King County

PERMITTING DIVISION, DEPARTMENT OF LOCAL SERVICES
KING COUNTY, WASHINGTON

PRELIMINARY REPORT TO THE HEARING EXAMINER
May 30, 2019 — PUBLIC HEARING AT 9:00 A.M.
DLS - Permitting Division Hearing Room
35030 SE Douglas St., Suite 210
Snoqualmie WA 98065-9266
Phone: 206-296-6600

THE RESERVE AT COVINGTON CREEK

PROPOSED REZONE, PLAT, SHORELINE PERMITS
FILE NOS. LUT417-0001, PLAT17-0004, SHOR17-0008
PROPOSED ORDINANCE NOS: 2019-0130 (rezone), 2019-0129 (plat)

A.

SUMMARY OF PROPOSED ACTION:

This is a request to rezone the parcels from Urban Reserve (UR-P, 0.2 du/acre) to R-4
(4 du/acre), subdivide approximately 40 acres into 76 lots (average lot size 4,376 square
feet) for single-family detached dwellings and tracts for drainage, recreation and critical
areas/wetlands, stream. The shoreline substantial development permit is for

associated drainage improvements (i.e. facility outfall, dispersion trenches, etc.) to be
located within shoreline jurisdiction. This proposal also includes use of Transfer of
Development Rights (TDRs) as required per the P-suffix condition (TR-P49) and King
County Code 21A.37. See Attachment 1 for a copy of the proposed site plan.

GENERAL INFORMATION:

Developer: Cal Atlantic/Lennar NW
Atin. Brian Nguyen
33455 6" Avenue South
Federal Way WA 98003
253-590-2217

Engineer: Barghausen Consulting Engineers
18215 72" Avenue South
Kent, WA 98032
425-251-6222

STR: 04-21-06

Location: The site is located at the intersection of 219" Ave SE and SE 296t
Place (south of SE 296" St, east of 219" Ave SE) Black Diamond
Tax Parcels: 042106-9008 & -9011

Zoning: Rezone from UR-P to R-4

Acreage: 40.07 acres

Number of Lots: 76

Density: Approximately 1.9 units per acre

Lot Size: Average lot size is 4,376 square feet
Proposed Use: Single Family Detached Dwellings
Waterbody: Covington Creek

Shoreline Environment: Conservancy

Shoreline of Statewide Significance: Yes

Sewage Disposal: Soos Creek Sewer & Water District
Water Supply: Covington Water District

Fire District: King County Fire District #44



School District: Kent School District
Community Service Area: West King County Areas

Complete Application Filed: November 7, 2017
Date Determined Complete: December 5, 2017

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. The applicant submitted a revision, on November
20, 2018, which eliminated an internal road/extension to south, modified the internal lot
and road layout. Removal of the southern road extension and associated lots reduced the
number of proposed lots to 76.

THRESHOLD DETERMINATION OF ENVIRONMENTAL SIGNIFICANCE:

Pursuant to the State Environmental Policy Act (SEPA), RCW 43.21C, the responsible
official of the Permitting Division issued a threshold determination of non-significance
(DNS) for the proposed development on March 12, 2019 and re-issued March 29, 2019
due to an administrative mailing error. 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.

Agencies, affected Native American tribes and the public were offered the opportunity to
comment on or appeal the determination. Agencies, affected Native American tribes and
the public were offered the opportunity to comment on or appeal the determination. An
appeal of the determination of non-significance was filed on May 22, 2019 by the Mountain
View Fire District. Subsequent to the prehearing conference held May 7, 2019, the
appellant and applicant reached a settlement agreement and the appeal was withdrawn
May 14, 2019 (refer to Attachment 4). Note, this is a private agreement, King County is
not a party to this agreement.

AGENCIES CONTACTED:

1. King County Department of Natural Resources and Parks (DNRP), including
Transfer of Development Rights Program: The comments from this Department
have been incorporated into this report.

2. King County Fire Protection Engineer: The comments from the Fire protection
engineer have been incorporated into this report.

3. Kent School District: The comments from this district have been incorporated into
this report.
4. Washington State Department of Ecology: No response.

5. Washington State Department of Fish and Wildlife: No Response.
6. Washington Sfate Department of Natural Resources: No Response
7. Washington State Department of Transportation: No response.

8. METRO: No response.

9. City of Black Diamond: The City of Black Diamond requested the proposal comply
with City codes and regulations (i.e. level-of-service, mitigation payment). See
March 12, 2018 e-mail/Attachment 2. Although this site is located within a
potential annexation area to City of Black Diamond, it is currently located in
unincorporated King County. Therefore, the proposal is required to comply with
King County codes, rules and regulations. There is no interlocal agreement
regarding potential annexation areas between the jurisdictions at this time.
Therefore, City of Black Diamond regulations, including level of service and
collection of mitigation fees have not been applied or imposed. Note, the King
County Transfer of Development Rights Program of DNRP previously informed the
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City of Black Diamond that TDRs are being used to increase the density to the
proposal.

F. NATURAL ENVIRONMENT:

1.

Topography: The site is relatively level. It slopes down gently from west to east,
southeast towards Covington Creek. The typical slope ranges from approximately
5 to 15 percent.

Soils: One surface soil is primarily found on this site per King County Soil Survey,
1973. The soil characteristics are defined as follows:

EvC — Everett gravely, sandy loam; 6-15% slopes. Runoff is slow to medium and the
erosion hazard is slight to moderate. This soil has a slight limitation for foundations
and septic tank filter fields.

Critical Areas:

a. Aquatic Areas and Wetlands: The applicant submitted a Critical Areas Study,
Habitat Assessment and Conceptual Mitigation Plan by Wetland Resources
(revised November 15, 2018). This study identified and rated Covington Creek,
located in the eastern and southern portions of the site and its side channel as
Type S Aquatic Areas with a 115 foot buffer within the Urban Growth Boundary.
Covington Creek is considered a shoreline of the state, with shoreline jurisdiction
extending 200 feet on either side of the ordinary high water mark of Covington
Creek mainstem and side channel. Several wetlands were also identified.
Wetland A along the mainstem of Covington Creek is a Category 1l wetland with a
147.5 foot wide buffer. Wetlands B, C, and D are Category Ill wetlands with 75-
foot buffers. An Environmental Scientist for the Permitting Division has reviewed
the study, evaluated the site and is in agreement with the findings and conclusions.
The critical areas and associated buffers will be placed in separate critical area
tract(s). The applicant has proposed an access road and stormwater facilities
within the aquatic area buffers. Stormwater facilities are not allowed in aquatic
area buffers, so the proposal is to average the buffer, reducing the buffer in the
area of the stormwater facilities and increasing it elsewhere on the site.

b. Shoreline: Covington Creek mainstem and side channel is classified as a
shoreline of statewide significance and is designated Conservancy shoreline. The
majority of the proposed subdivision improvements including all of the proposed
lots lie outside the 200-foot shoreline jurisdiction. Development within shoreline
jurisdiction includes roads, drainage improvements, such as stormwater ponds and
dispersion trenches for 12 lots and stormwater facility outfalls, stormwater
conveyance pipes, a pedestrian trail, and split-rail fences at the outer edge of the
critical areas buffers. The applicant has submitted a Shoreline Substantial
Development Permit (SSDP) (File No. SHOR17-0008) for construction of the
above referenced facilities within the 200-foot shoreline jurisdiction.

c. Geotechnical: The applicant submitted geotechnical reports prepared by Earth
Solutions NW (dated May 18 and July 12, 2018). These studies provided
information regarding groundwater monitoring, groundwater mounding and
infiltration. The studies concluded the areas identified for drainage facilities are
suitable for infiltration and will not be affected by groundwater levels (based on
monitoring).

Vegetation: The site is moderately to heavily 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, grasses, etc.

Wildlife: Small birds and animals undoubtedly inhabit this site; however, their
population and species are limited due to nearby development. No threatened or
endangered species are known to exist on or near the property.

Cultural Resources: a Cultural Resources Assessment, by Aqua Terra Cultural
Resource Consultants, was submitted December 2018. This study completed
background research of the site, vicinity and field investigation, including 188 shovel
probes, in the area(s) where ground disturbance is anticipated. No evidence of
cultural resources (materials and/or deposits) were identified or encountered. King
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County Cultural Resources staff reviewed the study and is in agreement with the
conclusions.

G. SHORELINE SUBSTANTIAL DEVELOPMENT PERMIT (SHOR17-0008):

Covington Creek is classified as a shoreline of statewide significance and is designated
Conservancy shoreline environment. The majority of the proposed subdivision improvements,
including all of the proposed lots, are located outside the 200-foot shoreline jurisdiction on
either side of the Creek mainstem and side channel. Project improvements within shoreline
jurisdiction include road access, stormwater facilities, conveyance and outfalls, dispersion
trenches for a dozen lots, a pedestrian trail and fencing at the outer edge of critical areas
buffers. The applicant has submitted a Shoreline Substantial Development Permit (SSDP)
(File No. SHOR17-0008) for construction of the above referenced plat improvements within
the 200-foot shoreline jurisdiction.

The criteria for authorizing SSDP's as set forth in KCC 21A.25 are incorporated into the
findings by this reference. The Shoreline Management Substantial Development Permit
(SSDP) is being sought to construct the subdivision improvements described above.

The proposed project improvements to be constructed and installed within Shoreline
Jurisdiction, are depicted on the proposed site plan. See Attachment 1.

The purpose of the SSDP request is to obtain consistency with the Shoreline Management
Act of 1971 (RCW 90.58) and the King County Shoreline Management Master Program
(KCSMP)/King County Code 21A.25. The project contains critical areas including
wetlands and aquatic areas within shoreline jurisdiction, as described in Section F.
Impacts to critical areas buffers are mitigated by buffer averaging or buffer addition, as
described in Section F.

Proposed alterations to the shoreline environment outside of critical areas include an
access road, stormwater facilities, stormwater dispersion trenches, a pedestrian trail, and
fencing at the outer edge of the critical area buffers. Permanent disturbance of the
shoreline environment outside of critical areas and their buffers would affect approximately
35,000 square feet. Compensatory mitigation is provided through approximately 40,000
square feet of additional forested aquatic area buffer within shoreline jurisdiction. In
addition, the project has been substantially redesigned such that most of the southern 18
acres is not proposed for development, providing additional protection for Covington Creek
mainstem and side channel, associated wetlands, and adjacent uplands.

The purpose of the Conservancy shoreline is to conserve areas that area a high priority for
restoration, include valuable historic properties or provide recreational opportunities.
Residential uses are allowed within the Conservancy Shoreline Environment.

Covington Creek is a Type S “shoreline of the state” and a “shoreline of statewide
significance”, and therefore subject to the Shoreline Management Act permit
requirements. A Shoreline Substantial Development Permit is required for the portion of
this project located entirely within shoreline jurisdiction.

APPLICABLE POLICIES from the County’s Shoreline Master Program found in the
Comprehensive Plan include:

Public Access Element

S-305 King County shall require public access to shorelines of the state for
water-enjoyment, water-related, and nonwater-dependent non-residential uses
and for subdivisions of land into more than four parcels unless:
a. The development proposal is not compatible with public access;
b. There is a safety or security concern;
¢. Inclusion of public access will have an environmental impact that cannot
d. be mitigated; or
e. There are legal limitations on allowing public access.

This subdivision of more than four lots proposes open space tracts (Tracts D, |, J, and K) to
provide additional separation between the proposed lots, Covington Creek and associated
wetlands and buffers. These tracts are to be owned and maintained by the homeowner’s
association (KCC 21A.14.180B) and considered private. The public will be able to visually
view (limited) the critical areas from the internal road (road B) and 219t Ave SE.
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Conservancy Shoreline Environment

S§-516  King County should limit uses in the Conservancy Shoreline Environment to
those that sustain the shoreline area’s physical and biological resources or to uses of
a nonpermanent nature that do not substantially degrade the rural or natural
character of the shoreline area or disturb historic and cultural resources. King
County should discourage non-residential uses in the Conservancy Shoreline except
as follows:

a. King County should allow aquaculture, forestry and agriculture in the
Conservancy Shoreline Environmental;, and

b. King County should allow water-dependent and water-enjoyment recreation
facilities as preferred uses if significant adverse impacts to the shoreline
are mitigated.

The proposal is a residential use, and will allow for water enjoyment recreation such
as fishing or viewing the Creek.

ENVIRONMENTAL PROTECTION POLICIES

S$-601 King County shall ensure that new uses, development and redevelopment
within the shoreline jurisdiction do not cause a net loss of shoreline ecological
processes and functions.

This project will not cause a net loss of shoreline ecological processes and functions.
APPLICABLE KING COUNTY CODES

KCC 21A.25.080. Sequence of mitigation measures — priority. A. Mitigation
measures shall be applied in the following sequence of steps listed in order or
priority, with subsection A.1. of this section being top priority:

1. Avoiding the impact altogether by not taking a certain action or parts of an
action;

2. Minimizing impacts by limiting the degree or magnitude of the action and its
implementation by using appropriate technology or by taking affirmative steps to
avoid or reduce impacts;

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

4. Reducing or eliminating the impact over time by preservation and maintenance
operations;

5. Compensating for the impact by replacing, enhancing or providing substitute
resources or environments; and

6. Monitoring the impact and the compensation projects and taking appropriate
corrective measures.

KCC 21A.25.090.C. Shoreline use and modification — defined — no net loss of
shoreline ecological functions allowed — sequencing compliance. King County shall
ensure that uses and modifications within the shoreline jurisdiction do not cause a
net loss of shoreline ecological functions and comply with the sequencing
requirements under 21.25.080.

This project has been designed to minimize adverse impacts to ecological critical
areas and the shoreline environment. Compensatory mitigation is provided for
adverse impacts. It will not cause a net loss of shoreline ecological functions.

KCC 21A.25.100. This section contains a table which determines whether a specific
use is allowed within the shoreline environment. Residential and recreational uses
as well as utility facilities (i.e. drainage/stormwater vault) are permitted uses in the
residential shoreline.

The project is in conformance with this code.

KCC 21A.25.130 Mitigation and Monitoring.
A. If mitigation is required under this chapter to compensate for adverse impacts,
unless otherwise provided, an applicant shall:
1. Mitigate adverse impacts to:
a. critical areas and their buffers; and
b. the development proposal as a result of the proposed alterations on or near
the critical areas; and
2. Monitor the performance of any required mitigation.
B. The department shall not approve a development proposal until mitigation and
monitoring plans are in place to mitigate for alterations to critical areas and buffers.
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C. Whenever mitigation is required, an applicant shall submit a critical area report
that includes:
1. An analysis of potential impacts;
2. A mitigation plan that meets the specific mitigation requirements in this chapter
for each critical area impacted; and
3. A monitoring plan that includes:
a. a demonstration of compliance with this title;
b. a contingency plan in the event of a failure of mitigation or of unforeseen
impacts if: ‘
(1) the department determines that failure of the mitigation would result in a
significant impact on the critical area or buffer; or
(2} the mitigation involves the creation of a wetland; and
c. a monitoring schedule that may extend throughout the impact of the activity
or, for hazard areas, for as long as the hazard exists.

D. Mitigation shall not be implemented until after the department approves the
mitigation and monitoring plan. The applicant shall notify the department when
mitigation is installed and monitoring is commenced and shall provide King County
with reasonable access to the mitigation for the purpose of inspections during any
monitoring period.

E. If monitoring reveals a significant deviation from predicted impact or a failure of
mitigation requirements, the applicant shall implement an approved contingency
plan. The contingency plan constitutes new mitigation and is subject to all mitigation
including a monitoring plan and financial quarantee requirements.

Compensatory mitigation is required by Code and proposed by the applicant for
temporary and permanent impacts of this project to buffers of wetlands and aquatic
areas and to shoreline ecological functions. On-site restoration will be provided for
temporary impacts. Permanent impacts will be mitigated through either buffer
averaging or providing additional buffer onsite.

KCC 21A.25.140 Public access.
A. Except as otherwise provided in subsection B. of this section, public access shall
be required for:

1. Attached residential developments;

2. New subdivisions of more than four lots;
3. Developments for water enjoyment, water related and non-water-dependent uses;
4. Publicly owned land, including, but not limited to, land owned by public agencies
and public utilities;

5. Marinas; and

6. Publicly financed shoreline stabilization projects.

B. Public access shall:
1. Connect to other public and private public access and recreation facilities on
adjacent parcels to the maximum extent practical;

2. Be sited to ensure public safety is considered; and

3. Be open to the general public;
C. Public access is not required if the applicant demonstrates to the satisfaction of
the department that public access would be incompatible with the proposed use
because of safety or security issues, would result in adverse impacts to the shoreline
environment that cannot be mitigated or there are constitutional or other legal
limitations that preclude requiring public access;

Currently, the applicant is proposing open space tracts (Tracts D, I, J, and K) to
provide additional separation between the proposed lots, Covington Creek and
associated wetlands and buffers. These tracts are to be owned and maintained by
the homeowner’s association (KCC 21A.14.180B) and considered private. The
public will be able to visually view (limited) the critical areas from the internal road
(road B) and 219" Ave SE.

KCC 21A.25.230 Subdivisions.

A. (not applicable

B. Submerged land within the boundaries of any waterfront parcel shall not be used
to compute lot area, lot dimensions, yards, recreation space or other similar required
conditions of land subdivision or development, except, where specifically authorized
by ordinance, such lands may be used in area computations as an incentive to
encourage common open space waterfront areas.

C. All newly created lots wholly or partially within the shoreline shall be of uniform
size and dimension, whenever possible.
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D. Subdivision of more than four lots shall provide an improved and maintained
pedestrian easement to the shoreline that is of sufficient width to ensure usable
access for all residents. Public access to the shoreline shall be in conformance with
the standards in KCC 21A.25.140.

E. Subdivisions should be designed to locate structures outside the shoreline
Jurisdiction whenever feasible. When lots are located within the shoreline jurisdiction,
the size and shape of the lots should allow for the construction of residential units
that do not require shoreline stabilization. (Ord. 16985 § 49, 2010: Ord. 11792 § 26,
1995: Ord.3688 § 410, 1978. Formerly KCC 25.16.150).

The Reserve at Covington Creek proposal was revised November 20, 2018 to eliminate
lots previously proposed within shoreline jurisdiction. The latest revision also eliminated
the crossing of aquatic areas and wetlands associated with the shoreline in the southern
portion of the site, resulting in the reduction in the number of lots.

As aresult, The Reserve at Covington Creek subdivision proposed under this SSDP will
provide new residences near the shoreline environment. It has been designed to avoid
direct impacts to wetlands and aquatic areas. Through the design, and with restoration
and compensatory mitigation, it will not result in a loss of shoreline ecological functions
and processes.

The application and supporting documentation for the SSDP provide a sufficient level of
information from which to establish conditions to ensure that the proposed project will be
compatible with the surrounding environment and meet the goals and regulations of the

Shoreline Management Act and King County Shoreline Master Program.

Provided the conditions listed in Section P are implemented, granting of this permit will
comply with the Shoreline Management Act and the King County Shoreline Master
Program. The approval of this project within the shoreline designated area and as
designed and conditioned, is in the public interest because single family residential uses
are a priority use in shoreline jurisdiction in King County. The project will not result in a
net loss of shoreline ecological functions.

NEIGHBORHOOD CHARACTERISTICS:

The property lies in an unincorporated area of southeast King County, adjacent (south and
west) of the City of Black Diamond, south of the City of Maple Valley and southeast of the
City of Covington. The site is located south of SE 296" St and east of 219" Avenue
Southeast. The area surrounding the site consists of the developed plat of Kentlake
Highlands Divs. | and I, with lots approximately 4,000 sq. feet. Kentlake High School is
located at the west terminus of 219" Ave SE. This area is zoned R-4 (4 units per acre).
Larger residential lots, zoned RA-5 (rural one unit per 5 acres) are located east and south
of the proposed subdivision. The Black Diamond Fire Station adjoins the east property
line of proposed lot 1 (northeast corner of site).

SUBDIVISION DESIGN FEATURES:

Lot Pattern and Density: The proposed lot and street layout will be in conformance with King
County Code 21A. (zoning) and the 2016 King County Road Design and Construction
Standards (KCRDCS).

In 2008 the King County Comprehensive Plan amended the map and associated zoning
for the Reserve at Covington Creek parcels from a rural zone of RA-5 (one unit per 5
acres) to Urban Reserve (UR-P). This P-suffix was further amended in December 2016
(ordinance 18427-Map Amendment 10) to the following:

TR-P 49 -

» King County and any development applicant shall address traffic in the area to ensure that
existing level of service conditions are maintained consistent with concurrency
requirements in the King County Code and King County Comprehensive Plan;

» The site shall be developed at no greater than R-4 zoning on 50% of the site. A notice
shall be added to the properties’ titles that the current and/or future property owner(s) of
the site shall not contest the annexation after the site has been rezoned and platted: and

e The site shall not be rezoned until at least 160.63 acres of land is put in permanent
conservation. The total acreage of conserved land will be achieved through a) a
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permanent conservation easement on up to 20 acres of the site surrounding the new
urban development, and b) permanent conservation of off-site lands as follows:

o Conservation of rural, agricultural and/or forestry lands in the Duwamish-Green
River Watershed (via conservation easement(s) and/or purchase of Transfer of
Development Rights);

o Conservation of land from King 44 County’s high value conservation list; and/or
o Purchase of Transfer of Development Rights from the County’s TDR bank.

The project site consists of approximately 40 acres, of which 25.63 acres are associated
with critical areas and buffers and 2.32 acres of open space which will be placed in
separate tracts. The applicant has purchased the necessary Transfer of Density credits
(TDR) from lands located in the Duwamish-Green River Watershed (See Attachment 3).
In total, @ minimum of 160.63 acres will be preserved.

Lot Pattern and Density: The applicant is proposing to use density credits to achieve the
density and zoning in accordance with the P-suffix condition (TR-49). King County Code
21A.12 establishes calculations for minimum density (the minimum number of lots a site is
required to obtain), allowable density (the number of lots allowed) and the maximum
density, permitted through the use of TDR, density incentives, etc. The use of density
credits allows an applicant to increase the density to 150 percent to achieve the maximum
density. No incentives, design measures, etc. are required under this program, it is simply
a mathematical calculation as it’s outright permitted. The density for this proposal, per
calculations provided by the application, is the following: minimum density is 42 units,
allowable number of units for this site is 80 and the maximum number for the entire site is
approximately 120 units. The applicant has proposed 76 lots, which is less than the
maximum and allowable densities and provided a certificate to utilize density credits in
accordance with the P-suffix requirements to achieve the R-4 zoning.

P-suffix condition requires the site to be developed at a density of R-4 (4 du/acre) or less
on 50 percent of the site. Therefore, the density or lot count is based on 20.4 acres, which
is 50 percent of the total site (40.07 acres).

As the site and surrounding area in unincorporated King County are zoned R-4 (4 units per
acre), RA-5 (one unit per 5 acres) and residential, no additional landscape buffers or fencing
Is required, with the exception of street trees along all street frontages and fencing of critical
areas/open space and recreation tract(s). Note, additional fencing may be required per the
2016 King County Surface Water Design Manual. This will be determined at a later date with
review of the engineering plans.

2. Transfer of Density Rights Subarea Study: King County Code 21A.37.030 requires a
subarea study for formal subdivisions in the urban unincorporated area proposing to add
lots through the use of TDRs.

a. The proposed project includes the use of two (2) TDRs in accordance with King
County 21A.37.020. These two TDRs enable the addition of lots in urban
unincorporated King County per KCC 21A.37.040 and comply with the P-suffix
requirements/criteria (TR-P 49).

b. The use of TDRs to increase the number of lots in a formal subdivision in the
urban unincorporated area is consistent with the goals of the Washington State
Growth management Act, per RCW 36.70A.020, including the following:

(1) Urban Growth. Encourage development in urban areas where adequate public
facilities and services exist or can be provided in an efficient manner.

(2) Reduce sprawl. Reduce the inappropriate conversion of undeveloped land into
sprawling, low density development.

(9) Open space and recreation. Retain open space, enhance recreational
opportunities, conserve fish and wildlife habitat, increase access to natural
resource lands and water and develop parks and facilities.

(10) Environment. Protect the environment and enhance the State’s high quality
of life, including air and water quality and the availability of water.

c. Furthermore, the use of TDRs for additional density is consistent with the policies
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in Chapter 2: Urban Communities of the adopted 2016 King County
Comprehensive Plan. In particular, King County Comprehensive plan policy U-111
is consistent with adding density utilizing TDRs:

U-111: Development standards for urban areas should emphasize ways to allow
maximum permitted densities and uses of urban land while not compromising the
function of critical environmental areas. Mitigation measures should serve multiple
purposes, such as drainage control, groundwater recharge, stream protection, air
quality improvement, open space preservation, cultural and historic resource
protection and landscaping preservation. When technically feasible, standards should
be simple and measurable so they can be implemented without lengthy review
processes.

With the use of the TDRs to increase the units via the rezone, the proposed subdivision will
not change the overall nature of the subdivision or create a density that will negatively impact
the surrounding community and is an appropriate means of adding units to the subject
subdivision.

Rezone (LUT417-0001)

21A.44.060 Zone reclassification. A zone reclassification shall be granted only if the
applicant demonstrates that the proposal complies with the criteria for approval specified in
KCC 20.22.140 and 20.22.150 and is consistent with the Comprehensive Plan and applicable
community and functional plans. (Ord. 18230 § 138, 2016: Ord. 10870 § 627, 1993).

20.22.150 Examiner duties — zone reclassification. When the examiner issues a
recommendation regarding an application for a zone reclassification of property, the
recommendation shall include findings on whether the application meets both of the
following:

A. The proposed rezone is consistent with the King County Comprehensive Plan; and

B.1. The property is potentially zoned for the reclassification being requested;

2. An adopted subarea plan, subarea study or area zoning specifies that the property shall
be subsequently considered through an individual reclassification application; or

3. The requested reclassification is based on changed conditions. (Ord. 18427 § 8, 2016: Ord.
18230 § 33, 2016: Ord. 16950 § 12, 2010: Ord. 16263 § 9, 2008: Ord. 15243 § 2, 2005: Ord.
14047 § 12, 2001: Ord. 4461 § 10, 1979. Formerly KCC 20.24.190).

U-125 King County should support proposed zoning changes to increase density within the
unincorporated urban area when consistent with King County Comprehensive Land Use Map
and when the following conditions are present:

a. The development will be compatible with the character and scale of the
surrounding neighborhood;

b. Urban public facilities and services are adequate, consistent with adopted levels
of service and meet Growth Management Act concurrency requirements,
including King County transportation concurrency standards;

¢. The proposed density change will not increase unmitigated adverse impacts on
environmentally critical areas, either on site or in the vicinity of the proposed
development;

d. The proposed density increase will be consistent with or contribute to achieving
the goals and policies of this comprehensive plan, and subarea plan or subarea
study, if applicable; or

e. The development is within walking distance of transit corridors or transit activity
centers, retail and commercial activities, and is accessible to parks and other
recreation opportunities.

The urban developments located west (Kentlake Highlands Divs.I-lll) consist of approximately
310 lots ranging in size from approximately 4,400-7,000 square feet in size, also zoned R-4.
Properties to the east and south, currently zoned RA-5, will be buffered by the critical area
and open space tract(s) located in the east-southeastern portion of the proposal. Additional
protection to critical areas and open space (50% of site in open space and TDR) will be
provided through compliance with the P-suffix TR-P49. Certificates of availability for water
and sewer have been submitted which demonstrate the Districts’ ability to provide services. In
addition, the proposal passes King County’s concurrency modes for the Black
Diamond/Enumclaw Travel Shed and it's been determined that no additional traffic-related
mitigation measures are required as a result of this project.

3. Internal Circulation: The lots will be served from internal public roads which extend from
219" Ave SE. Road A will extend east-northeasterly from 219" Ave SE and terminate in a
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cul-de-sac with a private access tract which extends east to serve proposed lots 1-3.
There will be no direct access to SE 296" Street from the adjoining proposed lots. The
remainder of the lots will be served by a loop road (Road B) and joint use driveway(s),
where there will also be no direct access to 219" Ave SE from adjoining lots.

Roadway Section: The road design will be improved to urban standards (i.e. curb,
gutter and sidewalk) in accordance with the 2016 King County Road and Construction
Standards (KCRDCS). Frontage improvements, if any for SE 296" Street will be
determined by the City of Black Diamond prior to engineering plan submittal.

Drainage: The proposed project is located in the Covington Creek Drainage Basin of
the Green/Duwamish River Watershed. This proposal has been reviewed to the
requirements of the 2016 King County Surface Water Design Manual (SWDM).

Covington Creek is located along the east side of the project site and there is currently
no FEMA mapped floodplain for this portion for the creek. Therefore, the applicant
submitted a Minor Floodplain study, prepared by Barghausen Consulting Engineers
(dated November 20, 2018), per Section 4.4.2 of the SWDM, to determine the 100~
year base flood elevation for Covington Creek. The 100-year base flood elevation for
Covington Creek was found to outside of the proposed development areas.

A preliminary infiltration assessment submitted by Earth Solutions NW indicates that
the underlying soils generally consist of sandy gravelly outwash type soils. Preliminary
infiltration testing was also conducted to determine the preliminary design infiltration
rate of approximately 20 inches per hour for the sizing of the infiltration facilities.
Furthermore, the applicant has submitted a Groundwater Mounding Analysis prepared
by Earth solutions NW (July 12, 2018 based upon the preliminary design of the
infiltration facilities. The Mounding Analyses found that for peak storm events, the
combined flow from the groundwater table and the facility will not mound above the
design high water elevation for each of the respective infiltration facilities.

The majority of the stormwater runoff from the proposed development will be fully
infiltrated using three separate stormwater facilities. For Tracts C and H, the proposed
stormwater facilities consist of a combination basic wetpond for water quality treatment
followed by an infiltration pond for flow control mitigation. For Tract E, the proposed
stormwater facility consists of a stormfilter facility for water quality treatment followed
by an underground infiltration facility for flow control mitigation. The infiltration facilities
have been designed to fully infiltrate stormwater runoff from the developed conditions.
A portion of the development proposes to provide individual gravel filled trenches for
full dispersion of roof area for approximately twelve (12) lots. These lots are located
along the east and south sides of the development, and will disperse the runoff into the
open space Tracts K and [.The dispersed flows will continue into the critical area tract
(Tract D).

J. TRANSPOkTATION PLANS:

1.

Transportation Plans: The King County Transportation Plan indicates that SE 296"
Street Road is designated as a minor arterial. This road and associated intersection
with 219" Avenue SE is located within the jurisdiction of City of Black Diamond. 219t
Avenue-SE Falcon Way is a considered a neighborhood collector. The subject
subdivision is not in conflict with this plan, nor with the Regional Trails Plan or the Non-
motorized Transportation plan.

Subdivision Access/Neighborhood Circulation: The site will gain access from SE 296"
St via 219" Ave SE and new public urban minor access and subaccess streets which
extend east and south-easterly from 219" Ave SE (shown as Roads A and B).

Traffic Generation: It is expected that approximately 762 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.

Traffic Impact Analysis: The applicant submitted a traffic impact study by Transpo
dated November 2017. This study evaluated trip generation, volumes, level-of-service,
circulation, collision history, general traffic impacts and school walkway conditions.
The study concludes no additional traffic related mitigation measures are required as a
result of this proposal.
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5. 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 project

is located within the Black Diamond/Enumclaw Travel Shed which passes the
concurrency model. This indicates that transportation improvements or strategies
are in place/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).

King County Code 14.80 — Intersection Standards: No intersections exceed
intersection standards as a result of this proposal. The intersections will operate at
an acceptable level (LOS C) with or without the subdivision proposal.

K. 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 Sawyer Woods
Elementary, Cedar Heights Middle School and Kentlake Senior High School, all
located within the Kent School District.

b. School Impact Fees: King County Code requires that an impact fee per lot be
imposed to fund school system improvements to serve new development within
this district. The 2019 fee for Kent School District is $5,397. Payment of this
fee in a manner consistent with KCC 21A.43 is a condition of subdivision
approval.

C. School Access: The Transpo analysis indicates that future students from
this subdivision will be bussed to the Sawyer Woods Elementary, Cedar
Heights Middle School, and walk to Kentlake Senior High School. The
nearest bus stop is currently located at the intersection of SE 298"
Place/219" Ave SE. Walkway conditions consist of existing sidewalks on
the east and west side of 219" Ave SE and sidewalks to be constructed
internal to the subdivision proposal.

Parks and Recreation Space: The nearest developed public park is Lake Sawyer
Regional Park, located approximately one-half mile southeast of the site, in the
City of Black Diamond.

King County Code (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 the required recreation space within the combined
drainage/recreation tract (Tract E). Tract E is approximately 30,000 square feet.
Note, access for drainage facility maintenance, access grates, will not be counted
towards the recreation space requirement. A minimum of 29,640 square feet is
required based on the 76 lot proposal. KCC 21A.14.180C. requires recreation space
to be centrally located with good visibility of the site from roads and sidewalks and be
accessible and convenient for all residents within the development. KCC 21A.14.190
requires subdivisions to provide tot/children play areas within the recreation space on
site.

KCC 21A.14.180.E. Play equipment or age appropriate facilities shall be provided
within dedicated recreation space areas according to the following requirements:
1. For developments of five dwelling units or more, a tot lot or children’s play area,
that includes age appropriate play equipment and benches, shall be provided
consistent with KCC 21A.14.190;

2. For developments of five to twenty-five dwelling units, one of the following
recreation facilities shall be provided in addition to the tot lot or children’s play
area:

a. playground equipment;

b. sport court;

c. sport field;

d. tennis court; or
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e. any other recreation facility proposed by the applicant and approved by the
director;

3. For developments of twenty-six to fifty dwelling units, at least two or more of the
recreation facilities listed in subsection E.2. of this section shall be provided in
addition to the tot lot or children’s play area; and

4. For developments of more than fifty dwelling units, one or more of the recreation
facilities listed in subsection E.2. of this section shall also be provided for every
twenty-five dwelling units in addition to the tot lot or children’s play area. If
calculations result in a fraction, the fraction shall be rounded to the nearest whole
number as follows: ,

a. Fractions of 0.50 or above shall be rounded up; and

b. Fractions below 0.50 shall be rounded down. ...

A detailed improvement plan for the recreation tract with equipment, landscaping,
surfacing, etc. is required for submittal, review and approval by the Permitting
Division prior to engineering plan approval. This plan shall include additional
recreational facilities/improvements in accordance with King County Code
21A.14.180.E, as well as fencing (i.e. split rail or chain link) to reduce potential
conflicts between users of the recreation space and vehicles.

3. Fire Protection: The Certificate of Water Availability from Covington 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. The
future residences will require sprinklers, unless otherwise approved by the King
County Fire Marshal, pursuant to the standards in the recommended conditions.

UTILITIES:

1. Sewage Disposal: The applicant proposes to serve the subject subdivision
by means of public sewers managed by the Soos Creek Water and Sewer District. A
Certificate of Sewer Availability, dated November 19, 2018, indicates this district’s
ability to serve the proposed development.

2. Water Supply: The applicant proposes to serve the subject subdivision with a water
supply and distribution system managed by the Covington Water District. A Certificate
of Water Availability, dated April 24, 2018, indicates this district's ability to serve the
proposed development.

COMPREHENSIVE AND COMMUNITY PLAN:

1. Comprehensive Plan: This plan is governed by the 2016 King County
Comprehensive plan which designates this area as Urban. The proposed
subdivision is not in conflict with the policies of the Comprehensive Plan.

2. Community Plans: The subject subdivision is located in the Tahoma/Raven
Heights Community Planning Area. However, at this time, there is currently no
adopted community plan for the Tahoma/Raven Heights Community Planning
Area.

STATUTES/CODES:

If approved with the recommended conditions in this report, the proposed development will
comply with the requirements of the County and State Platting Codes and Statutes, and
the lots in the proposed subdivision will comply with the minimum dimensional
requirements of the zone district.

CONCLUSIONS:

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
rezone, plat, and shoreline approval.
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RECOMMENDATIONS:

Rezone Request (LUT417-0001) — It is recommended that the zoning classification
action, from UR-P to R-4, be approved in accordance with the following adopted P-suffix
conditions (TR-49) for the subject property as requested:

King County and any development applicant shall address fraffic in the area to ensure
that existing level of service conditions are maintained consistent with concurrency
requirements in the King County Code and King County Comprehensive Plan;

The site shall be developed at no greater than R-4 zoning on 50% of the site. A notice
shall be added to the properties’ titles that the current and/or future property owner(s) of
the site shall not contest the annexation after the site has been rezoned and platted; and

The site shall not be rezoned until at least 160.63 acres of land is put in permanent
conservation. The total acreage of conserved land will be achieved through a) a
permanent conservation easement on up to 20 acres of the site surrounding the new
urban development, and b) permanent conservation of off-site lands as follows:

o Conservation of rural, agricultural and/or forestry lands in the Duwamish-Green
River Watershed (via conservation easement(s) and/or purchase of Transfer of
Development Rights);

o Conservation of land from King 44 County’s high value conservation list; and/or
o Purchase of Transfer of Development Rights from the County’s TDR bank.
Preliminary Plat (PLAT17-0004) - It is recommended that the subject subdivision, revised

and received November 20, 2018, 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 that includes the language set forth in King
County Council Motion No. 5952.

3. a. The plat shall comply with the density requirements of the R-4 zone
classification. All lots shall be the larger of the minimum dimensional requirements
of the R-4 zone classification or those shown on the face of the approved
preliminary plat, except that minor revisions to the plat which do not result in
substantial changes may be approved at the discretion of the Permitting Division.

b. Any/all plat boundary discrepancies shall be resolved to the satisfaction of the
Permitting Division prior to the submittal of engineering plans. As used in this
condition, “discrepancy” is a boundary hiatus, an overlapping boundary, or a
physical appurtenance which indicates an encroachment, lines of possession or a
conflict of title. Note his may result in the reconfiguration and/or loss of lot(s).

c. The applicant shall provide the TDR certificate with the submittal of the
engineering plans and the final plat. If the TDR certificate cannot be obtained, the
applicant shall redesign the number of lots based upon the allowable density. This
will result in the reconfiguration and loss of lots.

4. All construction and upgrading of public and private roads shall be done in
accordance with the 2016 King County Road Design and Construction Standards
established and adopted by Ordinance No. 18420, as amended.

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. Sprinklers: any future residences are required to be equipped with fire sprinklers
per NFPA 13D, unless the requirement is modified or removed by the King County
Fire Marshal or designee. The Fire Code requires all portions of the exterior walls
of the 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
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10.

11.

12.

13.

surface. To qualify for removal of the sprinkler requirement, the driving surface of the new
roadway must be a minimum of 28 feet in width if parking is allowed on one side of the
roadway and at least 36 feet in width if parking is permitted on both sides.

Final plat approval shall require full compliance with the drainage provisions set forth in
KCC 9.04. Compliance may result in a reduction of the number and/or reconfiguration of
lots as shown on the approved preliminary 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 2016 King County Surface Water
Design Manual (KCSWDM) must also be satisfied during engineering and final review.

a. Drainage plans and analysis shall comply with the 2016 KCSWDM and applicable
updates adopted by King County. Permitting Division approval of the drainage and
roadway plans is required prior to any construction.

b. Current standard plan notes and ESC notes, as established by Permitting Division,
shall be shown on the engineering plans.

¢. 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 Permitting Division and/or King
County Road Services Division. 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 dispersion systems, the
systems shall be constructed at the time of the building permit and shall
comply with the plans on file.” :

The drainage facilities shall meet the requirements of the 2016 King County Surface Water
Designh Manual (KCSWDM). The site is subject to the Conservation flow Control and
Basic Water Quality Requirements of the 2016 KCSWDM.

Proposed infiltration facilities shall meet the Groundwater Protection Requirements per
Section 5.2.1 of the 2016 KCSWDM. Proposed water quality treatment facilities shall
meet the Facility Liners requirements per Section 6.2.4 of the 2016 KCSWDM.

The 100-year floodplain for Covington Creek, as determined by the Minor Floodplain

Study by Barghausen Consulting Engineers, Inc., dated November 20, 2018, shall be
shown on the engineering plans and final plat per Special Requirement 2 of the 2016
KCSWDM.

To implement the Required Best Management Practices (BMPs) for treatment of
stormwater, 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 Section 1.2.9 of the 2016 KCSWDM. The design
engineer shall address the applicable requirements on the final engineering plans and
provide all necessary documents for implementation. The final recorded plan shall include
all required covenants, easements, notes and other details to implement the required
BMPs for site development.

The required BMPs shall also be shown on the individual residential building permit
applications upon submittal of the permits. The individual building permit applications
shall also include the required covenants, easements, notes and other details fo
implement the BMP design.

An easement shall be provided to King County for access and maintenance of the
stormwater vault on Tract E (recreation tract) or as needed per the KCSWDM.

The following road improvements are required to be constructed according to the
2016 King County Road Design and Construction Standards (KCRDCS):

a. Road A shall be improved at a minimum to the urban minor access standard.
b. Road B shall be improved at a minimum to the urban subaccess standard. The

section of Road B that fronts lots 12-18 shall be improved at a minimum to the
urban subcollector standard.
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14.

15.

16.

17.

Frontage Improvements SE 296" Street are located within the City of Black
Diamond: Right-of-Way dedication, frontage improvements, if any, along the south
side of SE 296™ Street which encompasses the frontage along Tract A and lots 1-
6, shall be subject to the City of Black Diamond review and approval prior to
engineering plan approval.

Private access tract(s) and joint use driveway tracts (JUD) shall be improved per
Sections 2.09 and Section 3.01 of the 2016 KCRDCS. Notes regarding ownership
and maintenance of the tracts shall be shown on the engineering plans and final
recorded plat.

There shall be no direct access to or from SE 296™ St and/or 219" Ave SE from
adjoining lots. Note(s) to this affect shall be shown on the engineering plans and
final plat.

Modifications to the above road conditions may be considered according to the
variance procedures in Section 1.12 of the KCRDCS.

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

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 the
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.

The proposed subdivision shall comply with the Critical Areas code as outlined in
KCC 21A.24. Permanent survey markings and signs, as specified in KCC
21A.24.160, shall also be addressed prior to final approval. Temporary marking of
critical 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.

Preliminary plat review has identified the following specific requirements which
apply to this project. All other applicable requirements from KCC 21A.24 shall also
be addressed by the applicant:

a. Wetlands and aquatic areas on site shall be protected from future clearing,
grading, and construction with adjacent upland buffers. The buffer for
Wetland A along the mainstem of Covington Creek is 147.5 feet wide, and for
Wetlands B, C, D the buffers are 75 feet wide. Covington Creek mainstem
and side channel shall be protected with a 115-foot buffer.

b. Buffer averaging is allowed to reduce these buffers where necessary for
stormwater facilities and provide equivalent area of buffer on site. The
proposed buffer averaging plan reduces the buffer by 13,670 square feet and
increases it elsewhere on site along Covington Creek by 17,645 square feet.
This buffer averaging plan increases the total forested area within the buffer of
Covington Creek and provides greater habitat function.

c. Approximately 200 square feet of buffer of Wetland A will be permanently
impacted for road construction. Mitigation is provided by adding 200 square
feet of buffer elsewhere on site. Temporary buffer impacts occurred during
site evaluation when test pits were excavated throughout the site. Seven of
these test pits are located within buffers of wetlands or streams, and will be
restored with native vegetation.

d. The mitigation concept in the Wetland Resources, Inc., report revised
November 15, 2018 has been reviewed and approved by the Permitting
Division. A final mitigation plan will be required for review and approval
concurrent with engineering plan review. A mitigation financial guarantee will
be required prior to approval of the engineering plans.
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18.

19.

e. Critical area tract(s) shall be used to delineate and protect critical areas and

f.

buffers in development proposals for subdivisions and shall be recorded on all
documents of title of record for all affected lots.

A 15-foot building set back line (BSBL) shall be established from the edge of
buffer and/or the critical area tract(s) and shown on all affected lots.

Prior to commencing construction activities on the site, the applicant shall
temporarily mark critical area tract(s) in a highly visible manner, and these
areas must remain so marked until all development proposal activities in the
vicinity of the critical areas are completed.

h. Prior to final approval of construction activities on the site, the boundary

between the critical area tract(s) and adjacent land shall be identified using
permanent signs. Sign specifications shall be shown on the final engineering
plans and shall be installed every 100 feet or as deemed appropriate by
Permitting Division critical area staff at the time of engineering plan review.

During engineering review, the plan set shall be routed to Permitting Division

Critical Areas staff to determine if the above conditions have been met.

The following note shall be shown on the final engineering plan and recorded
plat:

RESTRICTIONS FOR CRITICAL AREA TRACTS AND
CRITICAL AREAS AND BUFFERS

Dedication of a critical area tract/sensitive area and buffer conveys to the
public a beneficial interest in the land within the tract/critical area and
buffer. This interest includes the preservation of native vegetation for all
purposes that benefit the public health, safety and welfare, including control
of surface water and erosion, maintenance of slope stability, and protection
of plant and animal habitat. The critical area tract/critical area and buffer
imposes upon all present and future owners and occupiers of the land
subject to the tract/critical area and buffer the obligation, enforceable on
behalf of the public by King County, to leave undisturbed all trees and other
vegetation within the tract/critical area and buffer. The vegetation within the
tract/critical area and buffer may not be cut, pruned, covered by fill,
removed or damaged without approval in writing from the King County
Permitting Division or its successor agency, unless otherwise provided by
law.

The common boundary between the tract/critical area and buffer and the
area of development activity must be marked or otherwise flagged to the
satisfaction of King County prior to any clearing, grading, building
construction or other development activity on a lot subject to the critical
area tract/critical area and buffer. The required marking or flagging shall
remain in place until all development proposal activities in the vicinity of the
critical area are completed.

No building foundations are allowed beyond the required 15-foot building
setback line, unless otherwise provided by law.

A homeowners' association or other workable organization shall be established to
the satisfaction of the Permitting Division which provides for the ownership and
continued maintenance of the recreation tract(s) and critical area tract(s). An
easement shall be provided to King County over the recreation tract(s) for
maintenance of the storm water facilities. Notes shall be shown on the engineering
plans and final plat.

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., location, area calculations,
dimensions, landscape specs, equipment specs, etc.) shall be submitted for
review and approval by Permitting and King County Parks prior to or
concurrent with the submittal of engineering plans. The plans must include
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20.

21.

22.

additional recreation facilities per KCC 21A.14.180E, landscaping and
fencing (split rail or equivalent) adjacent to roads.

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

Street trees shall be provided as follows (per KCRDCS 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 2016 King County Road Design
and Construction Standards, unless the King County Roads Division
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 the Permitting Division 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 the Permitting Division prior to engineering plan
approval.

g. The applicant shall contact Metro Service Planning at (206) 684-1622 to
determine if 219" Ave SE. is on a bus route. If so, 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 the
Permitting Division has completed a second inspection and determined that
the trees have been kept healthy and thriving.

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.

The plat shall demonstrate compliance with the rezone and shoreline permit
conditions of approval (file nos. LUT417-0001 & SHOR17-0008).

The applicant shall demonstrate compliance with requirements of following P-suffix
conditions (TR-49) at submittal of the engineering plans and final plat. This shall
be shown on the engineering plans and final plat, including required notes,
easements. TDR certificate(s) shall be provided with the engineering plan
submittal and final plat.

i.  The site shall be developed at no greater than R-4 zoning on
50% of the site. A notice shall be added to the properties’ titles
that the current and/or future property owner(s) of the site shall
not contest the annexation after the site has been rezoned and
platted; and
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23.

24,

ii. The site shall not be rezoned until at least 160.63 acres of land
is put in permanent conservation. The total acreage of
conserved land will be achieved through a) a permanent
conservation easement on up to 20 acres of the site surrounding
the new urban development, and b) permanent conservation of
off-site lands as follows:

iii. Conservation of rural, agricultural and/or forestry lands in
the Duwamish-Green River Watershed (via conservation
easement(s) and/or purchase of Transfer of Development
Rights);

iv. Conservation of land from King 44 County’s high value
conservation list; and/or

v. Purchase of Transfer of Development Rights from the
County’s TDR bank.

To implement KCC 21A.38.230 which applies to the site, a detailed tree retention
plan shall be submitted with the engineering plans for the subject plat. The tree
retention plan (and engineering plans) shall be consistent with the requirements of
KCC 21A.38.230. No clearing of the subject property is permitted until the final tree
retention plan is approved by the Permitting Division. Flagging and temporary
fencing of trees to be retained shall be provided, consistent with KCC
21A.38.230.B.4. The placement of impervious surfaces, fill material, excavation
work, or the storage of construction materials is prohibited within the fenced areas
around preserved trees, except for grading work permitted pursuant to KCC
21A.38.230.B.4.d.(2).

A note shall be placed on the final plat indicating that the trees shown to be
retained on the tree retention plan shall be maintained by the future owners of the
proposed lots, consistent with KCC 21A.38.230.B.6. (Note that the tree retention
plan shall be included as part of the final engineering plans for the subject plat.)

Inadvertent Discovery Plan: If any employee, contractor, subcontractor, etc.
believes a cultural resource and/or human remains have been uncovered at any
point in the project, all work in the area must stop and location secured (see RCW
27.44). The appropriate agencies and authorities (i.e. archaeological consultant,
Washington State Dept. of Archeology and Historic Preservation, King County
Medical Examiner, King County Sheriff) must be consulted. Work may not resume
until all agencies involved have reviewed, made final determination(s), and
approval to resume work has been granted.

SHORELINE PERMIT — SHOR17-0008

It is recommended that the subject shoreline substantial development permit (SHOR17-
0008), revised and received November 20, 2018, be approved subject to the following
conditions:

a. Nothing in this permit shall be construed as excusing the applicant from

compliance with any federal, state, or local statutes, ordinances, or regulations
applicable to this project other than the permit requirements of the Shoreline
Management Act of 1971.

This permit may be rescinded pursuant to the Shoreline Management Act of 1971
in the event the permittee fails to comply with any conditions thereof.

Construction pursuant to this permit may not begin or be authorized until twenty-
one (21) days from the date of filing the final order of King County with the
Department of Ecology or the Attorney General or until all review proceedings
initiated within twenty-one (21) days from the date of such filing have been
terminated.

TIME REQUIREMENTS OF THE PERMIT (WAC 173-27-090). The following
requirements shall apply to all permits:

a. Upon a finding of good cause, based on the requirements and
circumstances of the project proposed and consistent with the policy and
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provisions of the shoreline master program and the Shoreline Management Act,
local government may adopt appropriate time limits as a part of action on a
substantial development permit and local government, with the approval of the
Department of Ecology, may adopt appropriate time limits as a part of action on a
conditional use or variance permit: “Good cause based on the requirements and
circumstances of the project,” shall mean that the time limits established are
reasonably related to the time actually necessary to perform the development on
the ground and complete the project that is being permitted, and/or are necessary
for the protection of shoreline resources.

b. Where neither local government nor the department include specific
provisions establishing time limits on a permit as a part of action on the permit, the
following time limits shall apply:

i. Construction shall be commenced or, where no construction is involved, the
use or activity shall be commenced within two years of the effective date of
a shoreline permit. Provided, that local government may authorize a single
extension for a period not to exceed one year based on reasonable factors,
if a request for extension has been filed before the expiration date and
notice of the proposed extension is given to parties of record and the
department.

ii. Authorization fo conduct development activities shall terminate five years
after the effective date of a shoreline permit. Provided, that local
government may authorize a single extension for a period not to exceed
one year based on reasonable factors, if a request for extension has been
filed before the expiration date and notice of the proposed extension is
given to parties of record and the department.

iii. The effective date of a shoreline permit shall be the date of the last action
required on the shoreline permit and all other government permits and
approvals that authorize the development to proceed, including all
administrative and legal actions on any such permit or approval. It is the
responsibility of the applicant to inform the local government of the
pendency of other permit applications filed with agencies other than the
local government and of any related administrative and legal actions on any
permit or approval. If no notice of the pendency of other permits or
approvals is given to the local government prior to the date established by
the shoreline permit or the provisions of this section, the expiration of a
permit shall be based on the shoreline permit.

iv. When permit approval is based on conditions, such conditions shall be
satisfied prior to final approval of the plat.

v. Revisions to permits under WAC 173-27-100 may be authorized after
original permit authorization has expired, provided, that this procedure shall
not be used to extend the original permit time requirements or to authorize
substantial development after the time limits of the original permit.

vi. Local government shall notify the department in writing of any change to
the effective date of a permit, as authorized by this section, with an
explanation of the basis for approval of the change. Any change to the time
limits of a permit other than those authorized by this section shall require a
new permit application.

e. Any substantive changes to the approved shoreline plans may require the
applicant to obtain a new shoreline permit or a revision to this shoreline permit
pursuant to WAC 173-27-100.

f. Copies of other approved state and federal permits (i.e. Department of Fish and
Wildlife-HPA, Army Corps of Engineers, Department of Ecology, National Pollutant
Discharge Elimination System (NPDES)), as necessary, shall be submitted to
Permitting Division critical areas staff prior to construction. Conditions of these
permits shall be considered conditions of this SSDP.

g. Conditions of King County Preliminary Plat (File No. PLAT17-0004) shall be
considered conditions of this SSDP.
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Minor modifications resulting from implementing conditions of the preliminary plat
permit may be allowed provided they are within the scope and intent of this permit
and no substantial adverse environmental impact or net loss of shoreline
ecological functions will be caused by the project revision. Any subsequent
changes to the approved shoreline plans may require the applicant to obtain a new
shoreline permit or a revision to this shoreline permit pursuant to WAC 173-27-100.

Erosion controls and Best Management Practices (BMPs) consistent with the
Surface Water Design Manual and the Regional Road Maintenance ESA Program
Guidelines shall be implemented and maintained to prevent uncontrolled discharge
of concrete, cement, water, petroleum products, scil, and other deleterious
materials from entering adjacent surface waters.

The applicant shall control erosion of disturbed areas by implementing Best
Management Practices as approved for PLAT17-0004.

All man made debris from the project within the construction zone shall be

removed and disposed of at a location licensed for such disposal.

A copy of the approved shoreline plans shall be kept on-site at all times during
construction.

. Compensatory mitigation for adverse impacts to shoreline ecological functions is

required. Temporary impacts shall be restored on site. Permanent impacts shall
be mitigated through protecting additional forested buffers within shoreline
jurisdiction. A final compensatory mitigation plan shall be reviewed and approved
with engineering plans for PLAT17-0004. The final mitigation plans shall include
any minor revisions to buffer impacts and subsequent mitigation.

. An as-built mitigation plan shall be provided upon installation. Monitoring of the

mitigation measures shall be required for 3 years following installation to evaluate
whether or not the project performance standards have been met. Monitoring shall
be performed as specified on the mitigation plan provided with engineering plans
for preliminary plat PLAT17-0004, and reports shall be submitted to King County
Permitting Division no later than October 315t of each monitoring year, unless
otherwise approved by the Permitting Division. Monitoring shall occur as a
function of the preliminary plat permit PLAT17-0004.

This permit may be rescinded pursuant to the Shoreline Management Act of 1971
in the event the permittee fails to comply with any conditions thereof.

Q. OTHER CONSIDERATIONS:

1.

2.

The subdivision shall conform to KCC 16.82 relating to grading on private property.

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

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 Department 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.

e. HPA from WSDFW.

R. TRANSMITTED TO PARTIES LISTED HEREAFTER:

Examiner KC Hearing
516 Third Ave Room 1200 Seattle WA 98103
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Permitting Division — 35030 SE Douglas St., Suite 210 Snoqualmie WA 98065-9266
Roberge, Steve, Product Line Manager — Residential
Scott Smith, Development Engineer
Claussen, Kim, PPM llI
Hughes, Ben, Engineer Il
Casey, Laura, Environmental Scientist IlI
Goll, Shirley, AS II
Carlson, Joanne, AS I

Eichelsdoerfer, Robert, Engineer Ill, KCDOT/Road Services
201 S. Jackson St., Seattle WA 98104

Murphy, Michael, KC DNRP
201 S. Jackson St, Seattle WA 98104

Webb, Megan, KC DNRP
201 S. Jackson St, Seattle WA 98104

Dept. of Ecology — Northwest Regional Office
3190 160" Ave SE Bellevue WA 98008-5452

Office of the Attorney General, Temple of Justice, Ecology Division
PO Box 40117 Olympia WA 98504-0117

BHC Consultants, Attn. Carla Talich
1601 Fifth Ave, Suite 500 Seattle WA 98101

Barghausen Consulting Engineers
18215 72" Ave S Kent WA 98032

Cal Atlantic/Lennar NW Attn. Brian Nguyen — brian.nguyen@lennar.com
33455 6™ Avenue South Federal Way WA 98003

Transpo, attn. Kevin Jones
12131 113" Ave NE Suite 203 Kirkland WA 98034-7120

City of Black Diamond, Seth Boettcher - sboettcher@blackdiamondwa.gov

Borttleson, Gil — gbortles@gmail.com
PO Box 288 Black Diamond WA 98010

Buxton, Robin — robin411@comcast.net
19825 SE 296" St Kent WA 98042

Croppi, Rena
29703 2215t Ave SE Kent WA 98042

Morris, Michelle — m_morris37740@yahoo.com

Mullen-Moses, Steven - steve@snoqualmietribe.us

Sullivan, Ruth — onpipelake@comcast.net
26411 212" Ave SE Covington WA 98042

Sitkin, Jon Chmelik, Sitkin & Davis P.S. for Mountain View Fire - jsitkin@chmelik.com
1500 Railroad Ave Bellingham WA 98225

Taylor, Joni — jtaylor3083@comcast.net
20209 SE 290" PI Kent WA 98042

Thomas, Kevin, Oakepointe Covington Creek LLC
10220 NE Points Dr Suite 310 Kirkland WA 98033

Tibbs, Jill — jilltibbs 105@hotmail.com

Walter, Karen, Muckleshoot Tribe
39015 172" Ave SE Auburn WA 98092
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Schermetzler, Tim Chmelik Sitkin & Davis PS ~ Tim@Chmelik.com
1500 Railroad Ave Bellingham WA 98225
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PRELIMINARY PLAT OF RESERVE AT COVINGTON CREEK

A PORTION OF SECTION 4, TOWNSHIP 21 N, RANGE 06 E, WM, KING COUNTY, WASHINGTON
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LEGAL DESCRIPTION
NAVD BA/201| ELEVATION OF 534.94 AT THE MONUMENT

RANGE 6 EAST, W.M., IN KING COUNTY, WASHINGTON;

mx?ﬁ__.mm._.xm NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF THE SOUTHWEST

Bt o oo e o 1.3 e DA% OF B MNGS

WASHINGTON, DESCRIBED AS FOLLOWS: HELD BEARING OF NORTH B3'4'24" WEST ALONG THE

CALATLANTIC/LENNAR NW

33455 6TH AVENUE SOUTH

FEDERAL WAY, WA 98003
Contact: Brian Nguyen (253) 590-2217

BEGINNING AT THE NORTHEAST CORNER OF SAD SUBOMSION; SOUTH OF THE SOUTHWEST QUARTER OF SECTION4,
THENCE NORTH 89'33'42" WEST ALONG THE NORTH LINE £97.07 FEET TO THE NORTHEAST TOWNSHP 21 NORTH, RANGE 6 EAST, W. M.
CORNER OF THE NORTHWEST QUARTER OF SAID NORTHEAST QUARTER; (REFERENCE RECORD OF SURVEY UNDER KING COUNTY
THENCE SOUTH 222'40° WEST ALONG THE EAST LINE THEREOF, 654.95 FEET; RECORDING NO. 20151228000004).
THENCE NORTH B'45'12" WEST ALONG THE SOUTH LINE OF SAID NORTHWEST QUARTER
238,97 FEET:
THENCE SOUTH 1'40'36” WEST 650.50 FEET TO AN INTERSECTION WITH A CURVE, THE UTILITIES/SERVICES: \
RADIAL CENTER OF WHICH BEARS NORTH 6'52'02" WEST 685.27 FEET; VATER: PHONE:
THENCE NORTHEASTERLY, ON A CURVE TO THE LEFT 446.28 FEET; COVINGTON WATER DISTRICT CENTURY LINK ! = g
THENCE SOUTH 44'10'51" EAST 204.09 FEET; 18831 SE 300TH PLACE 23315 66TH AVE S. |
.%_nzom SOUTH 76'03'30" EAST 200,00 FEET TO THE SOUTH LINE OF SAD NORTHEAST COVINGTON, WA 98042 E u.»nm%% \ GENERAL SITE DATA
UARTER; G (253) 631-0565 | = s _m
THENCE SOUTH B9'56'59" EAST 180.00 FEET TO THE EAST LINE THEREDF; ;
THENCE NORTH 305'00° EAST ALONG THE EAST LINE 1,305.93 FEET TO THE POINT OF SEWER: 1 - _ % {ADORESSy BERSECTION, OF219TH, AVE SE & SE' 2007, PL; COVIHGTON, ‘WA
BEGINNNG: e CLEEIL WATER AND. BENER OSTRIGT O ) T QISTRICT #44 ] 2. PARCEL §: 042106-8008, ~3011
ALSO_EXCEPT THAT PORTION OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER RENTON, WA 88058 E&wﬁemﬁ ? 1 3. MUNCIPATY: KNG COUNTY
OF SECTION 4, TOWNSHP 21 NORIH, RANGE 6 EAST, Wi, I KING COUNTY, (253) B30-9300 | ) ) 069106
, 3 ; - Pl
BEGINNING AT THE NORTHEAST CORNER OF THE NORTHWEST QUARTER OF THE SOUTHWEST POWER/GAS: SCHooL: “ 4. DXSTING ZONNG: URBAN RESERVE (UR-P)
SUARTER; —— PUGET SOUND_ENERGY KEMT SCHOOL DISTRCT 5. PROPOSED ZONNG: R-4
THENCE SOUTH 1'40°36" WEST 657.04 FEET TO THE TRUE POINT OF BEGINNING; 8001 SOUTH 212TH STREET 12033 SE 256TH STREET | .
THENCE SOUTH B3°45'12" EAST ALONG THE SOUTH LINE OF THE NORTHWEST QUARTER OF KENT, WA 88032 A.Mu:w. Al | 6. EXISTING USE: VACANT
THE NORTHEAST QUARTER OF SAID SOUTHWEST QUARTER, 450.14 FEET; (253§ 395-7085 4 d : %
THENCE SOUTH 1'40'36" WEST 650.50 FEET TO AN INTERSECTION WITH A CURVE, THE 7. PROPOSED USE: 76 SINGLE-FAMLY RESIDENTAL LOTS
RADUL CENTER OF WHICH BEARS NORTH 6'52'02" WEST B85.27 FEET; TRACT AREA TABLE SROIECE TSI 6EU4D. AERESTGRITS BRI
THENCE rzﬂwﬁ.ﬁ\wn% r o P.w:ﬂm 10 THE RIGHT A ngm;znm OF B2.73 FEET TO THE 8 ECT DENSIY: 76 DU/ (OR 1.9 DU/ACRE)
THENCE NORTH B'56'59" WEST ALONG SAID SOUTH LINE TO THE WEST LINE OF THE TRACT AREA USE 9. MAX BASE HEIGHT OF BUILDINGS: 35 FEET [zoneD Rx] .
NORTHEAST QUARTER, OF THE SOUTHWEST QUARTER; OWNER P 5909 57 presp—p—— 10, COMPREHENSVE PLAN: TAHOMA/RAVEN HEIGHTS COMMUNITY PLAN ¥ 28 T«
oot R, 114030 - EAST, ALONG SABD: WEST. LR 01 THE TRUE. PONT OF THE RESERVE AT COVINGTON CREEK, LLC . 11, COMPREHENSVE PLAN DESIGNATION: RURAL EXPANSION (RX) § E3 3=
3 A VASHINGTON LIMTED LABLITY CO. TRACT B 1,694 SF PRVATE ACCESS 12. 2016 COMPREHENSVE PLAN MAP AMENDMENT 10 WITHIN 2 2

ALSO EXGEPT THAT PORTION THEREOF CONVEYED TO THE KENT SCHOOL DISTRCT O, A (R DR, SUNE 51D ey T e URBAN GROWTH BOUNDARY
415 RECORDED UNDER RECORDING NUMBER 8503071632, DESCRIBED AS FOLLOWS: CONTACT: (425) 8982100 3 RARAGE FACLIIES 13. SOURCE OF BOUNDARY AND TOPOGRAPHY:
A PARCEL OF LAND SITUATE IN THE SOUTHEAST AND NORTHEAST QUARTERS OF THE CAKPOTE Con T D T116438 5F CRICAL ARDIS BARGHAUSEN CONSULTING ENGINEERS, SEPTEWBER, 2017
SOUTHWEST QUARTER OF SECTION 4, TOWNSHIP 21 NORTH, RANGE G EAST, WM., IN KNG ddki -
COUNTY, WASHINGTON, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: TRACT E 30,089 57 2 . 3
BEGINNING AT THE NORTHWEST CORNER OF THE SOUTHEAST QUARTER OF THE SOUTHWEST DEVELOPER s : L m
QUARTER OF SAD SECTKN 4; LASVELLEEN TRACT F 2,239 SF PRNATE ACCESS i E 3
THENCE EASTERLY ALONG THE NORTH LINE OF LAST SAID SUBDIVISION, SOUTH B9'56'20" CALATLANTIC/LENNAR NW m s 6§ 2 &
EAST 367.49 FEET TO THE BEGINNING OF A CURVE CONCAVE TO THE NORTHWEST WHOSE 33455 6TH AVENUE SOUTH TRACT G 1,530 SF PRNATE ACCESS
RADIUS POINT BEARS NORTH 00'03'40" EAST 685.27 FEET; FEDERAL WAY, WA 98003 -8
THENCE NONG THE ARG OF SAD CURVE 320,52 FEET THROUGH A CENTRAL AYGLE OF (253) 530-2217 TRACT H 27,470 SF DRAINAGE. FACILITIES m g8
27'32'04" TO THE EAST LINE OF THE WEST HALF OF THE EAST HALF OF THE SOUTHWEST 3 E
QUARTER OF SAD SECTKN 4 - CONTACT: BRAN NGUYEN TRACT | 39,033 SF OPEN SPACE 2 mm
THENCE SOUTHERLY ALONG SAID EAST LINE, SOUTH 0222'50" WEST BOB51 FEET;
THENGE WESTERLY AND PARALEL WIH THE NORTH LN OF THE SO0 SARTER OF ENGINEER/PLANNER/SURVEYOR TRACT J 26,777 SF OPEN SPACE w % wm
THE SQUTHWEST QUARTER OF SAID SECTION 4, NORTH B9'56'20° WEST 672.25 FEET TO LTING ENGINEERS, INC. -
THE WEST LINE OF LAST SAD SUBDMISION; DARSTVLER CoNSULTING. ENGRERRS, TRACTK S9ME SEG N OPEN SPACE M ~ E X g
THENCE NORTHERLY ALONG SAID WEST LINE, NORTH 01°40'55" EAST 72852 FEET TO THE KENT, WA 98032 TOTAL CRIICAL AREA 16,438 SF (25,63 AC) (TRACT D) <BYY o8
POINT OF BEGINNING; (425§ 251-6222 TOTAL OPEN SPACE 101,208 SF (2.32 AC) (TRACTS I, 4, K) S8R 2
ALSO EXCEPT THAT PORTION CONVEYED TO THE KENT SCHOOL DISTRICT NO. 415 FOR FAX (425) 251-8782 TOTAL RECREATION SPACE 30069 SF (0.69 AC) 57 2o @ mw
ROAD PURPOSES BY DEED RECORDED UNDER RECORDING NUMBER 9701221024, covricr, Ea#.qﬁ.,_z_m@z._.wm / RS TOTAL TRACT AREA 1,323,350 SF (30.38 AC) 04210690¢ Ssid £
PARCEL B: aN g
T e oL e AT S B SO ST, o S ¢ §e8g of

h s WM., {GTON, oo
AS FOLLOWS: ' LOT AREA TABLE 2UEE 33
BEGINNING AT THE NORTHEAST CORNER OF SAID SUBDMSION;
CORNER 0F THE KORTYWES GUARTER OF SAD NORTHEAST Gk, AT Lot § AREA LoT § AREA Lot § AREA Lot § AREA Lot § AREA Lot § AREA Lot AREA tor 4 AREA YR
THENCE SOUTH 222'40" WEST ALONG THE EAST LINE THEREOF, 654,95 FEET; . L7
THENCE NORTH B0'45'12" WEST ALONG THE SOUTH LINE OF SAD NOIHWESY QUARTER 1 5,589 SF 11 6328 SF 21 3,926 SF 31 3895 SF 4 3,604 SF 51 3,800 SF 61 4,000 SF 7 4,000 SF @@ a.wv
238.97 FEET; 4747 SF 12 5,826 SF 2 4123 SF 32 . 3,980 SF 52 3,800 SF 52 4,000 SF 72 4,000 SF
THENCE SOUTH 1°40'36" WEST 650,50 FEET TO AN INTERSECTION WITH A CURVE, THE 2 1a 23 2 AU %
RADAL CENTER OF WHICH BEARS NORTH 652'02" WEST 685,27 FEET; 3 4,842 SF 13 5243 SF 23 4,653 SF 33 4484 SF 43 3973 SF 53 3,800 SF 63 4,000 SF 73 4,000 SF F
THENCE NORTHEASTERLY, ON A CURVE TO THE LEFT 446.28 FEET; T 1
THENCE SOUTH 44'10'51" EAST 204.09 FEET; 4 4,657 SF 14 5487 SF 24 4,273 SF 34 5,655 SF “ 3,800 SF 54 3910 SF 64 4,000 SF 74 4,000 SF ) I

'30° 3
THENGE SOUTH 7503'30" EAST 200.00 FEET TO THE SOUTH LINE OF SAD NORTHEAST Py 4225 SF 15 5,036 SF 25 4315 SF 35 3,874 SF 45 3,800 SF 55 4327 SF 65 4,000 SF 75 4000 SF QV. wo,v
THENCE SOUTH BY'56'59" EAST 180.00 FEET TO THE EAST LINE THEREDF; 382 SF 5509 SF 3 4000 3 co¥
i TOS00" EAST ALONG THE AT LE L B00) Fare ool B4z POINT OF [} 7,224 SF 16 4, 26 4,565 SF 36 3992 SF 45 3,800 SF 56 500 66 ,925 SF 76 000 SF g
BEGINNING; 7 4,132 SF 17 3,806 SF 27 4,572 SF 37 4,184 SF 47 3,800 SF 57 4,851 SF 67 4,304 SF
EXCEFT THAT PORTION LYING WESTERLY OF THE EASTERLY MARGIN OF THE
RIGHT-OF-WAY CONVEYED TO KENT SCHOOL DISTRICT NO. 415 BY DEED RECORDED B 3922 SF 18 3,904 SF 28 4,507 SF 38 4549 SF 48 3,800 SF 58 5215 SF 68 4767 SF s ol |
UNDER RECORDING NUMBER 9701211419; : > - i R
ALSO EXCEPT THAT PORTION DEEDED FOR ROAD PURPOSES BY INSTRUMENTS RECORDED 9 3520 SF 19 3,968 SF 29. 4827 SF 39 5,695 SF .49 3,800 SF 59 3,585 SF . 59 4,000 SF € 3 J
UNDER RECORDING NUMBERS 20040819002908 AND 20041112001858; 2 M 2 s
STUATE IN THE COUNTY OF KING, STATE OF WASHINGTON. 10 4,359 SF 20 3736 SF 30 4301 SF 40 5,550 SF 50 3,800 SF 60 3,925 SF 70 4,000 SF 2 @ 5 &

TOTAL LOT AREA 332,571 SF (7.63 AC)
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LEGAL DESCRIPTION <05 Q
—g NAYD 88/2011 ELEVATION OF 53494 AT THE MONUMENT Z 0 %
TUT FOION OF THE NORTIEAST QUUTER OF T SQUTHIEST QUTER i THE AT AL S8 Ao, OBSERVED THROUBH USE- Gk K gy AWn S
RANGE 6 EAST, WM, IN KING COUNTY, WASHINGTON; ' GPS IN CONJUGTION WITH THE WNRS GPS' NETWORK. = -
wgingngowzmzoggﬂamg = E > >
ALSO_EXCEPT THAT PORTION OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER BASIS OF BEARINGS (¢) 3 < o
OF SECTION 4, TOWNSHIP 21 NORTH, RANGE 6 EAST, WM., IN KING COUNTY, e = =
WASHINGTON, DESCRIEED AS FOLLOWS: HELD BEARING OF NORTH B3'4'24" WEST ALONG THE =
BEGINNING AT THE NORTHEAST CORNER OF SAD SUBDMISION; SOUTH OF THE SOUTHWEST QUARTER OF SECTION4, |
THENCE NORTH B'33'42" WEST ALONG THE NORTH LINE 697.07 FEET TO THE NORTHEAST TOWNSHIP 21 NORTH, RANGE 8 EAST, W, M. m
CORNER OF THE NORTHWEST QUARTER OF SAID NORTHEAST QUARTER; (REFERENCE RECORD OF SURVEY UNDER KING COUNTY K-
THENCE SOUTH 222'40° WEST ALONG THE EAST LINE THEREOF, 654.95 FEET; RECORDING NO. 20151228900004). w5
THENCE NORTH B3'45'12" WEST ALONG THE SOUTH LINE OF SAID NORTHWEST QUARTER M ) m
238.97 FEET;
THENCE SOUTH 1'40'36" WEST 650.50 FEET TO AN INTERSECTION WITH A CURVE, THE < [T
RADIAL CENTER OF WHICH BEARS NORTH 652'02* WEST 685,27 FEET; \ O L o
s Kot oLt g e Lot o __ 2
THENCE 1051 .09
THENCE SOUTH 76°03'30" EAST 200,00 FEET TO THE SOUTH LINE OF SAID NORTHEAST UTILITIES/SERVICES: \ GENERAL SITE DATA S
THENCE SOUTH B756'53" EAST 80,00 FEET T0 THE EAST LINE THEREDF; AR i FHoNE ! . %
UARTER: CENTURY LINK
THENCE NORTH 3'05'00" EAST ALONG THE EAST LINE 1,305.83 FEET TO THE POINT OF _E_awzuﬂ?ﬁvmﬁﬁﬂ 23315 66TH AVE S. " 1. ADDRESS: INTERSECTION OF 219TH AVE SE & SE 298TH PL, COVINGTON, WA _.W
BEGINNING; COVINGTON, WA 9042 KENT, WA 98032
(253) 631-0565 (253) 372-5361 | 2. PARCEL §: 042106-9008, -9011
ALSO_EXCEPT THAT PORTION OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER | S ———
S SECTON 4, TOMSHP 21 NORTH, RANGE 8 EAST, WL, N KNG cOUN, SEWER: FRE o coly PR BT 444 1 d PALITYSS K ol
i DESCR FOLLOWS: 5005
mmn_zz_zn AT THE NORTHEAST CORNER OF THE NORTHWEST QUARTER OF THE SOUTHWEST _a_uﬂﬁnﬁﬂﬂ% SEWER DISTRICT A28 MBI Ve SE “ 4. EXISTING ZONING:  UR-P (21069105 -
UARTER; ENTON, A o
THENCE SOUTH 140'36" WEST 657.04 FEET TO THE TRUE POINT OF BEGINNING; WE R (@53) 735-0284 1 5. PROPOSED ZONIMG: R-4
THENCE SOUTH 85°45'12" EAST ALONG THE SOUTH LINE OF THE NORTHWEST QUARTER OF | T a—
TBiCE soum - VST 650.50. TEAT 10 Ny WRSCENON WITH A ONER/ES *\@NT ScHooL DisTROT ! )
THENCE SOUTH 1'40'36" 650,50 FEET Cri0 CURVE, THE X ENTY
RADIAL CENTER OF WHICH BEARS NORTH G52'02" WEST 68527 FEET; R 500 U 2 T SrREET ﬁ:&ﬂ L e “ 7. PROPOSED USE: 76 SINGLE-FAULY RESID Lot
KENT, WA 88032 1
THENCE SOUTHVESTERLY ON A CURYE TO THE RIGHT A DNCE OF 2273 FEET TO THE 0, v s (20 I o0 A B. SIE AREA: 1,745,549 SF. (40.07 AC)
ﬁwﬂ?ﬁu%w "YEST ALONG S %ﬁe UINE TO THE WEST LINE OF THE - 9. PROJECT DENSITY: 76 DU/4D ACRES (OR 1.9 DU/ACRE) -
THENCE NORTH 40136" EAST ALOKG SAD VEST LINE T0 THE TRUE PONT 0F OWNER “ 10 WAX BASE HEIGHT OF BUILDINGS: 35 FEET w 3 g mm
T oniE AT SOMNGTON CREEK, LC 1. SHORELINE OF STATEWIDE SIGNIFICANCE:  COVINGTON CREEK LA
ALSO EXGEPT THAT PORTION THEREOF CONVEYED TO THE KENT SCHOOL DISTRIGT NO. 10220 NE POINTS DR, SUME 510"
415 RECORDED UNDER RECORDING NUMBER 8503071632, DESCRIBED AS FOLLOWS: KIRKLAND: VA, 95035 12, SHORELINE DESIGNATION: ~ CONSERVANCY, AQUATIC
A PARCEL OF LAND STTUATE IN THE SOUTHEAST AND NORTHEAST QUARTERS OF THE CONTACT: (425) B9B~2100
SOUTHWEST QUARTER OF SECTION 4, TOWNSHIP 21 NORTH, RANGE 6 EAST, WM., IN KNG o POINTE.COM 13. BEACH TYPE: STREAV, GRAVEL SHORELINE S
COUNTY, WASHINGTON, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: . 2l
mnn_zz_znow HE MORTHWEST CORNER OF THE SOUTHEAST QUIRTER OF THE SOUTHWEST 14. SOURCE OF BOUNDARY AND TOPOGRAPHY: E. 3§ A
BARGHAUSEN CONSULTING ENG -3 )
THENCE EASTERLY ALONG THE NORTH LINE OF LAST SAD SUBDIVISION, SOUTH BY'56'20" DEVELOPER ol NG EXGINEERS, SEFTRLTER 200y fE: 53
EAST 367.49 FEET TO THE BEGINNING OF A CURVE CONCAVE TO THE NORTHWEST WHOSE CALATLANTIC/LENNAR NW
RADIUS POINT BEARS NORTH 0'03'40" EAST 685.27 FEET; 33455 6TH AVENUE SOUTH a
THENCE ALONG THE ARC OF SAID CURVE 329.32 FEET THROUGH A CENTRAL ANGLE OF FEDERAL WAY, WA 98003 =8
2732'04" TO THE EAST LINE OF THE WEST HALF OF THE EAST HALF OF THE SOUTHWEST (253) 580-2217 W mm
QUARTER OF SAID SECTKON 4; CONTACT: BRAN NGUYEN IS}
THENCE SOUTHERLY ALONG SND EAST LINE, SQUTH 0222'50" WEST B0B.51 FEET; 850 T 650 a 4
THENCE WESTERLY AND PARALLEL WITH THE NORTH LINE OF THE SOUTHEAST QUARTER OF ENGINEER/PLANNER/SURVEYOR w &g
THE SOUTHWEST QUARTER OF SAID SECTION 4, NORTH B9'56'20° WEST 672.25 FEET TO | =} 3 gk
THE WEST LINE OF LAST SAD SUBDMSION; mﬁnﬁ% SAIBULING EXGNERRS, INC. G T z4
wigﬂnwvzmhﬁﬂ_ﬂmzbzagﬁ:zmzoaassa EAST 728,52 FEET TO THE Jm2is S0 N SoU N&mz =5
o @© ©
ALSO EXCEPT THAT PORTION CONVEYED TO THE KENT SCHOOL DISTRICT N0, 415 FOR m»w“.mwunm_hmﬁﬁ 2285 2z
ROAD PURPOSES BY DEED RECORDED UNDER RECORDING NUMBER 9701221024, CONTACT: BARRY TALKINGTON, P.E. 0421069087 i &
PARCEL B: GEORGE NEWIAN, ALCF. / LES 0, PLS. REnn E¢
THAT PORTION OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 4, o SN G
TOWNSHIP 21 NORTH, RANGE 6 EAST, WM., IN KING COUNTY, WASHINGTON, DESCRIBED S
AS FOLLOWS: SULE m =1
BEGINNING AT THE NORTHEAST CORNER OF SAID SUBDMSION; TrRe L
THENCE NORTH BY'33'42" WEST ALONG THE NORTH UNE 697.07 FEET TO THE NORTHEAST
CORNER OF THE NORTHWEST QUARTER OF SND NORTHEAST GUARTER;
THENCE SOUTH Z22'40° WEST ALONG THE EAST LINE THEREOF, 65495 FEET; @4— ¢ on,
THENCE NORTH B345'12" WEST ALONG THE SOUTH LINE OF SND NORTHWEST QUARTER K 2) 3
238,97 FEET; @ HECTION PROPOSED - GRADE: S %
THENCE SOUTH 1'40'36" WEST 65050 FEET TO AN INTERSECTION WITH A CURVE, THE 500 ["o”secnion 500 Z
RADIAL CENTER OF WHICH BEARS NORTH 652'02" WEST 685.27 FEET; | g g
THENCE NORTHEASTERLY, ON A CURVE TO THE LEFT 446.28 FEET; ~ls & & & T u
THENCE SOUTH 441051 EAST 204,09 FEET; 32 3 2 3 o
THENCE SOUTH 7503'30" EAST 200,00 FEET 10 THE SOUTH LINE OF SKD NORTHEAST a8 b 5 @ | . G@ N
QUARTER; n(g < -
THENCE S0UTH B5E'53" EAST 180.00 FEET T0 THE EAST LNE THEREDF; HE g d Tm Y oo
THeneE dor 305'00° EAST ALONG THE EAST LINE 1,305.93 FEET TO THE POINT OF 10400 100 12400 BH00 14400 15100 '
_ﬂﬂaogwo oﬂ_._zwzﬂmw_zm, KENT ww*%_.ﬁ_mﬂaz zw‘ ﬂ,mo m.z« wmmuimxmooamu 10400 1H00 12400 13400 14100
UNDER RECORDING NUMBER 8701211419; i § N =
ALSO EXCEPT THAT PORTION DEEDED FOR ROAD PURPOSES BY INSTRUMENTS RECORDED E N e
UNDER_RECORDING NUMBERS 20040819002908 AND 20041112001B58; 2 M H 5|
STUATE IN THE COUNTY OF KING, STATE OF WASHINGTON. 2 @ |8 o
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PRELIMINARY PLAT MAP
, FOR ) . ]
PRELIMINARY PLAT OF RESERVE AT COVINGTON CREEK m
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Claussen, Kimberly

From: Seth Boettcher <sboettcher@blackdiamondwa.gov>
Sent: Monday, March 12, 2018 11:00 AM o
To: : Claussen, Kimberly

Cc: Andy Williamson; Alex Atchison

Subject: LUT417-0001, PLAT17-0004, SHOR17-008

Attachments: ConvingtonCreek_ReviewlLetter.pdf; Covington Creek Traffic Study.pdf

Ms. Claussen, PPM Il :

This e-mail is to provide you with comments on the reserve at Covington Creek, an 80 lot subdivision, south of
SE 296+ Street and east of 219th Ave SE and SE of Falcon Way.

Comment 1.

This project impacts several intersections that currently do not meet the City’s level of service. The attached
technical memorandum from Parametrix identifies a proportionate traffic mitigation share to the capacity
adding projects identified for those intersections. Therefore a $33,976 traffic mitigation fee needs to imposed -
on behalf of the City of Black Diamond for impact to city intersections.

Comment 2. A

A second access needs to be constructed from the ends of SE 297+ Street cu- de-sac and the west end of SE
297= Ct. cul-de-sac. SE 297= Street was probably named as a street because it was planned to connect back to
the street grid. These two cul-de-sacs should be connected to 212+ Ave SE (alternate route to Covington
Sawyer Road). Alternatively, the gate at 215+ Ave SE could be removed. This would be in keeping with County
wide planning policies for establishing a connected grid in the urban area. The City is of the opinion that it
would be irresponsible to move forward with this project putting 390 residential lots and a high school with
only one way in or out.

Thank you for your consideration. Also could you send me an e-mail note confirming your receipt of this e-
mail and letting me know when the public hearing will be?

Seth Boettcher
Public Works Director
City of Black Diamond

Adadnwment 2



Instrument Number: 20181011000998 Document: TDR Rec: $105.00 Page-1 of 7
Excise Docs: 2956813 Selling Price: $44,000.00 Tax Amount: $788.20 Record Date:10/11/2(

King cCounty, WA

it EaqsminEy 2 BN

When Recorded Mail To: Michael Murphy ; 20 1 8 1 0 1 1 000998

FY - $106.00
B TRANSFER OF DEVELOPMENT RIGHTS Rec: $1
m CHICAGO TITLE INS, Go(&D | TRANSFER oF =
REF# |V /OO /R 23 -/&' WiNG COuNTY, WA
King County
Transfer of Development Rights Program ! E2 9 568 1 3 !
Water and Land Resources Division + EXCISE TAX AFFIDAVITS
201 So. Jackson St., Suite 600 X ;gﬂ:,'gz?:,? e 132’34 KING COUNTY, WA_ !
- A x 2 car 00,
MS: KSC-NR-0600 « Tax Amount:$788.20

Seattle, WA 93104

Transfer of Development. nghts
Certificate Number: 380/ ~

2 Rural Development nghts"f:f,
Date Issued: October 5, 2018

Grantor: King County, a political subdmsxon of the State of Washington
Previous Certificate Holder:®PlurmiCreek Land Company (Certificate # 193)
Grantee (Certificate Issued To): Name: Lennar Northwest, Inc.
Address: 33455 6% Ave S, Suilte 1-B
City & Zip: Federal Way, WA 98003

Abbreviated Legal Description: All or portions ofSec 1,3,5,9, 11, T19N, R10E; Sec. 1, 3, 5,6, 7, 9,
11, 15, 17, 21, T19N, R11E; Sec. 3, T19N, R12E; Sec“13 15, 17, 19 21, 23, 25, 27, 29, 35, T20N R9E
Sec 19, 29 30 31, 33 T20N R1OE Sec.3 9,15, 17 © 23, 25, 27, 29, 31, 32, 33, 35, T20N R11E;
Sec‘l3456789T20NRQESec815161 18, 19, 20, 21, 22, 23, 24, 26, 27, 28, 29, 30, 31,
32, 33, 34, 35, 36, T21N, R9E; Sec. 1, 2, 7, 9, 11, 13, 14, 15 16, 17, T20N R10E; Sec. 5, 6, 7, T20N,
R11E; Sec. 19, 29, 31, 33, T21N, R11E L

Sending Site Full Legal Description: Attached as Exhlblt 1 =

Sending Site Parcel Number(s): 011910-9001, etc.; sée Exh|b1t1

King County TDR Sending Site File Number: AO8P0049 (Name Plum Creek Land Company)

Type of Regional Development Credit: “Rural”

This development right is transferred from the following certified: sendmg site, pursuant to King County
Code 21A.37:

This certifies that Lennar Northwest, Inc. owns Two (2) Rural Transferable Development Rights
removed from the sending site identified above, which has been certified as a transfer of development
rights sending site pursuant to K.C.C. 21A.37.

These development rights may be used only on a receiving site that has been given final approval for
additional residential density achieved through the transfer of development rights in accordance with King
County Zoning Code (K.C.C. 21A.37). Each Rural TDR may be redeemed for fwo (2) additional single
family lots or units on eligible unincorporated urban receiving sites per K.C.C. 21A.37, or in accordance
~with an adopted interlocal agreement between King County and an incorporated jurisdiction.

Receiving Site Parcel Numbers: 042106-9008 and 042106-9011

. King County DPER Receiving Site Permit #: LUT417-0001
Abbreviated Legal Description: POR NE 1/4 OF SW 1/4 S4 T21 R6, KING CO, WA, AS PER
DEED WITH REC #8701211419 LESS POR FOR R/W PER DEED REC #20041112001858 AND
SE1/4 OF SW1/4, 84 T21 R6, TGW POR OF NE1/4 SW 1/4, S4 T21 R6, PER KC SUBD EXEMPTION
REQUEST #L84MO0099 LESS NWLY 30 FT THOF AS PER DEED WITH REC #9701221024
The official record of these development rights is maintained by King County. If there is any dlscrepancy
between the number of rights identified on this certificate and the official record, the official record shall
control. -

If any of the development rights identified on this certificate are sold, conveyed or transferred, the person
acquiring the rights shall within ten (10) business days deliver to the Klng County Transfer of
Development Rights Program this original certificate. A new certificate in the buyer's name shall then be
issued.

TDR Certificate #-193, with recording number 20111222000557, is hereby cancelled.
Approved by Representative of the King County Transfer of Development Rights

Program .
—7%7@_\__—\ : /o/ oS /Zor&

Signature Date

Certificate Number 380 Page 1 of 7 Date Issued 10/5/2018
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Instrument Number: 20181011000998 Document: TDR Rec: - $105.00 Page-2 of 7
Record Date:10/11/2018 4:12 PM King County, WA

v

STATE OF WASHINGTON )
. . )SS.
COUNTY OF KING )

[ certify that | know or have satisfactory evidence that Michael Murphy is the person who
appeared before me, and said person acknowledged that he signed this instrument, on
oath stated that he is authorized to execute the instrument and acknowledged it as the
Program Manager, Transferable Development Rights Program of King €ounty to.be the
free and voluntary act of such party for the uses and purposes mentioned in the

instrument.
7 Name: __hie Rescdan
“ Notary Public in and for the
State of Washington
Residing at | GO
= % WO S My appointment expires 5—! 30[ 2024
It S a

%,
2, 17y
iy & OF WPIS gy,

F
LOPTPIA

Dated: lou/s !] g

\L ST ITT)
AnY {14y,
SNEARD G,

<P

Certificate Number 38 Page 2 of 7 Date Issued 10/5/2018
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Instrument Number: 20181011000998 Document:TDR Rec: $105.00 Page-3 of 7
Record Date:10/11/2018 4:12 PM King CountyéWA

o s

-

To Redeem Development Rights:

These development rights may be redeemed for bonus residential and commercial
development capacity in receiving sites located within incorporated municipal
jurisdictions to which the County has entered into an interlocal agreement, such as the
City of Seattle, or receiving sites located in King County in accordance with K.C.C.
21A.37. For recelving sites within incorporated municipai jurisdictions, the applicant
shall follow that jurisdiction’s development application review process.

For usé within King County receiving areas: In applying for preliminary receiving site
approval the applicant shall provide the King County Department of Permitting and
Environmental Review (DPER) with either a copy of this certificate issued in the name
of the applicant or a copy of this certificate with a signed option to purchase these
Transferable Development Rights. Prior to final plat or short plat recording by King
County’s Department of Permitting and Envirorimental Review, which shall trigger the
rtedemption of the TDR certificate;the applicant shall deliver the appropriate TDR
Certificate(s) issued in the app[rcant’s name, with page 5 completed, to DPER and a
copy-the King County Transfer of Deve}opment Rights Program at the address noted on
the top of page 1. \

Certificate Number 380 Page 3 of 7 Date Issued 10/5/2018
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Instrument Number: 20181011000998 Document: TDR Rec: $105.00 Page-4 of 7
Record Date:10/11/2018 4:12 PM King County, WA

o -

SALE, CONVEYANCE, TRANSFER, AND REDENPTION OF DEVELOPMENT
RIGHTS

If any of the development rights identified on this certificate are sold, conveyed,
transferred and/er redeemed for use at receiving sites, the person acquiring and/or
redeeming the rights shall within ten (10) business days deliver to the King County
Transfer of Development Rights Program this original certificate or a copy of this -
certificate with either Section A or B properly completed.

Upon receipt of the completed certificate, and evidence of the transactions per #10
below, a new certificate(s) will be re-issued to reflect the new number of rights available,
if any, to the owner or to the person acquiring the rights after the sale, transfer,
conveyance and/or redemption reported herein. ¢ F

A. Fili out this section for a sale or conveyance of transfer of development
rights. g

‘1. GRANTEE (Buyer) S
NAME

ADDRESS

CITY/ STATE

ZIP CODE
2. GRANTOR (Seller)

NAME

ADDRESS

ciITYy "

STATE/ ZIP

3. NUMBER OF DEVELOPMENT RIGHTS SOLD
OR CONVEYED PURCHASE PRICE .

4. RECEIVING SITE STREET ADDRESS

5. RECEIVING SITE PARCEL #(s):

6. RECEIVING SITE ZONING

7. PERMIT #:

8. DEVELOPMENT RIGHT SELLER APPROVAL

Signature of Seller s Date

9. DEVELOPNIENT RIGHT BUYEé APPROVAL

Signature of -Buyer ‘ Date

10. ATTACH WRITTEN -EVIDENCE OF TRANSACTION
©  (e.g. Original Contract of Sale, Bill of Sale) .

Certificate Number 380 Page 4 of 7 Date Issued 10/5/2018

Achment 2>
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Instrument Number: 20181011000998 Document:TDR Rec: $105.00 Page—S of 7
Record Date:10/11/2018 4:12 PM King County, WA

o s

B. Fill out this section for the redemption of development rights: for Lise at
receiving sites located within King County’s jurisdiction.-Provide King County
Department of Permitting and Environmental Review (DPER) with the Original
TDR Certificate with this page 5 completed and a copy of this certificate with this
. '‘page 5 completed tothe King County TDR program at the address on the top of
- page 1.

OWNER (Person Redeeming Rights)

NAME

ADDRESS

CITY

STATE/ ZIP ¢

#s 1 -6 BELOW ARE TO BE COMPLETED BY DPER AT THE TIME THE
DEVELOPNENT RIGHTS ARE REUEEMED

1. RECEIVING SITE FOR WHICH DEVELOPMENT RIGHTS ARE REDEEMED:

TAX PARCEL NUMBER(S)

2. DPER PERMIT APPLICATION FILE NUMBER

3. NUMBER OF RIGHTS REDEEMED

4. DEVELOPNMENT RIGHT REDEEMER APPROVAE NAME & SIGNATURE:

Sig nature . Date

'5..PLEASE FORWARD THE ORIGINAL CERTIFICATE TO:

KING COUNTY DPER : - -
ATTN: Kim Claussen

35030 SE Douglas St., Ste. 210
Snoqualmie, WA 98065-9266
M.S. (SNO-DP-0210).

6. PLEASE FORWARD A COPY CERTIFICATE TO: “~

KING COUNTY DNRP

WATER & LAND RESOURCES DIVISION

ATTN: MICHAEL MURPHY, TDR PROGRARN MANAGER
201 SOUTH JACKSON STREET

SEATTLE, WA 98104

MS: KSC-DNR-0600

Certificate iNumber 380 Page 5 of 7 Date Issued 10/5/2018
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Instrument Number: 20181011000998 Document: TDR Rec: $105.00 Page-6 of 7
Record Date:10/11/2018 4:12 PM King Countyc,’WA

v

]

s T Exhibit 1
Sending Site Legal Description

Assessor’s Tax Parcel ID#s:

South Block: 011910-9001-08, 031910-9001-04, 051910-9001-02, 091910-9001-08, 111910-9001-04,
011911-9001-05, 031911-9001-03, 051911-9001-01, 061911-8002-09, 071911-9001-09, 091911-9001-
07,111911-9001-03, 151911-9001-09, 171911-9001-07,211911-9001-01, 031912-9001-02, 132009~
9015-02, 152009-9005-00, 172009-9001-08, 192009-9001-06, 212009-9001-02, 232009-9001-00,
252009-9001-08, 272009-9001-06, 292009-9001-04, 352009-9001-06, 192010-9005-09,292010-9005-
07, 302010-9001-08, 312010-9001-07, 332010-9001-05, 032011-9001-05, 092011-9001-04, 152011~
9001-06, 172011-9001-04, 212011-9001-08, 212011-9005-04, 232011-9001-06, 252C011-9001-04,
272011-9001-02, 292011-9001-00, 312011-9001-06, 322011-9001-05, 33201 1—9001—04 352011-9001-02

North Block: 012009-9009-08, 032009-9001 -04, 042009-9001-03, 052009-9001-02, 052009-9009-04,
062009-9005-07, 072009-9014-05, 082009—9014—04 092009-9010-07, 082109-9002-07, 152109-9009-
01, 162109-9002-07, 172109-9001-07, 182109-9005-02, 192109-9001-05, 202109-9001-02, 212109-
9001-01, 222109-9002-09, 232109—9010-08 242109-9002-07, 262109-9001-06, 272109-9001-05,
282109-9001-04, 292109-9001-03, 302109-—9001 00, 312109-9001-09, 322109-9001-08, 322109-9011-
06, 332109-9001-07, 332109-9005-03, 342109-9001—06 352109-9005-01, 362109-9001-04, 012010-
9005-09, 022010-9001-02, 072010—9001-07 092910—9001 -05, 112010-9001-01, 132010-9001-09,
142010-9001-08, 152010-9001-07, 162010—9001—06 172010—9001—05 052011-9001-08, 062011-9001-
07, 072011-9001-06, 192111-9001-01, 292111—9001 09, 312111-9001-05, 332111-9601-03,

Abbreviated Legal Descrlptlon.
All or portions of Sec. 1,3, 5,9, 11, TION, RIOE Sec 1,3,5,6,7,9,11,15,17,21, TION, R11E;
Sec. 3, T1I9N, R12E; Sec. 13, 15, 17 19, 21, 23, 25§ 27 29 35, T20N, R9E; Sec. 19, 29, 30, 31,
33, 'IQON RI10E; Sec. 3, 9, 15, 17, 21, 23, 25, 27, 29 31, 32,33,35, T20N, R11E; Sec. 1,3, 4, 5,
6,7, 8,9, T20N, RIE; Sec. 8, 15, 16, 17, 18, 192021222324262728293031 32, 33,
34, 35, 36, T21IN, RSE; Sec. 1, 2, 7, 9, 11, 13, 14, 15, 16»_17, T20N, R10E; Sec. 5, 6, 7 T20N
R11E; Sec. 19, 29, 31, 33, T2IN, R11E.

Certificate Number 380 Page 6 of 7 Date Issued 10/5/2018
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Instrument Number: 20181011000998 Document: TDR Rec: $105.00 Page-7 of 7
Record Date:10/11/2018 4:12 PM King County, WA

v s

v

_ Exhibit 2
Receiving Site Legal Description

Parcel 042106-3008 i

POR NE 1/4 OF SW 1/4 DAF - BEG NE COR SD SUBD TH N 89-33-42 W ALG N LN
697.07 FT TO NE COR OF NW 1/4 SD NE 1/4 TH S 02-22-40 W ALG E LN THOF
654.95 FT TH N 89-45-12 W ALG S LN SD NW 1/4 238.97 FT TH S 01-40-36 W 650.50
FT TO NXN WITH CRV RAD CTR BRS N 06-52-02 W 685.27 FT TH NELY ON CRV
LFT 446.28 FT TH S 44-10-51 E 204.09 FT TH S 76-03-30 E 200 FT TO S LN SD NE
1/4 TH S 89-56-59 E 180 FT TO E LN THOF TH N 03-05 E ALG SD E LN 1305.93 FT
TO POB LESS POR BEG AT NE COR OF SD SUBD TH N 89-33-42 W ALG N LN
THOF 348.54 FT TO W LN OF E 1/2 OF NE 1/4 OF SD NE 1/4 OF SW 1/4 & POB TH
N 89-33-42 W ALG SD N LN 348.53 FT TO NE COR OF NW 1/4 OF SDNE 1/4 TH S
2-22-40 W ALG E LN THOF 654.95 FT TH N 89-45-12 W ALG S LN OF SD NW 1/4
238.97 FT TH S 1-40-36 W 650 50'FT TO NXN WITH A CRV RADIAL CTR WCH
BEARS N 6-52-02 W 685.27 FT JH NELY ON A CRV TO LFT 446.28 FT TH CONT
NELY ALG SD CRV AN ARC DIST ‘OF 515.36 FT TAP ON SD W LN OF E 1/2 OF NE
1/4 OF NE 1/4 OF SW 1/4 SD PT BEING 653.95 FT S OF POB TH N 02-43-48 E ALG
SD W LN 653.95 FT TO POB - LESS WLY 30 FT THOF & LESS POR LY NWLY OF 40
FT RADIUS CURVE LY CONCAVE TO 'SE IN E 1/2 OF .NE 1/4 OF SD NE 1/4 OF SW
1/4 BEING TAN TO ALN 30 FT SLY OF/N LN OF SD SUBD & 30 FT ELY OF W LN
THOF AS PER DEED WITH REC #970121 1419 LESS POR FOR R/W PER DEED
REC #20041112001858

Parcel 0421069011 ’

SE1/4 OF SW1/4 TGW POR OF NE1/4 SD SW 1/4 DAF - BEG NE COR SD SW 1/4 TH
N 89-33-42 W ALG N LN THOF 697.07 FT TO NE‘COR OF NW 1/4 SD SUBD TH S
02-22-40 W ALG E LN SD NW 1/4 654.95 FT TH _N’89-45-12 W ALG S LN SD NW 1/4
238.97 FT TH S 01-40-36 W 650.50 FT TO NXN WITH CRV RAD CTR BRS N 06-52-
02 W 685.27 FT TH SWLY ON CRV RGT DIST OF»BZ 73 FT TO TPOB ON S LN OF N
1/2 SD SW 1/4 TH RETURN NELY ON SD CRV DIST .82.73 FT TH CONTG NELY ALG
SD CRV DIST OF 446.28 FT TH S 44-10-51 E 204. 09’FT TH S 76-03-30 E200 FT TO
S LN SD N 1/2 SD SW 1/4 TH N 89-56-59 W ALG SI:S”CN TO TPOB - LESS POR
DAF - BEG AT NW COR OF SD SE 1/4 OF SW 1/4 TH ELY ALG N LN OF SD SUBD
367.49 FT TH NELY ALG CRV TO LFT WITH RAD 685.27 FT AN ARC DIST OF
32932 FT TO ELN OF W 1/2 OF E 1/2 OF SD SW 1/4 TH S 02-22-50 W ALG SD E LN
806.51 FT TH N 89-56-20 W 672.25 FT TO W LN OF SD W 1/2 OF E 1/2 OF SW 1/4
TH N 01-40-55 E 728.52 FT TO TPOB - PER KC SUBD EXEMPTION REQUEST
#1.94MO0093 DATED 1-10-85 - LESS NWLY 30 FT THOF AS PER DEED WITH REC

#9701221024
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— CHMELIK SITKIN & DAVIS ps.
ATTORNEYS AT LAW

Tim D. Schermetzler

ATTORNEY
e]tschemetzier@chmelik.com

May 14, 2019

VIA EMAIL AND FIRST-CLASS MAIL
Office of the Hearing Examiner

Attn: Hearing Examiner Susan Drummond
King County Courthouse

516 Third Avenue, Room 1200

Seattle, Washington 98104
hearingexaminer@kingcounty.gov

Re: LUT417-OOO1; PLAT17-0004, SHOR17-0008; The Reserve at Covington Creek; (the
“Project”) Withdrawal of Fire District's Appeal of State Environmental Policy Act
(*SEPA") Determination of Non-Significance (MDNS) dated March 29, 2019

Applicant: CalAtlantic/Lennar NW, 33455 6 Ave. South, Federal Way, WA 98003
(the “Applicant”)

Property Owner: The Reserve at Covington Creek, LLC (the “Property Owner”).

Property Location: The site is located at the intersection of 219th Ave SE and SE 296th Place
(South of SE 296th St, East of 219th Ave SE) Black Dlamond Parcel Nos.
042106-9008 & -9011 (the “Property”)

Our Client / Appellant: Mountain View Fire and Rescue, formerly King County Fire District No. 44
(herein referred to as the “Fire District”), 32316 148" Avenue SE, Auburn,
WA 98092

Dear Examiner Drummond:

Mountain View Fire and Rescue has reached a voluntary mitigation agreement with the Applicant and
Property Owner whereby the Applicant and/or Property Owner will pay the Fire District a mitigation fee
for each residential lot to offset the impacts of the Project on fire protection and BLS services. A copy
of the Voluntary Mitigation Agreement, recorded on May 14, 2019 with the King County Auditor's
Office, is enclosed herewith.

The Fire District stipulates that the Voluntary Mitigation Agreement and the mitigatio‘n fees provided
for therein are adequate mitigation for the impacts caused by the Project under SEPA and as
appropriate provisions for public health and safety under the State Subdivision Act - RCW 58.17.

Compliance with this Voluntary Mitigation Agreement is to be a condition of approval of the Project.
Accordingly, the Fire District hereby withdraws its SEPA Appeal at no cost to either party.

1500 Railroad Avenue
Bellingham, WA 98225
pl 360.671.1796

£} 360.671.3781

www.chmelik.com
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— CHMELIK SITKIN & DAVIS ps.

ATTORNEYS AT LAW

Thank you for your attention to this matter. Please contact me if you have any further questions.

Sincerely,

CHMELIK SITKIN & DAVIS, P.S.

Timothy D. Schermetzler

TDS/kab
Encl.
cc:

. King County SEPA Responsible Official - Steve Roberge - steve.roberge@kingcounty.gov

King County Permitting Division Contact - Kim Claussen - kimberly.claussen@kingcounty.gov
Brian Nguyen - Brian.Nguyen@Lennar.com
Client

F:FIRE DISTRIC View Fira

Reserva at Appeal Dismiszal fatter_05.13.1B(FINAL).docx
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