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DEPARTMENT OF DEVELOPMENT AND ENVIRONMENTAL SERVICES

LAND USE SERVICES DIVISION

KING COUNTY, WASHINGTON
PRELIMINARY REPORT TO THE HEARING EXAMINER

October 30, 2007 - PUBLIC HEARING AT 9:30AM

DDES Hearing Room

900 Oakesdale Avenue Southwest

Renton, WA  98057-5212

Phone:  (206) 296-6600
PROPOSED PLAT OF WILLOWS ASSEMBLY

FILE NOS: L05P0023 & L07AE001
PROPOSED ORDINANCE NO:  2007-0538
A.
SUMMARY OF PROPOSED ACTION:


This is a request for a subdivision of 9.33 acres into 51 lots for detached single-family dwellings in the R-6 zone.  The proposed density is approximately 5.5 dwelling units per acre.  The lot sizes range from approximately 4,600 to 8,300 square feet.  See Attachment 1 for a copy of the proposed plat map.  The proposal also includes a Critical Areas Alteration Exception to extend a storm drainage and sewer line to the east into an existing BNSF right-of-way and then north to an existing sewer line and drainage course.  This extension will impact approximately 325 square feet of a Category III wetland and 13,570 square feet of wetland buffer.


B.
GENERAL INFORMATION:

Applicant:
Tiffiny Brown
Burnstead Construction
11980 NE 24th Street, Suite 200
Bellevue, WA 98005
425-454-1900 x234
Engineer:
Geoff Tamble
The Blue Line Group

25 Central Way, Suite 400

Kirkland, WA 98033

425-216-4051

STR:
SW-22-26-5
NW-27-26-5

Location:
The site is located at 13220 136th Avenue NE, and includes southerly parcels, on the easterly side of the 136th Avenue NE and NE 132nd Street intersection.
Zoning:
R-6
Acreage:
9.33 acres
Number of Lots:
51
Density:
5.5 units per acre

Lot Size:
Ranges from approximately 4,600 to 8,300 square feet

Proposed Use:
Single-family detached dwellings

Sewage Disposal:
Woodinville Water District
Water Supply:
Woodinville Water District
Fire District:
King County District #36
School District:
Lake Washington School District #414
Complete Application Date:
November 18, 2005
C.
HISTORY/BACKGROUND:


The Subdivision Technical Committee (STC) of King County has conducted an on-site examination of the subject property.  The STC has discussed the proposed development with the applicant to clarify technical details of the application, and to determine the compatibility of this project with applicable King County plans, codes, and other official documents regulating this development.


As a result of preliminary discussions, the applicant presented the Technical Committee with a revised plat on June 1, 2007.  The primary modifications include minor lot revisions and providing additional drainage and grading detail.
D.
THRESHOLD DETERMINATION OF ENVIRONMENTAL SIGNIFICANCE:


Pursuant to the State Environmental Policy Act (SEPA), RCW 43.21C, the responsible official of the Land Use Services Division (LUSD) issued a threshold determination of non-significance (DNS) for the proposed development on October 5, 2007.  This determination was based on the review of the environmental checklist and other pertinent documents, resulting in the conclusion that the proposal would not cause probable significant adverse impacts on the environment.  Therefore, an environmental impact statement (EIS) was not required prior to proceeding with the review process.


Agencies, affected Native American tribes and the public were offered the opportunity to comment on or appeal the determination for 14 days.  The DNS appeal period deadline is October 22, 2007.
E.
AGENCIES CONTACTED:

1.
King County Department of Natural Resources: No response.

2.
King County Parks Department: No response.

3.
King County Fire Protection Engineer: Fire protection engineering preliminary approval has been granted.

4.
Lake Washington School District #414   :  The comments from this district have been incorporated into this report.

5.
Woodinville Water District – Sewer & Water: The comments from this district have been incorporated into this report.

6.
Washington State Department of Ecology: No response.

7.
Washington State Department of Fish and Wildlife:  No response.

8.
Washington State Department of Natural Resources: No response.

9.
Washington State Department of Transportation: No response.

10.
METRO: No response.

F.
NATURAL ENVIRONMENT:

1.
Topography:  The site topography is sloped shallow to slightly moderately as you progress in a westerly to easterly direction.  
2.
Soils:  Two surface soils, AgC and AgD, are found on this site per King County Soil Survey, 1973.  

AgC - Alderwood gravely, sandy loam; 6-15% slopes.  Runoff is slow to medium and the hazard of erosion is moderate.  This soil has a moderate limitation for foundations, due to a seasonally high water table and slope.  It has a severe limitation for septic tank filter fields due to very slow permeability in the substratum.

AgD - Alderwood gravely, sandy loam; 15-30% slopes.  Runoff is medium and the erosion hazard is severe.  This soil has a severe limitation for foundations due to slope, and a moderate slippage potential.  It has severe limitations for septic tank filter fields due to very slow permeability in the substratum.

A geotechnical report was prepared by ABPB Consulting, LLC to address the project’s utility outfall. The report finds that there were no indications of significant springs, erosion, or recent slope movements on the hillside where the utilities will be located.
3.
Wetland/streams:  A Critical Area Study was prepared by Wetland Resources, Inc.  According to the study, no wetlands were identified within the boundary of the subject property.  The Subdivision Technical Committee agrees with the finding. 

4.
Vegetation:  This site is wooded with a second and third-growth mixture of coniferous and broad-leafed trees native to the Pacific Northwest.  Second-story vegetation and groundcover consists of Northwest native species including salal, sword fern, berry vines, and grasses.

5.
Wildlife:  Small birds and animals undoubtedly inhabit this site; however, their population and species are limited due to nearby development.  Larger species may visit this site on occasion.

G.
NEIGHBORHOOD CHARACTERISTICS:

The property lies in an unincorporated area of King County located near northeast Kirkland on 136th Avenue NE, on the easterly side of the 136th Avenue NE and NE 132nd Street intersection.  The property consists of three parcels totaling 9.33 acres.  The site currently contains an existing home and gravel driveways, all of which will be removed with development. The site is bordered to the north and south by large parcels of which some contain single-family residences and others are undeveloped, to the east by slopes, and to the west by 136th Avenue NE.
H.
SUBDIVISION DESIGN FEATURES:

1.
Lot Pattern and Density:  The zoning of the subject property is R-6.  The proposed subdivision appears to meet the density and dimension requirements of the R-6 zone.
2.
Internal Circulation & Roadway Section:    The proposal will be served by new internal road system which will gain access from 136th Avenue NE. The new internal road system will be designed as follows:
Road A from 136th Ave NE to Road D shall be improved at a minimum to the urban subcollector street standard.  Road A from Road D to Road C shall be improved at a minimum to the urban subaccess street standard.   Road A from Road C to the east end shall be improved at a minimum to the urban minor access street standard.

Roads B, C, and D shall be improved at a minimum to the urban subaccess street standard. This shall include a temporary turnaround at/near proposed Lots 1, 37 – 40 as shown on the revised plat map. 

The frontage along 136th Ave NE adjoining Lots 36 thru 39 shall be improved to the urban neighborhood collector standard on the east side; with a minimum 11 foot wide lane on the west side. A minimum 5ft. wide shoulder is also required on the west side.  

3.
Drainage:  The Willows Assembly subdivision is located in the Sammamish River basin. The site is subject to the Conservation (level two) flow control and Basic water quality requirements of the 2005 KCSWDM.

The irregular shaped site resembles an east-west oriented rectangle with two smaller rectangular notches missing from the central western boundary and southeast corner.  The site topography is sloped shallow to slightly moderately as you progress in an easterly direction.  Rolling ridges oriented in an easterly direction separate the site into four subbasins labeled A-D from north to south.  Sheetflow that originates on-site from subbasins A-C continues east off-site between the ridges, flowing parallel until being intercepted and recombined by a perpendicular railroad grade that turns the flow in a northerly direction.  After entering an existing catch basin/drop structure, the flow then crosses from west to east under the railroad grade and continues east.  Flow then enters a roadside ditch on the west side of the undeveloped right-of-way of 141st Avenue NE.  It appears that a 12-inch ductile iron culvert allows flow to continue east to the abandoned railroad tracks.  Although topography is quite level, upon reaching the upper railroad grade, sheetflow from subbasin D appears to turn south and would cross the railroad grade in a different location.  All subbasins eventually recombine in the Sammamish River.  Some upstream area provides tributary flow to the site from both the notched lot along the central western and northern property lines.

The proposal is to collect most runoff from the project site and direct it to a single detention and water quality facility located along the eastern border of the site.  The allowed release would then travel east in a proposed tightline and upon reaching the railroad grade, turn north to connect to the existing catch basin/drop structure.  Nuisance flows to adjoining properties would be significantly reduced.  Flows through the adjacent natural swales would be concentrated in the tightline.  

The Level One Drainage Analysis identified a 12-inch ductile iron pipe crossing under the undeveloped right-of-way of 141st Avenue NE downstream from the 36-inch crossing under the railroad grade.  However, because several crossings under the undeveloped 141st Avenue NE have been identified relatively near each other along the flat grade, there has been no history of restrictions or drainage complaints associated with the proposed discharge location.

The catch basin/drop structure that the proposed tightline will connect to appears to be in need of an upgrade due to sloughing around its perimeter.  The proposal is to replace the old structure with a new Type II Cage Type structure.
4.
Critical Areas Alteration Exception:  The criteria for authorizing critical areas alteration exceptions (alteration exceptions) as set forth in K.C.C. 21A.24.070.A.1 is incorporated into these findings by this reference.
a.
King County Code 21A.24.325.A requires a standard buffer with the Urban Growth Area (UGA) for Category III wetlands with a habitat score of greater than 20 points of 125 feet in width. 
b.
The proposed development is located at the top of slope and land slide hazard area.  The appropriate discharge location from the retention/detention (R/D) system is located at the bottom of the slope.  In order to discharge at this location a Category III wetland and buffer located at the bottom of the slope will be crossed with a surface water conveyance pipe.  The crossing of a wetland with a surface water conveyance system (pipe) is not an allowed alteration, therefore the alteration exception permit.
c.
A Critical Areas Study, prepared by Wetland Resources, Inc., dated November 16, 2006, was submitted with the application for Alteration Exception on January 10, 2007.  This report delineates and rates a Category III wetland at the bottom of the slope, with 20 habitat points.  A wetland and buffer mitigation plan, prepared by Wetland Resources, Inc., has been provided to DDES and reviewed.  This report specifies the proposed alterations and proposes compensatory mitigation on-site through enhancement of the wetland and buffer area.
d.
The project site plan for the requested alteration exception depicts 325 square feet of wetland disturbance and 13,570 square feet of buffer disturbance.  The wetland and buffer area will be restored following construction.  
e.
The applicant has submitted a critical areas report, mitigation plans, and alteration exception permit as identified above.  The critical areas report, mitigation plans, and alteration exception permit have been reviewed and the findings have been verified a King County Critical Areas Ecologist for accuracy.  A DDES’ Staff Ecologist has concluded that the alteration exception can be approved under the County Code, as long as the applicant complies with the conditions outlined under the action section of this report.

I.
TRANSPORTATION PLANS:

1.
Transportation Plans:  The subject subdivision is not in conflict with the King County Transportation Plan, Regional Trail Plan, or Nonmotorized Transportation Plan.
2.
Subdivision Access:  As stated previously, the proposal will be served by new internal road system which will gain access from 136th Avenue NE.
3.
Traffic Generation:  It is expected that approximately 510 vehicle trips per day will be generated with full development of the proposed subdivision.  This calculation includes service vehicles (i.e., mail delivery, garbage pick-up, school bus) which may currently serve this neighborhood, as well as work trips, shopping, etc.

4.
Adequacy of Arterial Roads:  This proposal has been reviewed under the criteria in King County Code 14.70, Transportation Concurrency Management; 14.80, Intersection Standards; and King County Code 14.75; Mitigation Payment System.

a.
King County Code 14.70 - Transportation Concurrency Management:  The Transportation Certificate of Concurrency dated July 12, 2005, indicates that transportation improvements or strategies will be in place at the time of development, or that a financial commitment is in place to complete the improvements or strategies within six (6) years, according to RCW 36.70A.070(6).

b.
King County Code 14.80 - Intersection Standards:  The existing arterial system will accommodate the increased traffic volume generated by this proposal.  

c.
King County Code 14.75 - Mitigation Payment System:

King County Code 14.75, Mitigation Payment System (MPS), requires the payment of a traffic impact mitigation fee (MPS fee) and an administration fee for each single family residential lot or unit created.  MPS fees are determined by the zone in which the site is located.  This site is in Zone 327 per the MPS/Quartersection list.  MPS fees may be paid at the time of final plat recording, or deferred until building permits are issued.  The amount of the fee will be determined by the applicable fee ordinance at the time the fee is collected.

J.
PUBLIC SERVICES: 

1.
Schools:  This proposal has been reviewed under RCW 58.17.110 and King County Code 21A.28 (School Adequacy).

a.
School Facilities:  The subject subdivision will be served by John Muir Elementary, Kamiakin Junior High, and Juanita High Schools, all located within the Lake Washington School District.  

b.
School Capacity:  The Lake Washington School Board has adopted capacity figures which indicate their ability to accommodate additional students.  

c.
School Impact Fees: Lots within this subdivision are subject to King County code 21A.43, which imposes impact fees to fund school system improvements needed to serve new development.  The current fee payment per lot is $2,975 per lot (per 2006 School Impact Fees).  As a condition of final approval, fifty percent (50%) of the impact fees due for the plat shall be assessed and collected immediately prior to recording, using the fee schedules in effect when the plat receives final approval.  The balance of the assessed fee shall be allocated evenly to the dwelling units in the plat and shall be collected prior to building permit issuance.

d.
School Access:  The District has indicated that the future students from this subdivision will walk to John Muir Elementary and Kamiakin Junior High Schools and be bussed to Juanita High School.
Walkway conditions to the John Muir Elementary and Kamiakin Junior High Schools consist of sidewalks and paved shoulders.   John Muir Elementary is located at 14012 132nd Avenue NE and Kamiakin Junior High is located at 14111 132nd Avenue NE.
Walkway conditions to the bus stop located at 132nd Avenue NE and NE 133rd Street, for Juanita High School students, consists of sidewalks and paved shoulders.
2.
Parks and Recreation Space:  The nearest public park is 132nd Square Park, located at the southwest corner of the NE 132nd Street and 132nd Avenue NE intersection. KCC 21A.14 requires subdivisions in the UR and R zone classifications to either provide on-site recreation space or pay a fee to the Parks Division for establishment and maintenance of neighborhood parks.  At this time, the applicant is proposing to provide suitable recreation space.  The Subdivision Technical Committee concurs with the applicant's proposal.  KCC 21A.14.190 requires subdivisions to provide tot/children play areas within the recreation space on-site.  The proposal includes a 19,926-square-foot play area with play equipment, benches, and picnic tables.
3.
Fire Protection:  The Certificate of Water Availability from Woodinville Water District indicates that water is presently available to the site in sufficient quantity to satisfy King County Fire Flow Standards.  Prior to final recording of the plat, the water service facilities must be reviewed and approved per King County Fire Flow Standards.

K.
UTILITIES:

1.
Sewage Disposal:  The applicant proposes to serve the subject subdivision by means of a public sewer system managed by Woodinville Water District. A Certificate of Sewer Availability, dated July 25, 2005, indicates this sewer district's capability to serve the proposed development. 

2.
Water Supply:  The applicant proposes to serve the subject subdivision with a public water supply and distribution system managed by Woodinville Water District. A Certificate of Water Availability, dated July 25, 2005, indicates this district's capability to serve the proposed development.
L.
COMPREHENSIVE AND COMMUNITY PLAN:

1.
Comprehensive Plan:  This proposal is governed by the 2004 King County Comprehensive Plan which designates this area as Urban.

2.
Community Plans:  The subject subdivision is located in the Northshore Community Plan.
M.
CONCLUSIONS – Alteration Exception L07AE001
1. The proposed alteration exception must meet the requirements of KCC 21A.24.070.A.1 (linear).  The applicant has shown that these criteria are met, as explained below.  

2.
The applicant has shown that there is no other feasible alternative to routing the surface water conveyance pipe with less adverse impact on the wetland and buffers.  

3.
The proposed alteration is the minimum necessary to accommodate the development proposal.
4.
The granting of the requested alteration exception will not pose an unreasonable threat to the public health, safety or welfare on or off the development proposal site, and is consistent with the general purposes of the KCC 21A.24 and the public interest. 
5.
The critical area is not used as a salmonid spawning area. 

6.
The alteration is necessary to overcome limitations due to gravity.
7.
The granting of the requested alteration exception should be approved as it meets the approval criteria as set forth in K.C.C. 21A.24.070.A.1, subject to the conditions below.


N.
RECOMMENDATIONS FOR ALTERATION EXCEPTION L07AE001:


APPROVE the alteration exception as requested with the following conditions:

1. The installation and construction of the surface water conveyance pipe through the wetland and buffer shall be conducted during summer low water periods.

2. Erosion control measures shall be in-place during construction to assure that no sediment or sediment-laden water enters the wetland or other natural drainage features.

3. A final mitigation plan shall be prepared and submitted during the plat engineering review phase.  Mitigation shall be conducted in substantial conformance with the submitted mitigation plan as presented with the alteration exception permit. 

4. The applicant shall be required to submit a financial guarantee to assure the implementation and success of the wetland and buffer mitigation plan.  The mitigation shall be monitored for a period of three years after completion to insure that the mitigation is successful.  Monitoring reports shall be submitted on the 1st, 2nd, and 3rd years following completion of the restoration work. 

5. Prior to the initiation of any on-site alterations, the construction/clearing area shall be flagged in a highly visible manner.  Flagging shall remain in place until construction is completed.  These field markers shall be inspected and field verified by King County DDES Site Inspector or Critical Areas Ecologist.  

O.
CONCLUSIONS – L05P0023:


The subject subdivision will comply with the goals and objectives of the King County Comprehensive Plan and will comply with the requirements of the Subdivision and Zoning Codes and other official land use controls of King County, based on the conditions for final plat approval.

P.
RECOMMENDATIONS :


It is recommended that the subject subdivision, revised and received June 1, 2007, be granted preliminary approval subject to the following conditions of final approval:

1.
Compliance with all platting provisions of Title 19A of the King County Code.

2.
All persons having an ownership interest in the subject property shall sign on the face of the final plat a dedication which includes the language set forth in King County Council Motion No. 5952.

3.
The plat shall comply with the density requirements of the R-6 zone classification.  All lots shall meet the dimensional requirements of the R-6 zone classification or shall be as shown on the face of the approved preliminary plat, whichever is larger, except that minor revisions to the plat which do not result in substantial changes may be approved at the discretion of the Department of Development and Environmental Services.

4.
All construction and upgrading of public and private roads shall be done in accordance with the King County Road Standards established and adopted by Ordinance No. 11187, as amended (1993 KCRS).

5.
The applicant must obtain the approval of the King County Fire Protection Engineer for the adequacy of the fire hydrant, water main, and fire flow standards of Chapter 17.08 of the King County Code.  

6.
Final plat approval shall require full compliance with the drainage provisions set forth in King County Code 9.04.  Compliance may result in reducing the number and/or location of lots as shown on the preliminary approved plat.  Preliminary review has identified the following conditions of approval which represent portions of the drainage requirements.  All other applicable requirements in KCC 9.04 and the Surface Water Design Manual (SWDM) must also be satisfied during engineering and final review.

a.
Drainage plans and analysis shall comply with the 1998 King County Surface Water Design Manual and applicable updates adopted by King County.  DDES approval of the drainage and roadway plans is required prior to any construction.

b.
Current standard plan notes and ESC notes, as established by DDES Engineering Review, shall be shown on the engineering plans.

c.
The following note shall be shown on the final recorded plat:

All building downspouts, footing drains, and drains from all impervious surfaces such as patios and driveways shall be connected to the permanent storm drain outlet as shown on the approved construction drawings # ___________ on file with DDES and/or the King County Department of Transportation.  This plan shall be submitted with the application of any building permit.  All connections of the drains must be constructed and approved prior to the final building inspection approval.  For those lots that are designated for individual lot infiltration systems, the systems shall be constructed at the time of the building permit and shall comply with plans on file."

d.
The drainage facilities shall meet the requirements of the 2005 King County Surface Water Design Manual (KCSWDM).    The site is subject to the Conservation flow control and Basic water quality requirements of the 2005 KCSWDM. 

e.
A drainage adjustment(L05V0096) is approved for this site.  All conditions of approval for this adjustment shall be met prior to approval of the engineering plans. 

f.
To implement the required Best Management Practices (BMP’s) for treatment of storm water, the final engineering plans and technical information report (TIR) shall clearly demonstrate compliance with all applicable design standards.  The requirements for best management practices are outlined in Chapter 5 of the 2005 KCSWDM.  The design engineer shall address the applicable requirements on the final engineering plans and provide all necessary documents for implementation.  The final recorded plat shall include all required covenants, easements, notes, and other details to implement the required BMP’s for site development. 

g.
A drainage tightline is required over the steep slope to the east, per Core Requirement 1 of the KCSWDM.   Note that an offsite conceptual storm drain outfall plan was received January 10, 2007, (L07AE001).  The tightline shall be designed in general conformance with this plan; unless otherwise approved by DDES.   Offsite easements are required for this improvement, prior to engineering plan approval.

7.
The proposed subdivision shall comply with the 1993 King County Road Standards (KCRS) including the following requirements:

a.
Road A from 136th Ave NE to Road D shall be improved at a minimum to the urban subcollector street standard.  Road A from Road D to Road C shall be improved at a minimum to the urban subaccess street standard.   Road A from Road C to the east end shall be improved at a minimum to the urban minor access street standard.

b.
Roads B, C, and D shall be improved at a minimum to the urban subaccess street standard. This shall include a temporary turnaround at/near proposed Lots 1, 37 – 40 as shown on the revised plat map. 

c.
FRONTAGE:  The frontage along 136th Ave NE adjoining Lots 36 thru 39 shall be improved to the urban neighborhood collector standard on the east side; with a minimum 11 foot wide lane on the west side. A minimum 5ft. wide shoulder is also required on the west side.  Appropriate tapers are required to transition to the existing roadway.  This improvement shall be designed in general conformance with the preliminary plat map/ improvement plan received June 1, 2007; unless otherwise approved by DDES.    R/W shall be provided for this improvement per the above plan.

d.
The joint use driveway tracts shall be improved per Section 3.01 of the KCRS.  These Tracts shall be owned and maintained by the Lots served.

e.
The private access tracts shall be improved per Section 2.09 of the KCRS.  These Tracts shall be owned and maintained by the Lots served.  Tract C shall include an easement to King County for maintenance of the stormwater detention facility, and a pedestrian access easement. 

f.
A Type III barricade shall be installed at the southerly temporary terminus of Road B, at proposed Lots 1 and 41. Signage shall be manufactured (aluminum sign blank) and installed (using tamper-resistant hardware) on the barricade that identifies that the roadway is temporarily closed and will be extended with future development. The sign shall provide the following message “(street name)  is temporarily barricaded and is required to be extended upon future development. Please contact King County DOT Traffic Impacts Unit at (206) 296-6596 for information.” 

g.
A Type III barricade shall be installed at the southerly temporary terminus of Road C, at proposed Lots 7 and 8. Signage shall be manufactured (aluminum sign blank) and installed (using tamper-resistant hardware) on the barricade that identifies that the roadway is temporarily closed and will be extended with future development. The sign shall provide the following message “(street name) is temporarily barricaded and is required to be extended upon future development. Please contact King County DOT Traffic Impacts Unit at (206) 296-6596 for information.”

h.
Modifications to the above road conditions may be considered according to the variance provisions in Section 1.08 of the KCRS.

8.
All utilities within proposed rights-of-way must be included within a franchise approved by the King County Council prior to final plat recording.

9.
The applicant or subsequent owner shall comply with King County Code 14.75, Mitigation Payment System (MPS), by paying the required MPS fee and administration fee as determined by the applicable fee ordinance.  The applicant has the option to either: (1) pay the MPS fee at final plat recording, or (2) pay the MPS fee at the time of building permit issuance.  If the first option is chosen, the fee paid shall be the fee in effect at the time of plat application and a note shall be placed on the face of the plat that reads, "All fees required by King County Code 14.75, Mitigation Payment System (MPS), have been paid.”  If the second option is chosen, the fee paid shall be the amount in effect as of the date of building permit application.

10.
Lots within this subdivision are subject to King County Code 21A.43, which imposes impact fees to fund school system improvements needed to serve new development.  As a condition of final approval, fifty percent (50%) of the impact fees due for the plat shall be assessed and collected immediately prior to recording, using the fee schedules in effect when the plat receives final approval.  The balance of the assessed fee shall be allocated evenly to the dwelling units in the plat and shall be collected prior to building permit issuance.

11.
The planter islands (if any) within the cul-de-sacs shall be maintained by the abutting lot owners or homeowners association.  This shall be stated on the face of the final plat.

12.
The proposed subdivision shall comply with the Sensitive Areas Code as outlined in KCC 21A.24.  Permanent survey marking, and signs as specified in KCC 21A.24.160 shall also be addressed prior to final plat approval.  Temporary marking of sensitive areas and their buffers (e.g., with bright orange construction fencing) shall be placed on the site and shall remain in place until all construction activities are completed.

13.
Suitable recreation space shall be provided consistent with the requirements of KCC 21A.14.180 and KCC 21A.14.190 (i.e., sport court[s], children’s play equipment, picnic table[s], benches, etc.).

a. A detailed recreation space plan (i.e. area calculations, dimensions, landscape specifications, equipment specifications, etc.) shall be submitted for review and approval by DDES and King County Parks prior to or concurrent with the submittal of the engineering plan.  

b.
A performance bond for recreation space improvements shall be posted prior to recording of the plat.

14.
A homeowners' association or other workable organization shall be established to the satisfaction of DDES which provides for the ownership and continued maintenance of the recreation, open space and/or sensitive area tract(s).

15.
Street trees shall be provided as follows (per KCRS 5.03 and KCC 21A.16.050):

a.
Trees shall be planted at a rate of one tree for every 40 feet of frontage along all roads.  Spacing may be modified to accommodate sight distance requirements for driveways and intersections.

b.
Trees shall be located within the street right-of-way and planted in accordance with Drawing No. 5-009 of the 1993 King County Road Standards, unless King County Department of Transportation determines that trees should not be located in the street right-of-way. 

c.
If King County determines that the required street trees should not be located within the right-of-way, they shall be located no more than 20 feet from the street right-of-way line.

d.
The trees shall be owned and maintained by the abutting lot owners or the homeowners association or other workable organization unless the County has adopted a maintenance program.  Ownership and maintenance shall be noted on the face of the final recorded plat.

e.
The species of trees shall be approved by DDES if located within the right-of-way, and shall not include poplar, cottonwood, soft maples, gum, any fruit-bearing trees, or any other tree or shrub whose roots are likely to obstruct sanitary or storm sewers, or that is not compatible with overhead utility lines.

f.
The applicant shall submit a street tree plan and bond quantity sheet for review and approval by DDES prior to engineering plan approval.  

g.
The applicant shall contact Metro Service Planning at 684-1622 to determine if 136th Avenue NE is on a bus route. If 136th Avenue NE is a bus route, the street tree plan shall also be reviewed by Metro.

h.
The street trees must be installed and inspected, or a performance bond posted prior to recording of the plat. If a performance bond is posted, the street trees must be installed and inspected within one year of recording of the plat. At the time of inspection, if the trees are found to be installed per the approved plan, a maintenance bond must be submitted or the performance bond replaced with a maintenance bond, and held for one year. After one year, the maintenance bond may be released after DDES has completed a second inspection and determined that the trees have been kept healthy and thriving.

i.
A landscape inspection fee shall also be submitted prior to plat recording. The inspection fee is subject to change based on the current County fees.

16.
SPRINKLER REQUIREMENT: All future residences constructed within this subdivision are required to be sprinkled NFPA 13D unless the requirement is removed by the King County Fire Marshal or his/her designee.  The Fire Code requires all portions of the exterior walls of structures to be within 150 feet (as a person would walk via an approved route around the building) from a minimum 20-foot wide, unobstructed driving surface.  To qualify for removal of the sprinkler requirement driving surfaces between curbs must be a minimum of 28 feet in width when parking is allowed on one side of the roadway, and at least 36 feet in width when parking is permitted on both sides.

17.
The subdivision shall conform to KCC 16.82 relating to grading and tree retention on private property.
OTHER CONSIDERATIONS:

1.
Development of the subject property may require registration with the Washington State Department of Licensing, Real Estate Division.

2.
Preliminary approval of this application does not limit the applicant's responsibility to obtain any required permit or license from the State or other regulatory body. This may include, but is not limited to the following: 

a. Forest Practice Permit from the Washington State Dept. of Natural Resources.

b. National Pollutant Discharge Elimination System (NPDES) Permit from WSDOE.

c. Water Quality Modification Permit from WSDOE. 

d.
Water Quality Certification (401) Permit from U.S. Army Corps of Engineers

TRANSMITTED TO PARTIES LISTED HEREAFTER:

King County Hearing Examiner

APLEY LYNETTE 13617 NE 135TH PL KIRKLAND WA 98034
BLUELINE GROUP GEOFF TAMBLE 25 CENTRAL WAY, SUITE #400 KIRKLAND WA 98033
BURNSTEAD CONSTRUCTION TIFFANY BROWN 

11980 NE 24TH ST, STE 200 BELLEVUE WA 98005

EILERS ROBERT 12915 136TH AVE NE KIRKLAND WA 98034
HARPER JAMIE H 13224 136TH AVE NE KIRKLAND WA 98034
LIGHTFELDT ROBERT 13220 136TH NE KIRKLAND, WA 98033
OGILVIE GEORGE 13042 136TH AVE NE KIRKLAND WA 98033
BULL TRISHAH PPMIII CPLN LUSD  MS  OAK DE 0100
CLAUSSEN KIM PPMIII  CPLN LUSD  MS  OAK DE 0100
DINSMORE LISA SUPERVISOR CPLN LUSD  MS  OAK DE 0100
GILLEN NICK ENV SCIENTIST CAS LUSD  MS  OAK DE 0100
GOLL SHIRLEY ASII CPLN LUSD  MS  OAK DE 0100
LANGLEY KRIS TRAF ENGR CPLN LUSD  MS  OAK DE 0100
SEATTLE KC HEALTH DEPT E ENVIRON HEALTH 

14350 SE EASTGATE WAY BELLEVUE WA 98007
TOWNSEND STEVE SUPERVISOR LUIS LUSD MS  OAK DE 0100

WEST LARRY ENV SCIENTIST CAS LUSD  MS  OAK DE 0100
WHITING KELLY KC DOT RD SERV DIV  MS  KSC TR 0231
WHITTAKER BRUCE SR ENGR ERS LUSD  MS  OAK DE 0100
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