and monitoring and 
meets requirements of this chapter. Thus, this criterion is met. 

h. The proposed development is on a lot meeting the criteria of KZC 115.80, Legal Building Site. 

The lot meets the criteria of KZC 115.80. Thus, this criterion is met. 

i. The inability to derive reasonable use is not the result of the applicant’s actions or that of 
previous property owners, such as by altering lot lines pursuant to Chapter 22 KMC that results 
in an undevelopable condition; 

The inability to derive reasonable use of the property is from natural conditions and is 
not the result of the applicant’s actions or that of previous property owners. Thus, this 
criterion is met. 

The granting of the exception will not confer on the applicant any special privilege that is denied 
by this chapter to other lands, buildings, or structures under similar circumstances.  

The applicant understands that the granting of the exception will not confer on the 
applicant any special privilege that is denied by this chapter to other lands, buildings, or 
structures under similar circumstances. Thus, this criterion is met. 

2.0 PROPOSED MITIGATION 
The proposed site plan has been revised to avoid all impacts to the on-site Wetland B. As such, 
no wetland mitigation is proposed. However, the proposed development will impact a portion 
of the Wetland B buffer, as shown in Figure 2 and described previously. The buffer impacts will 
be mitigated as described in Section 3.0 of this plan. Additionally, the on-site Wetland B will be 
improved through wetland enhancement actions, also described in Section 3.0.  

3.0 WETLAND AND VEGETATED BUFFER ENHANCEMENT PLAN 
The development will result in more than 1,000 square feet of total new net impervious area; 
thus, the wetland buffer must meet the following vegetation standards described in KZC 90.130. 
(Note: The code is cited verbatim [and italicized] with responses [not italicized] interspersed.) 

a. Native cover of at least 80% on average throughout the buffer area. Additionally, the first 
two of the following strata of native plant species each must compose of [sic] at least 20% 
areal cover, and the third may compose no more than 20% areal cover: 

1) Multi-age forest canopy (combination of existing and new vegetation); 

2) Shrubs; and 
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3) Woody groundcover (such as kinnikinnick, salal and sword fern) or unmowed herbaceous 
groundcover; 

During the site visit on August 5, 2019, the wetland buffers did not have at least 80% cover of 
native vegetation, with a forested canopy and shrub layer each exceeding 20%. Additionally, 
the forest canopy contains a single-age forest canopy; thus, the buffer does not meet this 
criterion. 

b. At least three (3) native species each making up a minimum of 10% coverage (for diversity); 

Currently only 2 native species, red alder and red-osier dogwood, exceed the 10% coverage; 
thus, this criterion is not met. 

c. Less than 10% noxious weeds cover using King County weed list and permanent removal of 
all knotweed; and 

Currently, Himalayan blackberry and Japanese knotweed each make up approximately 20% of 
the buffer; thus, this criterion is not met.  

d. Removal of lawn and any illegal fill as determined by the City. 

Currently there is no lawn or illegal fill within the buffer; thus, this criterion is met. 

As previously stated, the proposed site plan revisions avoid all impacts to on-site Wetland B, 
and half of the 5,743-square-foot parcel—approximately 2,872 square feet—will be designated a 
non-disturbance area. Within this non-disturbance area, the on-site Wetland B as well as the on-
site buffers for both Wetland A, Wetland B, and the unnamed creek will be enhanced through 
the restoration actions detailed further in this section.  

3.1 Grading and Invasive Species Removal 
Throughout the 2,872-square-foot, non-disturbance and wetland- and buffer-enhancement area, 
invasive species such as Himalayan blackberry and Japanese knotweed will be removed as part 
of the regrading of the fill pile that will be required as part of the project. The fill pile must meet 
a 1:1 factor of safety. To obtain this safety factor, the fill pile will be regraded at 3:1 slope. KZC 
90.180.B.5.c, the location of the fill pile within the wetland and stream buffer and the required 
regrading qualifies as a unique circumstance which will result in land disturbance (i.e., 
regrading) in order to meet factors of safety and be revegetated to a higher standard than the 
existing conditions. Since less than 50% of the site will be disturbed, the relevant conditions of 
KZC 90.180.B.5.c are met.  

The regrading will remove all invasive species within the enhancement area, inclide much of 
the root zone. 
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3.2 Planting Plan 
The following planting schedule is proposed for the 2,872-square-foot mitigation area so that 
the on-site wetland and stream buffers will comply with the vegetation standards described in 
KZC 90.130. The planting schedule will also enhance vegetation within Wetland B. Based on 
King County’s mitigation plant specifications for plant spacing of forested buffers and scrub-
shrub wetlands, a total of 180 native plants must be present within the total mitigation area (i.e., 
wetland/stream buffer enhancement area and wetland enhancement area).. See Table 1 below 
for the proposed planting schedule.  

Table 1. Planting Schedule  

Common Name Scientific Name Container Sie Spacing (feet 
OC) Quantity* 

Wetland Buffer Planting Area (approximately 2,572 square feet) 

Western red-cedar Thuja plicata 2 gallon 9 14 

Pacific dogwood Cornus nuttallii 2 gallon 9 14 

Salal Gaultheria shallon 2 gallon 6 13 

Nootka rose Rosa nutkana 2 gallon 6 14 

Red-flowering currant Ribes sanguineum 2 gallon 6 13 

Ocean-spray Holodiscus discolor 2 gallon 6 13 

Evergreen huckleberry Vaccinium ovatum 2 gallon 6 13 

Creeping Oregon grape Mahonia repens 2 gallon 6 13 

Bleeding heart Dicentra formosa 2 gallon 4 20 (in clumps of 
3-5) 

Sword fern Polystichum munitum 4-inch pot 4 18 

Western red cedar Thuja Plicata 5 gallon 10 7 

     

Wetland Planting Area (approximately 300 square feet) 

Nootka rose Rosa nutkana 2 gallon 6 8 

Common camas Camassia quamash 4-inch pot 4 10 (in clumps of 
3-5) 

Showy fleabane Erigeron speciosus 4-inch pot 4 10 (in clumps of 
3-5) 

TOTAL 180 
* Quantities are based on 2,872 square feet of total planting area and plants installed based on square pattern. 
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3.3 Mulching 
At least 4 inches of suitable mulch will be placed around plants in a 24-inch diameter circle 
around the plant for weed control. Mulch will be placed so that the plant root systems will not 
come in contact with mulch. 

3.4 Fencing and Signage 
A split-rail fence will be installed along the west side of the mitigation area. One “native growth 
protection” sign will be placed along the fence. Figure 2 shows the location of fencing and 
signage. 
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4.0 PERFORMANCE STANDARDS 
The objective of the vegetated buffer is to comply with KZC 90.130. Monitoring will be 
conducted yearly for a period of 5 years to determine if the buffer is on a trajectory to meeting 
KZC 90.130. The success criteria for the following performance standards are summarized in 
Table 2. 

Table 2. Summary of Success Criteria 

Performance 
Standard 

Success Criteria 

Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 

Plant Survival (%) NC 100% 80% NC NC NC 
Native Species (% 
cover) NC NC NC 50% NC 80%† 

Invasive Species* 
(% cover) NC <10% <10% <10% <10% <10% 

Native Plant 
Diversity      

3 native 
species 

comprising 
>10% ea. 

* Source: King County NWCB 2021 (or latest version) 
PS Performance standard  
NC No criterion may be used as baseline information. 
† 2 out of 3 tree, shrub, or groundcover must be at least 20% and at least 3 native species each 

comprise at least 10% cover. 
 

4.1 Plant Survival 
Planted vegetation and natural recruits will be monitored for survival for 3 years (Year 1, Year 
2, and Year 3). Monitoring will not occur after Year 3 because it is expected that plant growth 
and the amount of natural recruits will make identifying planted vegetation extremely difficult. 
Monitoring will occur once in the spring after deciduous plants have flowered or leafed-out, 
and once in the fall before deciduous leaves have dropped for easier identification, though 
detailed data will only be collected in the fall (see Section 5). Table 2 shows the success criteria 
for plant survival. 

Contingency Measure  

Plant survival could be negatively affected by improper installation, diseased or infested plants, 
inadequate watering, or extreme weather. If more than 25% of new plantings die in a single 
year, the cause of the high losses will be investigated and corrected before dead plants are 
replaced. Dead plant material will only be removed after that year’s scheduled monitoring.  
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4.2 Native Plant Cover 
Planted vegetation and natural recruits will also be monitored for percent cover for 2 years 
(Year 3 and Year 5). Monitoring will occur in the fall before deciduous leaves have dropped for 
easier identification, (See Section 5). Table 2 shows the success criterion for percent cover for 
each year of monitoring. 

Contingency Measure  

Plant growth, as determined by percent cover, could be negatively affected by improper 
installation, diseased or infested plants, inadequate watering, or extreme weather. If the percent 
cover success criterion is not met, the cause will be investigated and corrected. Correction 
measures may include increased watering, soil amendments, fertilizing, or revision of planting 
palate and additional plantings. 

4.3 Invasive Species Cover 
The percent cover of area dominated by invasive species will be monitored for 5 years (Year 1, 
Year 2, Year 3, Year 4, and Year 5). Monitoring will occur during the growing season after 
deciduous plants have flowered or leafed-out for easier identification, though detailed data will 
only be collected in the fall (see Section 5). Table 2 shows the success criterion for invasive 
species cover for each year of monitoring. 

Contingency Measure  

Dominance by invasive species could result from the disturbance of the soil, a high mortality 
rate of the native planted vegetation, or colonization by windborne seeds. To reduce 
colonization by invasive species, a site maintenance plan is described in Section 6.0. If more 
than 25% of area is covered by invasive species, the cause of infestation will be investigated and 
corrective actions will be taken before weeds are removed. Contingency measures could include 
increasing the frequency of weeding until native vegetation can grow and dominate the area, or 
increasing the density of native vegetation with additional plantings. 

4.4 Native Plant Diversity 
Planted vegetation and natural recruits will also be monitored for diversity for 1 year (Year 5). 
Monitoring will occur in the fall before deciduous leaves have dropped for easier identification, 
(See Section 5). Table 2 shows the success criterion for native plant diversity for each year of 
monitoring. 

Contingency Measure  

Plant diversity, as determined by percent cover, could be negatively affected by improper 
installation, diseased or infested plants, inadequate watering, or extreme weather. If the percent 
cover success criterion is not met, the cause will be investigated and corrected. Correction 
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measures may include increased watering, soil amendments, fertilizing, or revision of planting 
palate and additional plantings. 

5.0 MONITORING 
A monitoring period of 5 years is proposed to ensure that the vegetated wetland buffer meets 
the criterion of KZC 90.130. A Year 0 (or “as-built” report) will serve as the baseline for future 
monitoring events.  

5.1 Year 0 Monitoring 
Data collected in Year 0 will provide the baseline for the success criteria for Years 1 through 5 
monitoring. There are no success criteria associated with Year 0.  

Confluence will use a global positioning system (GPS) to record the location of each installed 
plant. An as-built map of installed plants will then be used in subsequent monitoring events to 
determine plant survival. 

5.2 Yearly Monitoring 
Following are the methods to occur during the annual fall monitoring. 

5.2.1 Plant Survival 

Interim and final success will be defined by meeting the success criteria shown in Table 2. Plant 
survival will be recorded within the mitigation area by comparing the number and species of 
plants recorded on the as-built drawings to site conditions at the time of monitoring. The 
percent survival is calculated by dividing the number of plants (by species) identified as alive 
during the monitoring event by the number of plants (by species) identified on the as-built plan. 
Table 2 summarizes the success criterion for plant survival. 

Monitoring will occur during the growing season after deciduous plants have flowered or 
leafed-out for easier identification. 

It is the expectation that all plants be monitored for survival for 3 years, so if plants are installed 
after Year 0, then those plants will be monitored for survival for 3 consecutive years, which may 
require monitoring to occur after Year 3.  

5.2.2 Percent Cover 

Interim and final success will be defined by meeting the success criteria for percent cover of 
invasive species performance standards shown in Table 2. The percent cover method will be 
used to record the percent cover of trees and shrubs within permanent circular plots 10 feet in 
diameter. The location of each circular plot along the transect will be determined during the 
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Year 0 monitoring. Each plot must be at least 20 feet apart. In each circular plot, the percent 
cover of herbaceous species, including bare ground, will be estimated and recorded. 

5.2.3 Plant Diversity 

Plant diversity will be calculated by determining if at least 3 native plant species ,each making 
up a minimum of 10% coverage, is present within the mitigation area. 

5.2.4 Site Photographs  

At each of the photo points, a fixed-lens digital camera will be used to take photographs, either 
a panoramic photo or one at every 90 degrees of the compass. 

5.3 Reporting 
Confluence will prepare 6 reports over a 5-year period, including one Year 0 report and 5 
annual progress reports. 

5.3.1 Year 0 Report (As-Built) 

The Year 0 report and as-built drawing will be completed within approximately 30 days after 
buffer enhancement site construction is completed. One copy of the report will be provided to 
the City. The following will be included in the report: 

 actual planting schedule (density, container size); 
 coordinates of actual location of transects and photo points; 
 location of transects and photo points depicted on a figure;  
 location of installed plants depicted on a figure; and 
 description of changes from original site design. 

5.3.2 Annual Progress Reports 

For each fall monitoring event, Confluence will prepare a report. One copy of each report will 
be provided to the City. The following will be included in each report: 

 data tables; 
 species lists; 
 date of survey; 
 a narrative description of methods and contingency measures taken; 
 identification of planted and naturally-recruited trees and shrubs; 
 interpretation of results; 
 recommendations for additional plantings, if needed; 
 recommendations for additional maintenance, if needed; and 
 color photos. 
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All annual progress reports will be submitted within approximately 60 days of conducting the 
monitoring survey. Monitoring reports would be submitted for Years 1, 2, 3, 4, and 5 
documenting success of meeting the performance criteria listed in Table 2. 

6.0 MAINTENANCE 
Maintenance activities will include, but are not limited to, vegetative maintenance (including 
watering, replanting, weed control around plantings, control of invasive species) and general 
maintenance.  

6.1 Watering 
Since plant installation is planned to occur during fall, watering is not scheduled, other than at 
the time of plant installation. Monthly watering may be necessary during the first, second, and 
third summers after plant installation to assist survival and establishment of plantings. If 
replacement plants are installed, a similar watering schedule would occur. 

How watering occurs will be determined by the contractor overseeing the maintenance of the 
enhancement area. For example, watering could occur via water truck or the installation of an 
irrigation system.  

6.2 Weeding 
Weeding around trees and shrubs will be important during the growing seasons to ensure 
establishment and prevent stress to the plants from competition for resources. Weeding will 
occur at least annually. While Japanese knotweed and Himalayan blackberry are the primary 
weeds currently in the enhancement area, all invasive species will be weeded. This schedule of 
weeding will occur until the plants have established themselves and outcompete the invasive 
species. 

Prior to installation of native plants, the site will be sprayed with an herbicide to kill invasive 
species. Herbicides will only be applied at the rates and for the site conditions specified on the 
herbicide label. Herbicide applications will follow requirements set forth by the City of 
Kirkland (Kirkland 2019). Following the initial herbicide application, removal methods may 
include additional, targeted spraying and/or had removal methods.  

6.3 Mulching 
Mulching may occur around shrub and tree plantings to help retain water and exclude weeds. 
Mulch will be placed when plants are installed and additional mulch may be placed as needed 
throughout the monitoring period. Mulch around plantings will be no thicker than 3 to 4 inches.  
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6.4 Dead Plant Removal 
Dead plant material will only be removed after scheduled monitoring. This will allow for the 
accurate assessment of planting success needed for the monitoring program and to aid in 
determining why the plants did not survive. Replacement planting will be detailed in a section 
of the monitoring report for the year. 

7.0 FINANCIAL SECURITY 
KZC 90.130 states that a performance or maintenance security may be required in the amount 
and form as the Planning Official deems necessary to assure that all work or actions are 
satisfactorily completed and maintained in accordance with the approved plans, specifications, 
and permit or approval requirements. Per KZC 90.165, the King County Critical Areas Bond 
worksheet was used to determine the amount of required financial security to be $15,285.67. 
This Critical Areas Mitigation Bond worksheet is attached in Appendix A.  
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Appendix A 
King County Critical Areas  

Bond Worksheet 
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                                 Department of Permitting and

                    Environmental Review

         35030 SE Douglas Str, Suite 210

Snoqualmie, WA 98065-9266

206-296-6600  TTY Relay: 711

Date: 1-Dec-21 Prepared by: 

Project Number:

Applicant: Phone:

PLANT MATERIALS (includes labor cost for 

plant installation)

Type  Unit Price Unit Quantity  Cost 

PLANTS:  Potted, 4" diameter, medium 

$5.00 Each

58.00

 $                           290.00 

PLANTS: Container, 2 gallon, medium soil 

$20.00 Each

115.00

 $                        2,300.00 

TOTAL  $                        2,590.00 

Type  Unit Price Unit  Cost 

Irrigation - temporary
$3,000.00 Acre

0.07
 $                           198.00 

TOTAL  $                           198.00 

 Native Tree and Shrub Species: 
Western red-cedar, pacific 
dogwood, pacific madrone, Salal, 
nootka rose, red-osier dogwood, 
red flowering currant, oceanspray, 
evergreen huckleberry, creeping 
Oregon grape.  

INSTALLATION COSTS ( LABOR, EQUIPMENT, & OVERHEAD)

Critical Areas Mitigation

Bond Quantity Worksheet

 Description 

 Native Herbacous Species: 
bleeding heart, swrod fern, 
common camas, showy fleabane 

Kerrie McArthur

Project Description: Mitigate for single-family residential development through 

3,300 sqft of wetland and wetland buffer enhancement.

Project Name:     11662 91st Place NE Mitigation                           

Location:  11662 91st Place NE, Kirkland, WA 98034 Artoush Fanaiyan

Temporary irrigation across the 
3,300 sq.ft. mitigaiton area.

C24  09/09/2015

Page 1 of 3
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EROSION CONTROL

ITEMS  Unit Cost Unit  Cost 

Fence, silt

$1.60 LF

65.00

 $                           104.00 

Mulch, by hand, wood chips, 2" deep
$3.25 SY

319.50
 $                        1,038.38 

TOTAL  $                        1,142.38 

GENERAL ITEMS

ITEMS  Unit Cost Unit  Cost 

Fencing, split rail, 3' high (2-rail) $10.54 LF

65.00

 $                           685.10 
Signs, sensitive area boundary (inc. backing, post, install) $28.50 Each 1.00  $                             28.50 

TOTAL  $                           713.60 

 $                        4,643.98 

ITEMS
 Percentage 

of 
Construction 

Cost 
Unit  Cost 

Mobilization 10% 1  $                           464.40 

Contingency 30% 1  $                        1,393.19 

TOTAL  $                        1,857.59 

MAINTENANCE AND MONITORING

Maintenance, annual (by owner or consultant)

Larger than 1,000 sq. ft. but less than 5,000 sq.ft. of wetland 
or buffer mitigation  $        180.00 EACH 20.00  $                        3,600.00 

NOTE:  Projects with multiple permit requirements may be required to have longer 
monitoring and maintenance terms.  This will be evaluated on a case-by-case basis 
for development applications.  Monitoring and maintance ranges may be assessed 
anywhere from 5 to 10 years.  

 (Construction Cost Subtotal) OTHER

Silt fence will be placed along the 
Disturbance Limit to ensure that 
no project activities impact the 
mitigation area.

Wood chick mulch installed over 
the entire mitigaiton area.

Split Rail Fence will be placed 
along the Disturbance Limit after 
construction to delineate and 
protect the mitigation area.

(4hr @$45/hr); 4 times/year for 5 
years

Page 2 of 3
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Monitoring, annual (by owner or consultant)

Larger than 1,000 sq.ft. but less than 5,000 wetland or buffer 
mitigation  $        720.00 EACH 5.00  $                        3,600.00 

TOTAL  $                        7,200.00 

Total $13,701.57

(8 hrs @ 90/hr) for 5 years

Page 3 of 3
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750 Sixth Street South | Kirkland, WA 98033 
P 425.822.5242 | f 425.827.8136 | w ater she dc o .c om  

April 6, 2022 
 
Jennifer Anderer 
City of Kirkland Planning and Building Department 
Kirkland, WA 98103 
Via email:  janderer@kirklandwa.gov 

Re:  Critical Areas Review of 11662 91s t  Place NE, #SAR19-00591,  
Updated Site Plan 
The Watershed Company Reference Number: 170622.53 

Dear Jennifer: 

Thank you for requesting peer review of the latest submittal for the property at 11662 91st Place 
NE (parcel # 3754500040). This letter summarizes my review of the following updated critical 
area documentation: 

• December 1, 2021. 11662 91st Place NE Final Mitigation Plan. Prepared by Confluence 
Environmental (Confluence). 

• August 25, 2020. Fanaiyan Goat Hill 2 House, new construction, 11662 91st Pl. NE, Kirkland, 
WA 98034. (Site Plan) By ZK Architecture.  

This project is vested to the 2017 Kirkland Zoning Code (Ordinance O-4551), Chapter 90 
(Personal Comm. With City Planner Jennifer Anderer, 4/20/2021).  

For this review, documentation from the prior peer reviews of this site were referenced.  

Pe e r  Rev iew F ind ings  
The Mitigation Report and Site Plan were reviewed to assess documented changes. A few key 
items require follow up to clarify site plan edits and associated mitigation plan changes. 
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Peer Review, 11665 91st Pl. NE, Updated Site Plan 
City of Kirkland, Anderer, J. 

April 6, 2022 
Page 2 

Impact Assessment 

Sewer Line 
The site plan was updated to include a sanitary sewer line through wetland buffer in the 
northeast quadrant of the property. The updated Site Plan includes TESC sheet 1 of 4; it shows a 
disturbance totaling approximately 104 square feet (52-feet long by 2-feet wide) for installation 
of the sewer line. No easement for the sewer line is identified.    

Wetland buffer impacts were not updated to account for the sewer line. Sewer line impacts for 
pipe installation are presumed to be temporary. However, typically a maintenance easement is 
established, and planting is restricted within that easement to avoid damage to the utility line 
from tree roots. Commonly utility easements extend 10-15 feet on either side of the utility line. If 
trees cannot be planted in this area, that should be noted on the mitigation plan. Additionally, 
the proposed sewer line is within driplines of two existing significant trees. Those trees are not 
marked for removal. An arborist should verify that those trees can sustain the proposed root 
damage and are suitable for retention.  

House 
The Mitigation Report also documents that the house footprint was reduced by three square 
feet, from 2,868 to 2,871 square feet. Such a small change is not evident on the plans.  

Mitigation Proposed 
Section 3.2 of the Mitigation Report states that the enhancement planting area was reduced by 
158 square feet, from 3,030 to 2,872 square feet. This reduction is not evident in the hatched 
enhancement area on the provided site plan (Sheet A 03). The proposed planting has been 
reduced based on this smaller enhancement area. Although the proposed plant schedule is 
appropriate for a 2,872 square foot area, the reason and location(s) of the 158 square feet 
reduction is unclear. It is not itemized in the submittal. Otherwise, the site plan does not differ 
significantly from the previous plan and enhancement planting covers the remainder of the 
property.   

Section 4.0 Performance Standards (Table 2), a note needs to be added to address knotweed. 
Tolerance for knotweed is zero percent. Other noxious weeds, such as non-native blackberry, 
must be maintained at less than 10 percent cover.     

In our experience the proposed bleeding-heart groundcover is difficult to establish. Heartier 
groundcover plants, like kinnikinnick are recommended. 
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Peer Review #5, 11665 91st Pl. NE 
City of Kirkland, Anderer, J. 

April 6, 2022 
Page 3 

Bond Quantity Worksheet 
The plant quantities listed are higher than shown in the Mitigation Report, Table 1 – Planting 
schedule.  

For monitoring, please increase the quantity to six to include the as-built documentation.  

The King County form is very old and does not reflect current unit pricing, especially 
considering recent inflation rates.  Per Kirkland Zoning Code section 90.165.4, the amount can 
be based on the King County form but “The City may request changes in unit pricing if the 
worksheet is found to be out of date with respect to current market prices.”  Therefore, I 
recommend the unit prices be researched and revised accordingly.  

Other items 
The code compliance section of the submitted Mitigation Report lists KZC 90.180.4.e twice as 
both e and f. This results in a mislabeling of the code excerpts that follow it.  

Additionally, as noted previously, the City requires recorded critical area easements or tracts 
for critical area protection in perpetuity (KZC 90.210). 

Re comm endat ions  
The following updates or revisions are recommended to demonstrate compliance with City of 
Kirkland critical area regulations. 

• Revise the mitigation plan report and associated mitigation plan to address the items 
above: 

o Consolidate all relative mitigation details into one separate plan set for ease of 
review, installation, and monitoring activities.  Relevant details would include:  
existing conditions, impact calculations, planted areas with plant schedule, soil 
amendments, habitat structures, and notes outlining performance standards 
and monitoring and maintenance requirements. 

o Correct the code excerpt typo in the code compliance section. 

o Have an TRAQ certified arborist review the retention of two trees with 
driplines/roots in the sewer line area. 
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Peer Review, 11665 91st Pl. NE, Updated Site Plan 
City of Kirkland, Anderer, J. 

April 6, 2022 
Page 4 

o Review sewer line easement requirements, planting restrictions, and potential 
tree impacts associated with the proposed sewer line.  

o Document and quantify temporary and permanent impacts or restrictions 
associated with the new proposed sewer line.  

o Update enhancement mitigation area figures and plant schedule as needed to 
capture plan revisions.  

o Update the invasive plant cover performance standard to note that there is zero-
tolerance for knotweed. The 10 percent cover threshold applies to the other 
invasive weeds, such as non-native blackberry.   

• Bond Quantity Worksheet 

o Update bond quantity worksheet to include any soil amendment and the Year-0 
as-built report in the monitoring quantity.   

o Update the plant costs to match the reported plant schedule (post-revision).  

o A pricing update to the submitted BQW is also recommended to comply with 
KZC 90.165.4. 

• Ensure recording of a critical area easement or tract per KZC 90.210. 

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

Sincerely, 

 
Nell Lund, PWS 
Senior Ecologist        
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April 27, 2022 

Jennifer Anderer 
City of Kirkland 
123 5th Avenue 
Kirkland, WA 98033 

Re:  Response to April 6, 2022, Comments Regarding Critical Areas Review of 11662 91st Place 
NE, #SAR19-00591, Updated Site Plan 

Dear Jennifer: 

This letter has been prepared to address comments in The Watershed Company’s (TWC’s) 
review letter, dated April 6, 2022 (TWC 2022), and summarize related discussions from our 
April 22, 2022, virtual meeting. It was agreed upon during our meeting that this response letter 
addressing TWC’s comments would suffice as an amendment to the final mitigation plan 
(Confluence 2022) and a revised mitigation plan would not be required.  

TWC’s comment letter focused on a few key items, namely the sewer line, changes to the house 
footprint, and the planting schedule described in the mitigation plan (as it relates to the sewer 
line). 

IMPACT ASSESSMENT 

Sewer Line 
TWC stated that wetland buffer impacts were not updated to account for the sewer line; 
however, as discussed in the mitigation plan and shown in Figure 2 of the mitigation plan, the 
sewer line is within the area classified as disturbance area and is therefore included in the 
wetland buffer impact calculations. In fact, the footprint of the house was reduced so that the 
disturbance area remained at 50% of the lot size (as required under Kirkland Zoning Code 
[KZC] 90.180.5.c). The sewer line will be a hand dug trench; thus, the width of the disturbance 
area associated with the sewer line is approximately 2 feet. Because this is a private sewer line, 
within a designated disturbance area, a maintenance easement is not required.  

TWC was likely unaware of the multiple iterations of the site and sewer line plans that have 
been developed in coordination with the City of Kirkland. TWC’s comment letter states that 
there are two trees within the sewer line, these trees were not marked for removal, and an 
arborist needed to be consulted for trenching within the drip line of these trees. However, as 
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explained during our meeting, the trees are being removed as part of the geotechnical 
requirements to stabilize the steep slopes associated with the fill pile and not being removed for 
the installation of the sewer line. Thus, there would be no trees within the sewer line route and 
this comment is error.  

House 
The house footprint was redesigned and reduced by 3 square feet so that the sewer line could be 
accommodated within the confines of the disturbance area, as required by KZC 90.180. A 3-
square-foot reduction in house footprint cannot be seen at the scale of plans included in the 
mitigation plan. 

MITIGATION PROPOSED 
The enhancement area in Figure 2 of the mitigation plan purposefully includes the disturbance 
area associated with the sewer line. That is because this area will be planted with native 
herbaceous plants and will therefore be enhanced. The non-disturbance area is the only area 
that will be subject to the maintenance and monitoring requirements described in the 
monitoring plan, and as amended in this letter. TWC commented that the non-disturbance area 
was reduced by 158 square feet; this reduction is due to the requirement to have the sewer line 
be designated as part of the disturbance area.  

Per TWC’s comment, the success criteria will be updated to include 0% cover for Japanese 
knotweed (Table 2).  

Table 2. Summary of Success Criteria 

Performance Standard 
Success Criteria 

Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 
Plant Survival (%) NC 100% 80% NC NC NC 
Native Species (% cover) NC NC NC 50% NC 80%† 
Invasive Species* (% cover) NC <10% <10% <10% <10% <10% 
Japanese knotweed [Fallopia 
japonica] (% cover) 

NC 0% 0% 0% 0% 0% 

Native Plant Diversity      3 native species 
comprising >10% ea. 

* Source: King County NWCB 2021 (or latest version 
  
NC No criterion may be used as baseline information. 
† 2 out of 3 tree, shrub, or groundcover must be at least 20% and at least 3 native species each comprise at least 10% cover. 
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BOND QUANTITY WORKSHEET 
We understand TWC comments and that the city will be updating the bond quantity worksheet. 

RECOMMENDATIONS 
TWC had a series of recommendations. I have provided them below, in italics, followed by our 
responses. 

Revise the mitigation plan report and associated mitigation plan to address the items above: 

 Consolidate all relative mitigation details into one separate plan set for ease of review, 
installation, and monitoring activities. Relevant details would include: existing conditions, 
impact calculations, planted areas with plant schedule, soil amendments, habitat structures, and 
notes outlining performance standards and monitoring and maintenance requirements. 

It is our understanding that this will be a condition of approval. We will prepare a mitigation 
plan set with the updated information and clarifications discussed in this letter.  

 Correct the code excerpt typo in the code compliance section. 

Since a mitigation plan set will be created rather than revisions to the mitigation plan, this typo 
will not be corrected. 

 Have an TRAQ certified arborist review the retention of two trees with driplines/roots in the 
sewer line area. 

Per the discussion above, the sewer line will not cause the removal of any trees. Rather it is the 
required grading to stabilize steep slopes that results in the removal of the trees. Thus, an 
arborist review is not applicable. 

 Review sewer line easement requirements, planting restrictions, and potential tree impacts 
associated with the proposed sewer line. 

This issue was discussed during our meeting. Based on our discussion, it was concluded that 
since this is a private sewer line within a disturbance area, a sewer line easement is not 
required.  
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 Document and quantify temporary and permanent impacts or restrictions associated with the 
new proposed sewer line. 

The sewer line is within the area classified as disturbance area, as shown in Figure 2 of the 
mitigation plan. The mitigation plan clearly defines and quantifies the disturbance area and 
non-disturbance area and discusses the enhancement of the non-disturbance area. Thus, we do 
not believe further clarification is needed. 

 Update enhancement mitigation area figures and plant schedule as needed to capture plan 
revisions. 

This will be completed as part of the mitigation plan set. 

 Update the invasive plant cover performance standard to note that there is zero-tolerance for 
knotweed. The 10 percent cover threshold applies to the other invasive weeds, such as non-native 
blackberry. 

This was updated within this letter and will be included in the mitigation plan set. 

Bond Quantity Worksheet 

 Update bond quantity worksheet to include any soil amendment and the Year-0 as-built report in 
the monitoring quantity. 

 Update the plant costs to match the reported plant schedule (post-revision). 

 A pricing update to the submitted BQW is also recommended to comply with KZC 90.165.4. 

Based on City comments and discussions, it is our understanding that the City will be updating 
the bond quantity worksheet as part of the staff report. Thus, there is no action on our part. 

If you have comments or questions, please feel free to contact me. 

Respectfully yours, 

KERRIE McARTHUR, PWS, CERP, FP-C 
Managing Senior Biologist 
206.999.6201 
kerrie.mcarthur@confenv.com 
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Jennifer Anderer

From: Jennifer Anderer

Sent: Tuesday, May 08, 2018 5:03 PM

To: 'zbigkonofalski@frontier.com'

Cc: 'artoush76@yahoo.com'

Subject: Legal Lot Status - PIN 3754500040

All, 
 
 
Please find below the City’s analysis of the legal status for PIN 3754500040: 

115.80 Legal Building Site  

1.    General – It is a violation of this code to erect any structure on or to use or occupy any lot or parcel unless that lot or parcel 

is a legal building site. A lot or parcel is a legal building site if it meets all of the following criteria: 

a.    It was created or segregated pursuant to all applicable laws, ordinances and regulations. - OK 

b.    Except as specified in subsection (2) of this section, it meets the allowable minimum lot size established by this code. 

– NOT OK 

c.    It is either adjacent to, or has a legally created means of access to, a street providing access to the lot or parcel. - OK 

2.    Exception, Detached Dwelling Units – An applicant may build one (1) detached dwelling unit on a lot or parcel regardless of 

the size of the lot or parcel if: 

a.    The applicant applies for necessary permits to construct the unit within five (5) years of the date the lot or parcel is 

annexed into the City and the lot or parcel was a lawfully created lot under King County subdivision and zoning laws; or  - 

NO; this property was annexed on 06/01/2018 

b.    There is or ever has been a residence on the subject property. At any time, the applicant may remodel, rebuild, or 

enlarge that one (1) residence; provided, that all other Zoning Code requirements are met; or – I do not see any 

evidence of this in any of the historical data available to me 

c.    The lot size was approved pursuant to all applicable laws, ordinances and regulations; or – See analysis below 

d.    The lot lines defining the lot or parcel were recorded in the King County Assessor’s Office prior to May 17, 1972, and 

the lot or parcel has not simultaneously been owned by the owner of a contiguous lot or parcel which fronts on the same 

right-of-way subsequent to May 17, 1972. – Data not provided by the applicant 

(Ord. 4408 § 1, 2013; Ord. 3852 § 1, 2002) 
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Back to Top 

 
 
Analysis of 115.80.2.c Criteria 

 
Compliance with Subsection C requires analysis of King County Zoning to show that the “lot size” of the Parcel was 
approved pursuant to applicable “laws, ordinances, or regulations” before it was annexed by the City: 
 
King County Zoning (1937) – The County tried to enact zoning regulations in 1937 (+/- 10 years after the Juanita Beach 
Camps subdivision was recorded), but it was deemed unconstitutional due to a lack of Comprehensive Plan. 
 
King County Zoning (1958) – The first lawful zoning code enacted by King County is dated 08/12/1958 which adopted six 
different residential zones with the smallest permitted lot being 6,000SF (R-6).  Since this lot is only 5,743 SF it does not 
meet any possible residential zoning classification per the County’s 1958 code. 
 
King County (2011) – The zoning in effect when the property was annexed by the City (2011) provides additional 
guidance toward determining legal lot status.  The County enacted code to address those parcels that were created prior 
to the effective date of zoning by creating certain requirements which can deem legal building sites. For example, the 
County enacted Ordinance No. 13694 in 1999 (since amended), which is codified as KCC 19A.08.070.  Here there are two 
requirements that the lot must meet to be recognized as a legal building site today: 

1. For lots created before October 1, 1972 (which this is), it must be recognized as a separate tax lot by the County 
Assessor (KCC 19A.08.070(B)(1)(a)(2).  The property cards you supplied for this and the neighboring lots were 
sufficient in showing that this lot was taxed as its’ own separate lot. 

2. For lots created by the separation of multiple lots in a plat recorded prior to June 9, 1937 (such as the Juanita 
Beach Camps plat) the lot must have been provided with approved sewage disposal, water, or roads prior to 
January 1, 2000 (KCC 19A.08.070(B)(a)(b)).  Based on the City’s research, it is believed that this property meets 
this requirement with regards to sewage disposal.  (See Case Number L98G0014 under the norther parcel PIN 
3754500025). 

 
 
As such, this lot can meet the legal building status due to meeting the amended County regulations listed above. 
 
Note: City research has shown that there is a possible stream critical area to the east of this parcel and significant steep 
slopes.  The applicant should determine if there are any critical area buffers impacting this lot. 
 
 
 
Thank you, 
 
 
 
Jennifer Anderer | Assistant Planner 
Planning and Building Department 
City of Kirkland 
p: 425.587.3239 
 
Planning Counter hours: 8:00 am – 5:00 pm Monday-Friday; 10:30 am – 5:00 pm Wednesdays only.  Located in City Hall at 123 Fifth 

Avenue, Kirkland, WA 98033. 
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Page _____ of _____ Official City Document 

GEOLOGICALLY HAZARDOUS AREAS COVENANT 

File No.: 

Parcel Number: 

Project Name: 

Project 
Address: 

The undersigned are all of the owners of the real property described as follows: 

The real property contains geologically hazardous area(s) as depicted on the City of Kirkland’s 
critical areas map. 

The undersigned hereby agree to indemnify, defend, and hold harmless the City of Kirkland, 
its officers, agents, and employees (hereinafter collectively referred to as the “City”) from and 
against all claims, real or imaginary, filed against the City, alleging damage or injury caused 
by fault on the part of the undersigned, their employees or agents, and/or the City, arising out 
of any landslide or seismic activity occurring on the property and for any loss including any 
claim made therefor resulting from soil disturbance on the "property" in connection with the 
construction of improvements, including but not limited to storm water retention and 
foundations; provided, however, this Agreement shall not include damage resulting from the 
sole fault of the City.  "Loss" as used herein means loss from injury or damage incurred on or 
off the real property.  Fault as herein used shall have the same meaning as set forth in RCW 
4.22.015.  This Agreement shall also include all reasonable costs and expenses, including 
reasonable attorney's fees, incurred by the City in investigation and/or defense of any such 
claim. 

This Covenant shall be binding upon the heirs, successors, and assigns of the parties hereto 
and shall run with the land. 

DATED at Kirkland, Washington, this ________ day of ________________________, 
_______. 
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Page _____ of _____ Official City Document 

(Sign in blue ink) 

(Individuals Only) 

OWNER(S) OF REAL PROPERTY (INCLUDING SPOUSE) 

(Individuals Only) 

STATE OF WASHINGTON ) 
) SS. 

County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
_________________________________________________an
d ________________________________________to me 
known to be the individual(s) described herein and who 
executed the Geologically Hazardous Areas Covenant and 
acknowledged that _______ signed the same as ______free and 
voluntary act and deed, for the uses and purposes therein 
mentioned. 
WITNESS my hand and official seal hereto affixed the day and 
year first above written. 
________________________________________ 
Notary's Signature 
________________________________________ 
Print Notary's Name 

Notary Public in and for the State of Washington, 
Residing at: 
__________________________________________ 
My commission expires: ______________________ 
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 Page _____ of _____ Official City Document 

(Partnerships Only) 
OWNER(S) OF REAL PROPERTY 
 
  
(Name of Partnership or Joint Venture) 
 
  
By General Partner 
 
  
By General Partner 
 
  
By General Partner 
 

 

 

 

 

(Partnerships Only) 

STATE OF WASHINGTON ) 
    ) SS. 

County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
_________________________________________________an
d _________________________________________ to me, 
known to be general partners of 
______________________________, the partnership that 
executed the Geologically Hazardous Areas Covenant and 
acknowledged the said instrument to be the free and voluntary 
act and deed of each personally and of said partnership, for the 
uses and purposes therein set forth, and on oath stated that they 
were authorized to sign said instrument. 
WITNESS my hand and official seal hereto affixed the day and 
year first above written. 
__________________________________ 
Notary's Signature 
__________________________________ 
Print Notary's Name 
 
Notary Public in and for the State of Washington,  
Residing at: 
__________________________________________ 
My commission expires: ________________ 
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 Page _____ of _____ Official City Document 

(Corporations Only) 
OWNER(S) OF REAL PROPERTY 
 
  
(Name of Corporation) 
 
  

By President 
 

  
By Secretary 
 

 

 

 

 

(Corporations Only) 

STATE OF WASHINGTON ) 
     ) SS. 
County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
________________________________________________and 
_________________________________________ to me, 
known to be the President and Secretary, respectively, of 
_______________________________________, the 
corporation that executed the Geologically Hazardous Areas 
Covenant and acknowledged the said instrument to be the free 
and voluntary act and deed of said corporation, for the uses and 
purposes therein set forth, and on oath stated that they were 
authorized to sign said instrument and that the seal affixed is 
the corporate seal of said corporation. 
WITNESS my hand and official seal hereto affixed the day and 
year first above written. 
 
__________________________________ 
Notary's Signature 
__________________________________ 
Print Notary's Name 
 
Notary Public in and for the State of Washington,  
Residing at: 
__________________________________________ 
My commission expires: ________________ 
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 Page _____ of _____ Official City Document 

(LLC Only) 

OWNER(S) OF REAL PROPERTY 
 
  
(Name of Company) 
 
  
By Managing Member 
 
  
By Member 
 

 

 

 

 

 

 

(LLC Only) 

STATE OF WASHINGTON ) 
     ) SS. 
County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
________________________________________________and 
_________________________________________ to me, 
known to be the Member(s), respectively, of 
_______________________________________, the company 
that executed the Geologically Hazardous Areas Covenant and 
acknowledged the said instrument to be the free and voluntary 
act and deed of said corporation, for the uses and purposes 
therein set forth, and on oath stated that they were authorized 
to sign said instrument and that the seal affixed is the corporate 
seal of said company. 

WITNESS my hand and official seal hereto affixed the day and 
year first above written. 

__________________________________ 
Notary's Signature 

__________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: 
__________________________________________ 
My commission expires: ________________ 
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NOTICE OF GEOLOGICALLY HAZARDOUS AREA 

 
      

File Number:          

Parcel Number:       

Project Name:       

Project Address:       

 

The undersigned, being all owners of the hereinafter described real property, hereby 

acknowledge that pursuant to the City of Kirkland Zoning Code, Section 85.50 and as 

hereafter amended, the property or designated portions thereof, are potentially located in a 

geologically hazardous area.   

This determination is based on review of the development permit application submitted to the 

City in File Number      . Contact the City of Kirkland Planning and Building Department to 

view available maps, obtain a copy of the geotechnical report used in the review of the 

development permit, or review of any other information the City has collected with regard to 

this file. 

This Notice is for the benefit of all current owners of the real property and their heirs, 

successors, and assigns; and this Notice and runs with the land described as follows: 

 

Legal Description: 

      
 
DATED at Kirkland, this _____ day of ___________, _______.   
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(Sign in blue ink) 

(Individuals Only) 

OWNER(S) OF REAL PROPERTY (INCLUDING SPOUSE) 
 
  
 
  
 
  
 

 

 

 

 

 

 

(Individuals Only) 

STATE OF WASHINGTON ) 
   ) SS. 

County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
_________________________________________________and 
________________________________________to me known to 
be the individual(s) described herein and who executed the Notice 
of Geologically Hazardous Area and acknowledged that _______ 
signed the same as ______free and voluntary act and deed, for 
the uses and purposes therein mentioned. 

WITNESS my hand and official seal hereto affixed the day and 
year first above written. 

________________________________________ 
Notary's Signature 

________________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: __________________________________________ 
My commission expires: ______________________ 
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(Partnerships Only) 

OWNER(S) OF REAL PROPERTY 
 
  
(Name of Partnership or Joint Venture) 
 
  
By General Partner 
 
  
By General Partner 
 
  
By General Partner 
 

 

 

 

 

 

 

(Partnerships Only) 

STATE OF WASHINGTON ) 
   ) SS. 

County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
_________________________________________________and 
_________________________________________ to me, known 
to be general partners of ______________________________, 
the partnership that executed the Notice of Geologically 
Hazardous Area and acknowledged the said instrument to be the 
free and voluntary act and deed of each personally and of said 
partnership, for the uses and purposes therein set forth, and on 
oath stated that they were authorized to sign said instrument. 

WITNESS my hand and official seal hereto affixed the day and 
year first above written. 

__________________________________ 
Notary's Signature 

__________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: __________________________________________ 
My commission expires: ________________ 
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(Corporations Only) 

OWNER(S) OF REAL PROPERTY 
 
  
(Name of Corporation) 
 
  
By President 
 
  
By Secretary 
 

 

 

 

 

 

 

(Corporations Only) 

STATE OF WASHINGTON ) 
     ) SS. 
County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
________________________________________________and 
_________________________________________ to me, known 
to be the President and Secretary, respectively, of 
_______________________________________, the corporation 
that executed the Notice of Geologically Hazardous Area and 
acknowledged the said instrument to be the free and voluntary 
act and deed of said corporation, for the uses and purposes 
therein set forth, and on oath stated that they were authorized to 
sign said instrument and that the seal affixed is the corporate seal 
of said corporation. 

WITNESS my hand and official seal hereto affixed the day and 
year first above written. 

__________________________________ 
Notary's Signature 

__________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: __________________________________________ 
My commission expires: ________________ 
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(LLC Only) 

OWNER(S) OF REAL PROPERTY 
 
  
(Name of Company) 
 
  
By Managing Member 
 
  
By Member 
 

 

 

 

 

 

 

(LLC Only) 

STATE OF WASHINGTON ) 
     ) SS. 
County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
________________________________________________and 
_________________________________________ to me, known 
to be the Member(s), respectively, of 
_______________________________________, the company 
that executed the Notice of Geologically Hazardous Area and 
acknowledged the said instrument to be the free and voluntary 
act and deed of said corporation, for the uses and purposes 
therein set forth, and on oath stated that they were authorized to 
sign said instrument and that the seal affixed is the corporate seal 
of said company. 

WITNESS my hand and official seal hereto affixed the day and 
year first above written. 

__________________________________ 
Notary's Signature 

__________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: __________________________________________ 
My commission expires: ________________ 
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NATURAL GREENBELT PROTECTIVE EASEMENT  

 

 
 
Grantor:     , owner of the hereinafter described real property, hereby grants to 
 
Grantee: The City of Kirkland, a municipal corporation. 

 

A natural greenbelt protective easement over and across the following described real property 
to wit ("Easement Area"):  

      

 
No tree trimming, tree topping, tree cutting, tree removal, shrub or brush-cutting or removal of 
native vegetation, application of pesticides, herbicides, or fertilizers; construction; clearing; or 
alteration activities shall occur within the Easement Area without prior written approval from the 
City of Kirkland.  Application for such written approval to be made to the Kirkland Department 
of Planning and Community Development who may require inspection of the premises before 
issuance of the written approval and following completion of the activities.  Any person 
conducting or authorizing such activity in violation of this paragraph or the terms of any written 
approval issued pursuant hereto, shall be subject to the enforcement provisions of Chapter 170, 
Ordinance 3719, the Kirkland Zoning Code.  In such event, the Kirkland Department of Planning 
and Community Development may also require within the immediate vicinity of any damaged 
or fallen vegetation, restoration of the affected area by planting replacement trees and other 
vegetation as required in applicable sections of the Kirkland Zoning Code.  The Department also 
may require that the damaged or fallen vegetation be removed. 

 
It is the responsibility of the property owner to maintain critical areas and their buffers by 
removing non-native, invasive, and noxious plants in a manner that will not harm critical areas 
or their buffers and in accordance with Kirkland Zoning Code requirements for trees and other 
vegetation within critical areas and critical area buffers. 
 
The City shall have a license to enter the Easement Area (and the property if necessary for 
access to the Easement Area) for the purpose of monitoring compliance with the terms of this 
easement. 
 
Development outside of this Natural Greenbelt Protective Easement may be limited by codified 
standards, permit conditions, or movement of the critical area. 
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Each of the undersigned owners agree to defend, pay, and save harmless the City of Kirkland, 
its officers, agents, and employees from any and all claims of every nature whatsoever, real or 
imaginary, which may be made against the City, its officers, agents, or employees for any 
damage to property or injury to any person arising out of the existence of said Natural Greenbelt 
Protective Easement over said owner's property or the actions of the undersigned owners in 
carrying out the responsibilities under this agreement, including all costs and expenses, and 
recover attorney's fees as may be incurred by the City of Kirkland in defense thereof; excepting 
therefrom only such claims as may arise solely out of the negligence of the City of Kirkland, its 
officers, agents, or employees. 

 

This easement is given to satisfy a condition of the development permit approved by the City of 
Kirkland under Kirkland File/Permit No.      , for construction of       upon the following 
described real property: 

       

 
This easement shall be binding upon the parties hereto, their successors and assigns, and 
shall run with the land. 

 
DATED at Kirkland, Washington, this      day of      ,      . 
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(Sign in blue ink) 

(Individuals Only) 

OWNER(S) OF REAL PROPERTY (INCLUDING SPOUSE) 
 
  
 
  
 
  
 

 

 

 

 

 

 

(Individuals Only) 

STATE OF WASHINGTON ) 
   ) SS. 

County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
_________________________________________________and 
________________________________________to me known to 
be the individual(s) described herein and who executed the 
Natural Greenbelt Protective Easement and acknowledged that 
_______ signed the same as ______free and voluntary act and 
deed, for the uses and purposes therein mentioned. 
WITNESS my hand and official seal hereto affixed the day and 
year first above written. 

________________________________________ 
Notary's Signature 

________________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: __________________________________________ 
My commission expires: ______________________ 
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(Partnerships Only) 

OWNER(S) OF REAL PROPERTY 
 
  
(Name of Partnership or Joint Venture) 
 
  
By General Partner 
 
  
By General Partner 
 
  
By General Partner 
 

 

 

 

 

 

 

(Partnerships Only) 

STATE OF WASHINGTON ) 
   ) SS. 

County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
_________________________________________________and 
_________________________________________ to me, known 
to be general partners of ______________________________, 
the partnership that executed the Natural Greenbelt Protective 
Easement and acknowledged the said instrument to be the free 
and voluntary act and deed of each personally and of said 
partnership, for the uses and purposes therein set forth, and on 
oath stated that they were authorized to sign said instrument. 

WITNESS my hand and official seal hereto affixed the day and 
year first above written. 

__________________________________ 
Notary's Signature 

__________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: __________________________________________ 
My commission expires: ________________ 
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(Corporations Only) 

OWNER(S) OF REAL PROPERTY 
 
  
(Name of Corporation) 
 
  
By President 
 
  
By Secretary 
 

 

 

 

 

 

 

(Corporations Only) 

STATE OF WASHINGTON ) 
     ) SS. 
County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
________________________________________________and 
_________________________________________ to me, known 
to be the President and Secretary, respectively, of 
_______________________________________, the corporation 
that executed the Natural Greenbelt Protective Easement and 
acknowledged the said instrument to be the free and voluntary 
act and deed of said corporation, for the uses and purposes 
therein set forth, and on oath stated that they were authorized to 
sign said instrument and that the seal affixed is the corporate seal 
of said corporation. 

WITNESS my hand and official seal hereto affixed the day and 
year first above written. 

__________________________________ 
Notary's Signature 

__________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: __________________________________________ 
My commission expires: ________________ 
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(LLC Only) 

OWNER(S) OF REAL PROPERTY 
 
  
(Name of Company) 
 
  
By Managing Member 
 
  
By Member 
 

 

 

 

 

 

 

(LLC Only) 

STATE OF WASHINGTON ) 
     ) SS. 
County of King   ) 

On this _____ day of ____________, _____, before me, the 
undersigned, a Notary Public in and for the State of Washington, 
duly commissioned and sworn, personally appeared 
________________________________________________and 
_________________________________________ to me, known 
to be the Member(s), respectively, of 
_______________________________________, the company 
that executed the Natural Greenbelt Protective Easement and 
acknowledged the said instrument to be the free and voluntary 
act and deed of said corporation, for the uses and purposes 
therein set forth, and on oath stated that they were authorized to 
sign said instrument and that the seal affixed is the corporate seal 
of said company. 

WITNESS my hand and official seal hereto affixed the day and year first above 

written. 

__________________________________ 
Notary's Signature 

__________________________________ 
Print Notary's Name 
Notary Public in and for the State of Washington,  
Residing at: __________________________________________ 
My commission expires: ________________ 
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