Proposed Plat of Tremont and Shoreline Substantial Development Permits

S128903 and L98SH006, L98SH007, L98SH008

page 7

[image: image1.wmf]
DEPARTMENT OF DEVELOPMENT AND ENVIRONMENTAL SERVICES

LAND USE SERVICES DIVISION

KING COUNTY, WASHINGTON
PRELIMINARY REPORT TO THE HEARING EXAMINER

November 2, 1999 - PUBLIC HEARING AT 9:30  A.M.

DDES Hearing Room

900 Oakesdale Avenue Southwest

Renton, WA  98055-1219

Phone:  (206) 296-6640
PROPOSED PLAT OF TREEMONT  AND
FILE NO.  S128903

SHORELINE SUBSTANTIAL DEVELOPMENT PERMITS  
L98SH006, L98SH007, L98SH008
PROPOSED ORDINANCE NO. 1999-0574
A.
SUMMARY OF PROPOSED ACTION:

The proposed action is a formal subdivision of 194 lots on 239 acres.  The original plat application submitted in December of 1988 was revised from 236 lots to the amended 194-lot proposal following publishing of a Draft Environmental Impact Statement in 1994.  This report contains references to the extensive environmental review that took place during the Environmental Impact Statement (EIS) process.  Following the publishing of a Draft EIS in August of 1994 and based on comments from the County, other agencies and the public, the applicant amended the original proposal to 194 lots that included mitigation for issues raised during review of the 1994 DEIS.  The amended proposal by Port Blakely Communities considered in this report and the previous EIS documents is for the subdivision of 239 acres into 194 lots for detached single-family dwellings.  The proposed density is 1.22 dwelling units per acre.  The lot sizes range from approximately 28,000 to 61,000 square feet.  See Attachment 1 for a copy of the proposed plat map.

The amended proposal also includes three Shoreline Substantial Development permits for a stormwater tightline bypass to the Snoqualmie River, water service utility boring under Patterson Creek, and SR202 frontage improvements.  The plat application is being heard concurrently with these three Shoreline Substantial Development Permits (SDP).  The merits and discussions/analysis of the proposed Shoreline permits and a recommendation on what action to take on the permits are provided in an attached report - Shoreline Permit Report and Recommendation (see Attachment # 2  for a copy of the report).

B.
GENERAL INFORMATION:


Owner/Developer: 

Port Blakely Communities




       

1775 - 12th Avenue NW, Suite 101




       

Issaquah, WA  98027


Engineer:  


Hugh G. Goldsmith & Associates, Inc.
Phone:  (425) 462-1080



     


1215 - 114th Avenue SE



      


Bellevue, WA  98009

STR:



Portions of Sections 5 & 6, Range 24N, Township 7E

Location:


The proposal is located in the Snoqualmie Valley area of unincorporated King County, approximately 5 miles southwest of Carnation, 2.5 miles northwest of Fall City and 8 miles northeast of Issaquah.  The 239-acre site lies generally on the northerly side of State Route 202 and generally bounded by SE 16th Street on the north, SE 24th Street on the south, 292nd Avenue SE on the west, and 304th Avenue SE on the east, if all roads were extended.  The north boundary is adjacent to the approved Treemont North residential development, and the eastern boundary is adjacent to the Tall Chief Golf Course.  

Zoning:


General (G zoning – vested one-acre density at plat submittal/1988)

Rural Area (AR-5 – current zoning, 5-acre lot density)

Acreage:


239 Acres

Number of Lots:

194

Density:


1.22 units/acre

Lot Size:


Average lot size approximately 37,000

Proposed Use:


Single-Family Residential

Sewage Disposal:

Individual Septic Tank

Water Supply:


Sammamish Plateau Water & Sewer District

Fire District:


#27

School District:

Snoqualmie Valley - District #410

Complete Application Date:   December 30, 1988



Subdivision 


   Application Date:

December 30, 1988 


Shoreline


   Application Date:

August 17, 1998


Shoreline


   Designation:


All Locations, Shoreline of Statewide Significance - Conservancy


Shoreline 


   Waterbody:


L98SH006/Snoqualmie River






L98SH007/Patterson Creek






L98SH008/Patterson Creek

C.
HISTORY/BACKGROUND:

The applicant’s current plat design is the result of modifications brought about through extensive review and analysis by the applicant and the Subdivision Technical Committee (STC) of King County.  This analysis process and evolving development design included the publishing of a Draft Environmental Impact Statement (DEIS) in August of 1994, an Addendum to the DEIS in March of 1999 and a Final Environmental Impact Statement (FEIS) in September of 1999.  A key point in the history of this application, the EIS, and this staff report is the General zoning classification (residential one-acre, low-density urban designation) at the time of the December 30, 1988 plat application submittal with respect to the current AR-5 zoning (residential rural 5-acre density).  The applicant has maintained permit vesting rights per State law that allows review in accordance with the rules and regulations (zoning) that were in place at the time of plat submittal. 

Additionally, the STC has conducted numerous on-site examinations of the subject property.  The STC has discussed the proposed development with the applicant to clarify technical details of the application, and to determine the compatibility of this project with applicable King County plans, codes, and other official documents regulating this development.

As a result of preliminary discussions, the applicant presented the Technical Committee with a revised plat on October 11, 1999.  This revised plat is basically the Amended plat proposal that was shown as the Proposed Action in the Addendum EIS and the subsequent FEIS.  The minor changes included realignment of internal roads and lot configuration changes.

D.
THRESHOLD DETERMINATION OF ENVIRONMENTAL SIGNIFICANCE:

A Determination of Significance was issued by King County for the Treemont Preliminary Plat in April of 1989 and a Draft Environmental Impact Statement was issued in August of 1994.  Based on comments provided by King County, other agencies, and the public, the applicant amended the original 1988 plat proposal to include mitigation for issues raised during review of the 1994 Draft EIS.  Measures that have been proposed by the applicant and that have been incorporated into the revised project include the following:

· Reduction in the number of residential lots from 239 to a maximum of 194;

· Addition of a stormwater tightline bypass to drain a large percentage of the site to the Snoqualmie River;

· Development of a Drainage Plan that meets higher standards required in the 1998 Surface Water Design Manual;

· Three water quality wetponds to treat stormwater from the development;

· Two sand filters are proposed in conjunction with the retention/detention ponds; the sand filters are proposed to be increased from the 18-inch depth to 24 inches to increase treatment efficiency;

· Tree planting on the south side of the water quality ponds to minimize fluctuation in water temperature; 

· Aeration devices at the Snoqualmie River outfall;

· Development of an onsite wetland mitigation plan; and 

· Direct piping of surface water runoff within the Snoqualmie River basin to the Snoqualmie River outfall rather than surface flow downhill to minimize erosion.

The above measures were described in an Addendum to the 1994 DEIS that was published in March of 1999.  A Final EIS published in September of 1999 included the 1999 Addendum with modifications, plus comments (hearing transcript and letters) on the 1994 DEIS, the 1999 Addendum comment letters, and responses to those comments received on both documents.  All three documents are incorporated by reference as the environmental assessment for this report, the attached Shoreline Permit Report and Recommendation (attachment # ), and the subsequent November 2, 1999 public hearing on the plat and Shoreline Development permits. 

E. DISCUSSION:

1. Summary of the EIS:

The EIS goes into detail regarding both on and off-site impacts of the proposal.  The three EIS documents also include extensive technical information, identification of mitigation measures, and site design features that are intended to offset and address impacts.  The EIS analysis was also required to identify significant adverse impacts.  The DEIS, the Addendum and the FEIS provide complete details on technical information, impact analysis, and mitigation measures. 

A summary of impacts, and mitigation measures identified as required/proposed or potential mitigation for the physical and built environment are given in the FEIS.  This information is in the FEIS Summary Section and specifically in the text Sections shown as 2.1 through 2.8, Earth Resources, Water Quantity & Quality, Wetlands, Fisheries, Transportation, Shorelines, Historic Structures, and Land Use & Policies, respectively (see FEIS - Table of Contents, pages v-x). 

The SEPA rules for EISs specifically require analysis of the built environment (Land Use) for impacts upon and quality of the physical surroundings.  The SEPA rules direct the EIS process to analyze the impact per the elements identified in the WACs and determine, as well as disclose, if it is significant. The following are quotes or summaries that highlight the identified impacts.  
Rural Character

The rural character impact under Land Use Plans & Policies (Section 2.8, pages 2.8-1 through 2.8-29 of the FEIS) was the only impact identified as having a significant adverse impact, which could not be adequately mitigated by the amended plat proposal. The land use impact analysis that is provided in the FEIS and referenced in this report is intended to give the reader and the decision-maker on the proposed plat assurance that environmental impacts and alternatives are properly considered. Note that the applicant has agreed on the required/proposed mitigation to address Earth Resources, Water Quantity & Quality, Wetlands, Fisheries, Transportation, Shorelines, and Historic Structures (see FEIS text Sections 2.1 through 2.7), while the design elements of the plat also address these and other potential impacts. 

The pending permit decision could be a choice of approving the proposed plat in accordance with the applicant’s vested rights (compliance with the 1988 General zoning) or denying the proposal due to an unavoidable significant adverse impact to the designated rural area land use.  This “rural character” impact from development of a low-density urban plat in the rural residential zoned area was a key factor in determining a finding of significance under land use. 

The land use analysis concludes in the FEIS , as did the 1994 DEIS, that any of the build alternatives including the amended plat would change the character of this site by converting it into a residential subdivision.  The density of a project directly relates to the loss of natural features and a change in character of the site through site grading and clearing, loss of wildlife habitat, and increased traffic and drainage due to the conversion to greater impervious areas.  The higher the density of a development, the greater the perceived change.

The amended 194-lot proposed plat and Alternative #2 (100-lot alternative) in the FEIS were disclosed as having significant adverse impacts on land use with respect to non-compliance with the rural character designation.  Such residential conversion would represent an eastward expansion of the suburban-style development that has taken place on the plateau between Lake Sammamish and the Snoqualmie River (page 94 of the 1994 DEIS).  This type of non-rural residential development and related impact to the rural area of the Snoqualmie Valley Community Plan (SVCP) was the continual theme of the comment letters received on the 1994 DEIS.  The rural character impact on the area was also the over-riding comment expressed during the public meeting on the 1994 DEIS (see comment letters and meeting transcript contained in Section 3 of the FEIS).  

Under the amended 194-lot proposed plat the residential density is 1.22 acres/lot and correspondingly approximately 45 percent of the site would be cleared.  Under Alternative #2 (100-lots) in the EIS the density is 2.29 acres/lot and correspondingly approximately 23 percent of the site would be cleared.  The 5-acre rural Alternative #1 in the EIS would be in conformance with the Rural Land Use/Character designated for this area in both the 1985 KC Comprehensive Plan and the 1989 SVCP.  Therefore this 5-acre alternative would not have significant adverse impacts on the rural character of the area.  Under this rural alternative, the density would be 5-acres/lot and correspondingly approximately 15 percent of the site would be cleared. 

A key design difference in the 5-acre alternative would be the elimination of the access road out to SR202 since the 5-acre lot density reduces the total number of lots to approximately 47 and consequently two access roads are not required.  Associated contouring/grading of the westerly facing steep slopes and the territorial sloped natural landscape adjacent to SR202; together with any required retaining wall construction would all be eliminated since there would be no road to build out to SR202.

The amended proposed plat (Proposed Action/FEIS) and Alternative #2 in the EIS would both have a significant adverse impact on the rural character of the area.  If the proposed plat were approved in accordance with the recognized vested “G” zoning this impact would be unavoidable (see FEIS, Section 2.8, page 2.8-9).  There is no mitigation identified that can offset impacts to the designated Rural Area by the proposed low-density urban residential development.  The proposed plat and Alternative #2 are both inconsistent with the rural character established for this area by the existing rural residential zoning.  Furthermore, as stated in the Land Use discussion in the Treemont FEIS (pages 2.8-4 & 5), the FEIS for the SVCP also identified the vested “G” zoning as an impact to the rural area and the mitigation provided was the application of the Rural Area zoning.  Overall, the intended result of rural residential zoning would be that the rural character of the area would be preserved and enhanced.  The SVCP Area Zoning was intended to implement the SVCP and KC Comprehensive Plan Policies for Rural Areas to help mitigate potential impacts from inappropriate types and intensities of development. 

The Treemont FEIS also presents an outline of relevant policies, regulations, and guidelines and an explanation of how or whether these are addressed by the amended proposal, alternatives or mitigation (see Section 2.8, pages 2.8-2 through 2.8-9).  Additionally, the FEIS provides a summary matrix chart on consistency with relevant rural character policies on pages 2.8-10 through 2.8-29 for the proposed plat, as well as alternatives.  This analysis basically concludes the proposed plat is inconsistent, or doesn’t meet the rural density/character objectives of the 1985 KC Comprehensive Plan, SVCP, GMA (1990), County Wide Planning Policies (July 1992), or the KC Zoning Code (Title 21).  The amended plat/FEIS Proposed Action and Alternative #2/FEIS are inconsistent with the Rural Area 5-acre minimum lot size designation, however, the proposed amended plat is vested and consistent with the G zoning designation in effect prior to 1989.  Alternative #1 and the No Action Alternative are consistent with the Rural Area, 5-acre zoning.  

The FEIS concludes that “designating and conserving these Rural Areas will maintain rural community character as a valued part of King County's diversity, provide choice in living environments, and maintain a link to King County’s heritage.  Clearly identifying which lands will remain rural also creates better use of limited funds for facilities and services by allowing King County to establish distinct rural facilities and service standards, and to comply with mandates to focus most growth and services in Urban Areas.”(FEIS, page 2.8-3).  

However, in contrast to the above quote the FEIS also points out the Proposed Action (amended 194-lot plat) meets densities compatible with requisite on-site septic service, it’s consistent with policies that call for protection of sensitive areas, road access, and approved water supply.  Note that WSDOT has given preliminary approval to the SR202 access permit and the Sammamish Plateau Water District has issued a Developer Agreement to serve up to 200 lots, and the KC Health Department has given preliminary approval for the on-site septic system.

As stated earlier, the proposed plat is a low density, 1-acre urban residential use per the vested G zoning.  The applicant’s position is this proposal is neither urban nor rural since it could be a transition to the rural area by developing one-acre density.  The following quote on page 2.8-3 of the FEIS addresses transitions to rural areas – “The 1985 Plan (KC Comprehensive) does have designated Transitional Areas, the nearest of which lies on the north side of the Tolt Hill Road, approximately 1.5 miles north of the Proposed Action.  

The subject site was not designated a transitional area.  The 1985 Plan distinctly recognized the difference in Transitional and Rural Areas and further it specifically called out that areas identified as Rural are not included as Transitional.  The existing low density, typically 1-acre type developments in the designated Transitional Areas (north of Tolt Hill road on the east side of SR202) offer a “semi-rural” lifestyle choice.  The significance in the difference between Rural and Transitional areas is that Rural designation was not compromised to allow a “semi-rural” lifestyle (other then the reference to development of existing legal lots that are less than 5-acres).”

2. Issues:

The Subdivision Technical Committee (STC) has identified the following issues that are significant in the review of this application:

a. Permit Decision/Vesting:

The issue facing the STC was making a recommendation based on the vested General (one-acre density) zoning or the disclosed unavoidable significant adverse impact to the areas rural character that was identified in the EIS.  The decision was to recognize the application’s compliance with the zoning that was in place at the time of plat application.  Therefore the actual zoning at the time of submittal was the factor given significant weight in making the decision on what to base the STC’s plat recommendation.  

The STC’s position is that compliance with the vested G zoning carried a legal status that outweighed non-compliance with policy associated with maintaining rural area densities.  State laws governing an applicant’s right to vesting, or the right to have an application processed under the rules, procedures and codes (zoning) that were in place at the time of submittal took precedence over the EIS’s acknowledged unavoidable significant adverse impact to the rural area.

The STC believes the purpose of the EIS process has been met. The EIS documents provide an informational tool for the decision-maker and at the same time fulfills the obligation of being a disclosure document for all of the parties involved.  The parties involved include the applicant, STC staff, the public, the Hearing Examiner and ultimately the King County Council.  This report provides an extensive summary on the EIS analysis and the final decision on the proposed plat will be based on disclosure of significant impacts as dictated by the EIS process.

b.
Surface Water Drainage:
The proposed drainage plan for Treemont includes stormwater detention ponds and water quality facilities designed using standards in the King County 1998 Surface Water Design Manual.  The Treemont subdivision was originally submitted in 1988 when older drainage standards were in affect; however, the applicant has chosen to use newer drainage standards to mitigate potential impacts from the development. 

The site includes 239 acres of land located within two major drainage basins, the Patterson Creek and Snoqualmie River basins.  The majority of the site flows into the Patterson Creek basin while only 17 acres drains directly towards the Snoqualmie River.  During review and preparation of the Environmental Impact Statement, Patterson Creek was noted as a primary concern regarding potential flooding and water quality impacts.  To reduce drainage impacts to Patterson Creek, the applicant proposes to construct an offsite drainage pipe to divert flows into the Snoqualmie River.  The proposed pipe would be constructed easterly through the Tall Chief Golf Course to an outlet location along West Snoqualmie River Road.  The off-site drainage pipe would be designed to convey flows for 120 acres of the site draining to the Snoqualmie River thereby substantially reducing the remaining land area draining to Patterson Creek.  During preliminary review of the project, the applicant submitted a drainage variance application for diversion of surface water from the natural outlet.  As shown in Attachment No. 3 DDES has approved the variance application with conditions to assure that the conveyance pipe is designed for adequate capacity and to allow access for King County maintenance. 

The Snoqualmie River has been designated by King County as a receiving water which can accept stormwater flows without providing on-site detention facilities; however, water quality treatment is required to protect downstream resources.  In the Snoqualmie basin, the drainage system will include a water quality wet pond for treatment of stormwater prior to discharge into the off-site conveyance pipe.  Drainage facilities located within the Patterson Creek basin will provide a higher level of protection including combined stormwater detention, wetponds, and sand filters.  Detention ponds will be designed using the KCRTS Level 3 flow control standard to limit the amount of stormwater runoff and reduce potential flooding impacts to Patterson Creek.  The wet ponds and sand filters are designed to remove suspended solids, phosphorous, zinc, and other pollutants which may affect aquatic resources within the basin.  

c.
Traffic:

The Amended Proposed Treemont plat (194-lot alternative) will have significant adverse impacts, as defined in KCC 14.80, “Intersection Standards,” at the following intersections:

King County Intersections

· East Lake Sammamish Parkway/Issaquah Fall City Road

WSDOT Intersections

· SR 202/292nd Ave NE (Duthie Hill Road)

· SR 202/Site Access

· SR 202/ SE 8th St.

· SR 202 (East Lake Sammamish Parkway to Sahalee Way)

· I-90/ Front Street Interchange

KING COUNTY INTERSECTIONS

East Lake Sammamish Parkway/Issaquah Fall City 
The intersection of Issaquah Fall City Road/East Lake Sammamish Parkway (IFC/ELSP) will function at LOS “F” in the AM peak hour.  The plat of Treemont will have a significant adverse impact at this intersection.

King County CIP project #201197 (East Lake Sammamish Parkway) is programmed for construction in 2000 to provide improvements to this intersection, but due to the westbound I-90 on-ramp queuing the IFC/ELSP intersection will remain at LOS F.  The North SPAR Road CIP #101289, South SPAR Road CIP #200496, and the Sunset Interchange are programmed for construction in 2001 and will provide an additional access route to the Sammamish Plateau — reducing the background traffic volumes at the IFC/ELSP intersection and the I-90 westbound on-ramps.  

It is forecast that a percentage of the Treemont-generated trips will be rerouted to the SPAR Road from the IFC/ELSP intersection.  With the opening of the SPAR Road, the plat of Treemont would contribute less than 20% of their peak hour trips to the IFC/ELSP intersection. 

The applicant is required to pay MPS fees that contribute to the IFC/ELSP intersection project (CIP #201197).  However, the SPAR Road projects are not included in the current MPS fee schedule.  Therefore, a fair share payment into the SPAR Road projects (CIP #101289, and CIP #200496), contributing to the funding of an additional route to Interstate 90, and in conjunction with the payment of MPS, would be adequate mitigation to the IFC/ELSP intersection.  

The STC recommends the following condition to mitigate this impact:

· In order to assure fair share payment into the SPAR Road corridor, the applicant/ developer shall pay a pro-rata share towards the North and South SPAR Road projects consistent with the developer’s portion of CIP Projects 101289 and 200496.

WSDOT INTERSECTIONS

SR 202/292nd Ave NE

The intersection of SR 202/292nd Ave NE will function at LOS F in the PM peak hour with and without the project with future pipeline development volumes.  Treemont will have a significant adverse impact at this intersection by contributing greater than 30 peak hour and 20% of Treemont’s peak hour trips. WSDOT has recommended the developer provide a signal at the intersection, which will improve the intersection level of service to “B”.  The STC recommends the following condition to mitigate this impact:

· The applicant shall enter into a legal agreement with WSDOT to either:

1) Construct a signal at the intersection of SR 202/292nd Ave NE.  The signal plans shall be reviewed and approved by WSDOT prior to final plat recording, 

Or:

2) If documentation is provided in which there is signed agreement between WSDOT and the Applicant, with assurances of full funding of the signal, the applicant may delay construction of the signal until such time as the WSDOT deems necessary.  This legal agreement must be signed by WSDOT and the applicant – and provided to King County -- prior to final plat recording.

SR 202/ Site Access
The new intersection of SR 202 and the site access meets WSDOT design standards for auxiliary lanes on SR 202.  Without additional turn lanes a potential safety hazard as well as LOS deficiency could result.  The STC recommends the following condition:

· The applicant shall construct:

1) A southbound left turn lane on SR 202 at the site access. 

2) A northbound right turn lane on SR 202 at the site access.

The turn lanes must be designed to meet WSDOT standards and reviewed and approved by WSDOT prior to final plat recording.

SR 202/SE 8th Street

The intersection of SR 202/SE 8th St. will function at LOS C with and without the project.  The intersection does meet WSDOT Design Manual warrants for a southbound left turn lane with and without the project.  With the addition of the site access to SR 202, Treemont will contribute 5 left turns in the PM Peak Hour.  This is 15% of the total left turns in the PM Peak.  Due to the adequate LOS for the southbound left turn movement (LOS A) and a low movement delay of 3.6 seconds per vehicle, the STC recommends the applicant not be required to provide a left turn lane on SR 202 at SE 8th St.  The construction of the access onto SR202 is adequate mitigation for this intersection.  No further mitigation is necessary as long as direct access is provided from SR 202.

Phasing of the development with initial lots accessing only at SR 202/SE 8th St. may create the need for additional turn lanes at SR 202/SE 8th St.  See the 80 lot Phase mitigation listed below.

SR 202 (East Lake Sammamish Parkway to Sahalee Way) and I-90 Front Street Interchange

The plat of Treemont will have significant adverse impacts per KCC 14.80 “Intersection Standards” on SR 202 (identified as a High Accident Corridor) and the I-90/Front Street interchange.  

WSDOT has requested pro-rata share payment into capacity and safety projects scheduled for SR 202, and the I-90/ Front Street interchange (the actual capacity improvement being the construction of the Sunset Interchange at the southerly terminus of the SPAR Road).  The projects are (1) SR 202, between East Lake Sammamish. Parkway and Sahalee Way, and (2) Sunset Interchange.  

Therefore the following SEPA condition is recommended:

· The applicant shall enter into a legal agreement with WSDOT to pay a pro rata share in the amount of $1,152 per lot.  This fair share payment will contribute to the WSDOT projects for SR202 and the Sunset Interchange.  

80 Lot “Initial Development” Alternative (note - a phasing plan has not been submitted) 

An 80 lot phase alternative has been addressed throughout the transportation section of the EIS.  Under this alternative, with 80 lots, the applicant is proposing all access out to SR 202 via SE 8th St.  This phase would add 16 left turns and 36 right turns to the intersection of SR 202/SE 8th Street.  Per the traffic analysis, this intersection will warrant a southbound left turn lane with and without the Treemont plat.  Furthermore, a right turn lane is warranted with the 80 lot phase.  

Therefore, the following SEPA condition is recommended:

· The applicant shall construct:

1) A southbound left turn lane on SR 202 at SE 8th Street

2) A northbound right turn lane on SR 202 at SE 8th Street

The turn lanes must be designed to meet WSDOT standards and reviewed and approved by WSDOT prior to final plat recording of the 80 lot phase.

All other mitigation listed under the 194 lot proposed alternative are also applicable to the 80 lot phase — with the exception of the SR 202/Site Access.  Proportionate share/ Pro-rata shares for the SPAR Road, the Duthie Hill (292nd Avenue SE) signal, and King County MPS would be based upon this initial development yield, with remainders at such time as the additional 114 lots were created.

d.
Road Design 

Roads within the project will be improved using rural design standards including shoulders with open ditches or a thickened edge pavement using underground drainage pipes for stormwater.  The original application for Treemont included 236 lots with only one access road extending northerly to SE 8th Street through the plat of Treemont North.  During preliminary review of the project, the applicant revised the site plan to reduce the number of lots to 194 and include a second access route extending westerly to State Route 202.  Two access routes will distribute traffic more efficiently and reduce the number of lots served by a single access.  During final review of the project, an access permit from the Washington State Dept. of Transportation will be required to allow road construction and traffic improvements along the state highway. 

Due to steep topography adjacent to SR 202, the applicant has submitted a road variance application to allow a road grade of 15% along portions of SE 19th Street. King County road standards allow a maximum grade of 11% for streets classified as rural neighborhood collectors.  The variance application also requests approval of a substandard sag curve along SE 19th Street as it approaches the intersection with SR 202.  At the time of writing the DDES staff report, a decision on the road variance application has not occurred.  When the County Road Engineer has completed review of the road variance, the decision will be presented at the public hearing for Treemont.

To improve the safety of off-site serving roads, DDES recommends that shoulder improvements be provided along portions of Duthie Hill Road.  The existing roadway which lacks adequate width is located approximately one mile west of the site, and contains a narrow pavement surface with steep grades and no shoulder facilities for pedestrians.  Approximately 55% of the traffic from Treemont will use the Duthie Hill Road for site access, resulting in an additional 108 pm peak hour traffic trips using the roadway.  Existing traffic volumes along this portion of Duthie Hill Road total 865 pm peak hour trips. 

As stated in King County Road Standards 1.03, any land development which will impact the service level, safety, or operational efficiency of serving roads shall improve those roads in accordance with County standards.  The extent of off-site improvements to serving roads shall be based upon an assessment of impacts by the Reviewing Agency.  Based upon this criteria, DDES concludes that improvements are necessary to improve public safety along the roadway and therefore recommends that a paved shoulder be provided along the north side of the road.  Due to steep slopes adjacent to the roadway, the final width of the shoulder will be based upon a technical evaluation of slope stability, but in no case shall the shoulder be less than four feet in width.  The requirements for shoulder widening on Duthie Hill Road have also been included in the DDES recommendations for the Alderra subdivision.

e.
Steep Slope Policy:

The STC had to determine how to apply County review of 40 percent steep slopes on an application filed in December of 1988.  The issue involves areas of the western facing slopes adjacent to SR 202.  The County’s current SAO restrictions do not allow development of 40 percent steep slopes without reasonable use application, however these rules and codes were not in place at the time the proposed plat was submitted.  The STC had guidelines in place that dealt with this issue, however these guidelines were not consistently applied.  

A case in point was the plat of Hidden Ridge (File # 986-5, preliminary approval October 1989) which had to deal with 40 percent steep slopes, direct access from SR 202 and a road connection through the site to another County public road.  The final conditions of approval for the Hidden Ridge plat required application of the guidelines to an area of lots, however not to the obvious access slopes for the road accessing SR 202.  Because of the similarities of these two plats the STC decided not to apply restrictions to the 40 percent steep slopes for the required access road to SR 202.  The design characteristics, topographic constraints, lack of codes to deal with 40 percent steep slopes/guidelines only at time of processing both applications and the documented inconsistent application of those guidelines were the reasons the guidelines were not applied. 

f.
Geotechnical:

DDES has reviewed the Draft and Final Environmental Impact Statements, Appendices and the geotechnical engineering studies and letters from Associated Earth Sciences dated April 30,1998, August 3,1998, September 16,1999 and October 12,1999.  The STC is satisfied that the geologic and geotechnical engineering assessment adequately characterizes both existing site conditions and potential adverse impacts from development.  The studies also provide adequate mitigation to address identified impacts.

The near-surface geology of the site at the higher elevations generally consists of Vashon till (Alderwood Soil Series, per Soil Conservation Service 1973)). Soft to medium recessional lacustrine silts and clays (Kitsap Silt Loam) underlie the lower western portion of the site, including the slope along the eastern edge of SR 202. Older landslide deposits cover a broad area in the southwestern and central portion of the site.  These deposits are debris flows originating from the recessional lacustrine deposits.  The thickness of the debris flow deposits range from about three feet to as much as 16 feet.  The majority of the site, roughly seventy- percent, slopes less than 15 percent. This flatter area of the site is surrounded to the west and east by steeper slopes than in some areas exceed 40 percent 

The geologic hazard sensitive areas found on site as defined by code include erosion, landslide and steep slope hazards.  The extent and associated hazards are specifically described in the above-referenced reports together with the associated mitigations.  The proposed mitigations are contained in the recommended conditions of approval and involve engineered grading and drainage improvements, specific erosion control measures including a special on-site erosion control monitor and seasonal construction constraints and monitoring efforts, and the use of engineered retaining structures as required.  The landslide hazard potential in the vicinity of the western access road has been preliminarily studied.  It was concluded that the landslide could be stabilized and the hazard mitigated through regrading the slopes to an angle that would be safe even under earthquake loading or using engineered retaining walls or a combination of both.

g.
Public Services and Utilities:

Schools

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

(1)
School Facilities:  The subject subdivision will be served by  Fall City Elementary, Chief Kanim Middle School, and Mt. Si Senior High Schools, all located within the Snoqualmie School District #410.  

(2)
School Capacity:  The Snoqualmie School Board has adopted capacity figures that indicate their ability to accommodate additional students.  The figures reveal the district has adequate capacity to accommodate the anticipated students generated by this proposal through 2000.

(3)
School Impact Fees:  An impact fee of $3,018 per lot be imposed to fund school system improvements to serve new development within this district.  Payment of this fee (in a manner consistent with KCC 21A.43 will be a condition of subdivision approval.

(4)
School Access:  The District has indicated that the future students from this subdivision will be bussed to the appropriate schools.  Walkway conditions within the plat will consist of shoulders in accordance with rural road standards for public roads.

Public Water Service

The applicant has signed a Developers Extension Agreement with the Sammamish Plateau Water District that will provide public water for the plat. This water service will require construction of approximately 6,000 feet of watermain from the Sammamish Plateau to the proposed plat.  The route of this watermain extension will generally follow Duthie Hill Road to SR 202.  The Certificate of Water Availability submitted with the 1988 plat required the district to have a Comprehensive Plan Amendment and Boundary Review Board (BRB) approval.

The Water District has submitted a draft Water Comprehensive Plan to the County’s UTRC and the service to the Treemont plat is consistent with the draft plan.  Therefore no Comprehensive Plan Amendment will be needed (the county will be approving a brand new plan rather than amending an old one).  The BRB issue will occur later after the developer has formally approached the District for annexation and the BRB and the county have approved the annexation.  Since this BRB approval appears to be a formality a condition stating that the District should obtain BRB approval to annex Treemont into its service area is appropriate.
F.
CONCLUSIONS:

As stated earlier in this report the proposal is not consistent with the rural character policies of the King County Comprehensive Plan.  This conclusion is also contained in the Treemont FEIS.  

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

G.
RECOMMENDATIONS:

It is recommended that the subject subdivision, revised and received October 11, 1999, be granted preliminary approval subject to the following conditions of final approval:

1.
Compliance with all platting provisions of Title 19 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.
All lots shall meet the minimum dimensional requirements of the General zone classification and shall be generally as shown on the face of the approved preliminary plat, except that minor revisions to the plat that do not result in substantial changes may be approved at the discretion of the Department of Development and Environmental Services.

4.
The applicant must obtain final approval from the King County Health Department.

5.
All construction and upgrading of public and private roads shall be done in accordance with the King County Road Standards established and adopted by Ordinance No. 8041, as amended (1987 KCRS).

6.
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 (See attachment #4).  

7.
Final plat approval shall require full compliance with the drainage provisions set forth in King County Code 9.04.  Compliance may result in reducing the number and/or location of lots as shown on the preliminary approved plat.  Preliminary review has identified the following conditions of approval, which represent portions of the drainage requirements. All other applicable requirements in KCC 9.04 and the Surface Water Design Manual (SWDM) must also be satisfied during engineering and final review.

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

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

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

" Single family residences constructed on lots created by this subdivision must provide perforated stub-out connections according to the details shown on the approved plans.  All building downspouts, footing drains, and drains from all impervious surfaces such as patios and driveways shall be connected to the permanent storm drain outlet as shown on the approved construction drawings #__________ on file with DDES and/or the Department of Transportation.  This plan shall be submitted with the application of any building permit.  All connections of the drains must be constructed and approved prior to the final building inspection approval.  For those lots that are designated for individual lot infiltration systems, the systems shall be constructed at the time of the building permit and shall comply with the plans on file."

d.
Drainage plans shall be designed in accordance with the approved variance application No. L98V0041.  Off-site drainage easements for stormwater conveyance shall be submitted to King County prior to engineering plan approval. All runoff control facilities shall be located in a separate tract and dedicated to King County.

e.
Stormwater facilities discharging to the Patterson Creek basin shall be designed using the KCRTS level 3-flow control standard.  The final drainage plans and analysis shall also comply with the requirements for stormwater bypass shown on page 1-36 in the drainage manual.  The outlet control structure from the detention ponds shall be designed with 100-year capacity to prevent spillway overflow onto erodable slopes.   

e.
Water quality facilities located within the Patterson Creek basin (Tracts Z and R) shall be designed using the wet pond and sand filter design criteria proposed by the applicant in the Preliminary Hydrologic and Downstream Analysis dated March 1998.  The proposed sand filter depths shall be increased over current County standards to improve treatment levels.  The water quality facility draining to the Snoqualmie Basin (Tract I), shall be designed using standards for a wet pond from the basic water quality menu in the 1998 Drainage Manual

f.
As specified in Chapter 5 of the drainage manual, roof drain stormwater shall be infiltrated or dispersed within the lot area if the soil conditions are favorable.  A geotechnical report shall be provided to evaluate soil conditions, seasonal depth to groundwater, and other design requirements as outlined in the SWM Manual.

g.
Floodplain boundaries shall be shown on the engineering plans and final plat as required by Special Requirement No. 2 in the Drainage Manual. 

h.
Geotechnical reports shall be submitted with the final engineering plans to address requirements for the design and construction of stormwater ponds. 

8.
A permit from the Washington State Department of Fish and Wildlife may be required for the construction of roads and drainage facilities located within or near designated waters of the state. The applicant shall contact the applicable state agency and submit any required permits to King County prior to engineering plan approval.

9.
The applicant shall contact the Washington State Department of Ecology and the U.S. Army Corps of Engineers to determine if any permits are required for site construction and discharge of stormwater.

10.
The proposed subdivision shall comply with the 1987 King County Road Standards (KCRS) including the following requirements:

a.
During preliminary review the applicant submitted a road variance application (File No. L98V0040), regarding road gradient, cul-de-sac length, and stopping sight distance.  The final road improvements shall comply with the variance decision. 

b.
Roads shall be improved using rural design standards in accordance with the street classifications shown on the preliminary plat map.  Prior to or concurrent with plat recording, public road right-of-way and slope easements shall be dedicated to King County for the off-site portion of SE 19th Street.

c.
The final engineering plans shall demonstrate that driveways and street intersections along SE 19th Street meet sight distance requirements. 

d.
Prior to any road construction or drainage improvements along State Route 202, the applicant shall obtain approval from the Washington State Dept. of Transportation. 

e.
Tracts for joint use driveways shall be a minimum of 20 feet in width and improved with 18 feet of pavement and controlled drainage.  The serving lots shall have undivided ownership of the tract and be responsible for maintenance. 

f.
Modifications to the above road conditions may be considered by King County pursuant to the variance procedures in KCRS 1.08.

11.
The applicant shall improve Duthie Hill Road with a minimum 6-foot paved shoulder on the north side of the road from the easterly property line of the Aldarra plat to the western terminus of the road improvements of the Aldarra golf course.  The shoulder widening can be further reduced to 4-feet in certain areas if the applicant demonstrates, through a geotechnical engineering report reviewed by DDES, that temporary retaining walls adjacent to the shoulder widening would destabilize the adjoining slopes and cause long term maintenance and safety problems.  (The reduction to a 4-foot shoulder is only permitted in those areas where such destabilization would occur.)  Rumble bars or buttons may also be required in the shoulder areas, as determined by KCDOT-Road Services Division.  The south side of Duthie Hill Road shall maintain the existing shoulder width. 

12. The final plat shall comply with the following geotechnical requirements:

a.
The engineering plans shall comply with the recommendations of the geotechnical engineer (AESI report dated April 30, 1998 and amended by reports dated August 3, 1998, September 16,1999 and October 12, 1999).  Any supplemental studies recommended by the consultant for specific site design shall also be submitted.

b.
Geotechnical reports shall be submitted with the final engineering plans to address requirements for the design and construction of stormwater ponds.  The reports shall address the stability of the slopes, both natural and constructed, and shall demonstrate using a quantitative slope stability assessment that they remain stable under static and pseudostatic conditions.

c.
Development of the site shall comply with the sensitive area code, KCC 21.54 which was in effect at the time of project vesting on December 30, 1988 and with the mitigation for steep slopes and landslide hazard areas referenced in the Final Environmental Impact Statement.  Site development plans and the final plat shall also comply with the King County Administrative Guidelines for Hazardous Slopes dated February 1, 1987.  The engineering plans and final plat shall show the boundaries for top and toe of 40% slopes and provide the required buffers and/or setbacks as determined by the DDES staff geologist.

d.
The geotechnical engineer shall evaluate the specific designs for all utility crossing of steep slopes and landslide hazard areas and a report submitted with the engineering plans.  The report shall conclude that the installation of these utilities will not subject the area to risk of landsliding or erosion.  Depending on the amount of disturbance proposed, a revegetation and slope stabilization plan may be required at the discretion of DDES at the time of engineering plan submittal.  Both a landscape architect experienced in native slope restoration plans and the geotechnical engineer should prepare the plan.  The plan shall include recommendations for soil amendment and the use of native plantings to replicate both understory and canopy plantings.  A five year maintenance, monitoring and restoration bond shall be established to ensure the long term functioning of these mitigation measures. 

e.
At the time of engineering plan submittal the applicant shall provide a grading plan that conforms to the geotechnical engineering report for the access road from SR 202.  The grading plan shall incorporate slope angles or retaining walls, which have a minimum factor of safety of 1.5 for the static condition and 1.1 for the pseudostatic conditions.

13.
All utilities within proposed rights-of-way must be included within a franchise approved by the King County Council prior to final plat recording.

14.
The applicant or subsequent owner shall comply with King County Code 14.75, Mitigation Payment System (MPS), by paying the required MPS fee and administration fee as determined by the applicable fee ordinance.  The applicant has the option to either: (1) pay the MPS fee at final plat recording, or (2) pay the MPS fee at the time of building permit issuance.  If the first option is chosen, the fee paid shall be the fee in effect at the time of plat application and a note shall be placed on the face of the plat that reads, "All fees required by King County Code 14.75, Mitigation Payment System (MPS), have been paid.”  If the second option is chosen, the fee paid shall be the amount in effect as of the date of building permit application.

15.
Lots within this subdivision are subject to King County Code 21A.43, which imposes impact fees to fund school system improvements needed to serve new development.  As a condition of final approval, fifty percent (50%) of the impact fees due for the plat shall be assessed and collected immediately prior to recording, using the fee schedules in effect when the plat receives final approval.  The balance of the assessed fee shall be allocated evenly to the dwelling units in the plat and shall be collected prior to building permit issuance.

16.
Off-site access to the subdivision shall be over a full-width, dedicated and improved road that has been accepted by King County for maintenance.  If the proposed access road has not been accepted by King County at the time of recording, then said road shall be fully bonded by the applicant of this subdivision.

17.
The following note shall be shown on the final engineering plan and recorded plat:

RESTRICTIONS FOR SENSITIVE AREA TRACTS AND SENSITIVE

AREAS AND BUFFERS

Dedication of a sensitive area tract/sensitive area and buffer conveys to the public a beneficial interest in the land within the tract/sensitive 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 sensitive area tract/sensitive area and buffer imposes upon all present and future owners and occupiers of the land subject to the tract/sensitive 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/sensitive area and buffer.  The vegetation within the tract/sensitive area and buffer may not be cut, pruned, covered by fill, removed or damaged without approval in writing from the King County Department of Development and Environmental Services or its successor agency, unless otherwise provided by law.

The common boundary between the tract/sensitive 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 sensitive area tract/sensitive area and buffer.  The required marking or flagging shall remain in place until all development proposal activities in the vicinity of the sensitive area are completed.

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

18.
Determine the top, toe, and sides of 40% slopes by field survey.  Provide a 50‑foot buffer from these slopes.  The buffer may be reduced to 10 feet with the submittal of a satisfactory soils report.

19.
A homeowners' association or other workable organization shall be established to the satisfaction of DDES which provides for the ownership and continued maintenance of the recreation and/or open space area(s).

20.
The following have been established by SEPA as necessary requirements to mitigate the adverse environmental impacts of this development.  The applicants shall demonstrate compliance with these items prior to final approval.


Wetlands and Streams

The wetland and stream protection, alteration and mitigation requirements found in KCC 21.54 shall be applied to this plat.  These are further clarified and expanded upon below.

a.
As identified in Table 2.3.1, Class 2 wetlands shall have a minimum 50-foot buffer of undisturbed native vegetation, and Class 3 wetlands shall have a minimum 25-foot buffer of undisturbed native vegetation.

b.
Buffer averaging is proposed around some of the wetlands on this project.  It may be approved during engineering plan review if it meets the following criteria:  it will provide additional protection to the wetlands or enhance their functions, and the total area contained in the buffer around each wetland does not decrease.

c.
Class 3 streams on the site shall have a minimum 25-foot buffer of undisturbed native vegetation, measured from the ordinary high water mark.

d.
Two Class 1 streams are located off-site, Patterson Creek and the Snoqualmie River.  Mitigations for stormwater quality, stormwater quantity, erosion and sedimentation controls listed elsewhere in these SEPA mitigations are intended to reduce impacts on these streams.

e.
The stormwater bypass pipeline proposed to discharge into the Snoqualmie River shall be designed to include bioengineering techniques at the outlet.

f.
The water supply pipeline proposed to be installed under Patterson Creek along Duthie Hill Road shall use “jack and bore” construction techniques, with the boring and receiving pits a minimum of 25 feet from the ordinary high water mark of the Creek.  The water pipeline shall be bored a minimum of four feet below the maximum depth of scour for the base flood as determined by a civil engineer licensed in the State of Washington.

g.
The wetland and stream protection, alteration and mitigation requirements found in KCC 21A.24 shall be applied to this plat.  These are further clarified and expanded upon below.

h.
As identified in Table 2.3.1, Class 2 wetlands shall have a minimum 50-foot buffer of undisturbed native vegetation, and Class 3 wetlands shall have a minimum 25-foot buffer of undisturbed native vegetation.

i.
Buffer averaging is proposed around some of the wetlands on this project.  It may be approved during engineering plan review if it meets the following criteria:  it will provide additional protection to the wetlands or enhance their functions, and the total area contained in the buffer around each wetland does not decrease. 

j.
Class 3 streams on the site shall have a minimum 25-foot buffer of undisturbed native vegetation, measured from the ordinary high water mark.  

k.
Two Class 1 streams are located offsite, Patterson Creek and the Snoqualmie River.  Mitigations for stormwater quality, stormwater quantity, erosion and sedimentation controls listed elsewhere in these SEPA mitigations are intended to reduce impacts on these streams.   

l.
The stormwater bypass pipeline proposed to discharge into the Snoqualmie River shall be designed to include bioengineering techniques at the outlet.

m.
The water supply pipeline proposed to be installed under Patterson Creek along Duthie Hill Road shall use “jack and bore” construction techniques, with the boring and receiving pits a minimum of 25 feet from the ordinary high water mark of the Creek.  The water pipeline shall be bored a minimum of four feet below the maximum depth of scour for the base flood as determined by a civil engineer licensed in the State of Washington.   

Erosion Hazards (FEIS PG. 2.1-11)

n.
A qualified, full-time erosion and sediment control inspector shall be present onsite throughout all clearing and grading phases of the project.  The inspector shall be responsible for ensuring that water leaving the site is at or below acceptable turbidity levels as determined by DDES.  The inspector will approve all potentially sediment-producing actions, monitor all erosion control actions and equipment, be independent of the construction contractor, and have authority to stop any action not deemed suitably protective of water quality.  The final erosion control plans shall contain the name and contact number for the special inspector and outline the responsibilities for implementation and reporting to King County.

o.
All clearing and grading of each parcel should begin at the farthest point from any stream and work toward the stream to maintain as large a riparian buffer as possible.

p.
Construction of the western access road along SR 202 requires special erosion and sediment control measures.  The measures must describe how stormwater in this sensitive area will be collected and treated to required standards, prior to conveyance to Patterson Creek.  The erosion control plan must also identify an allowable construction period within the limitations of the dry season to minimize the potential for precipitation.  Storm event response methods and timing for cover response must also be described.

q.
Erosion and sedimentation control measures must be in-place and operating properly prior to beginning major clearing and earthwork activities.  Clearing and grading other than for the establishment of erosion and sedimentation control facilities shall be limited to the months of April through September.

r.
All disturbed soil shall be shall be seeded and covered or otherwise protected prior to September 1.

Surface Water (FEIS pg.2.2-19)

s.
A stormwater pollution prevention plan shall be submitted as part of an NPDES permit application for construction. 

t.
Sediment and erosion control procedures in the 1998 Surface Water Design Manual shall be used for construction of the water pipeline and stormwater outfall. Construction shall occur during dry weather, and disturbed areas would be refilled/replanted.  

u.
Stormwater runoff will be treated in wet ponds per the surface water design manual.  Wet ponds P-1 and P-2 will have basic sized sand filters with sand bed depth of 24 inches; cedar, fir, and cottonwood trees shall be planted along the southern aspect of the ponds to provide shading.

v.
Drainage from approximately 103 acres of developed areas shall be diverted to the Snoqualmie River.  Drainage from most of the remaining developed area draining to Patterson Creek shall be diverted to detention ponds designed to King County Level 3 standards.  

w.
Water quality mitigation for any undetained bypass drainage along portions of SR202 and the entry road shall be provided in accordance with standards in the 1998 KCSWDM.

Archaeology

x.
These conditions should insure that archaeological materials, if encountered, are evaluated and treated in the appropriate manner in accordance with State and County regulations.

(1)
a professional archaeologist prepare a discovery plan to implement immediately should resources be found during grading and excavation on site;

(2)
excavation and site preparation crews be trained by a professional archaeologist to recognize potential archaeological materials; and 

(3)
the County grading/erosion monitor be trained and instructed to look carefully for potential archaeological materials during grading and other site preparation/disturbance on site.

The discovery plan should go into effect immediately if potential archaeological materials are encountered and should, at a minimum, include the following:

(1)
cessation of work where potential materials are discovered until they can be examined by a professional archaeologist and further appropriate actions undertaken;

(2)
immediate notification of an on-call professional archaeologist to evaluate the discovered materials;

(3)
 immediate notification and consultation with the State Office of Archaeology and Historic Preservation, the King County Office of Cultural Resources and relevant tribes (including the Snoqualmie, Tulalip and Muckleshoot tribes) if discovered materials are prehistoric and a site is present;

(4)
provisions for further delineating any site present and obtaining an excavation permit and proceeding with data recovery if such action is deemed appropriate by the archaeologist and consulted parties; and

(5)
provisions for removal and reinterment of human remains, analysis and curation of other materials, stewardship and disposition, and reporting to the consulted agencies and tribes.

21.
The following traffic conditions shall be satisfied during engineering plan review:

In order to assure fair share payment into the SPAR Road corridor, the applicant/ developer shall pay a pro-rata share towards the North and South SPAR Road projects consistent with the developer’s portion of CIP Projects 101289 and 200496.

The applicant shall enter into a legal agreement with WSDOT to either:

a.
Construct a signal at the intersection of SR 202/292nd Avenue NE.  The signal plans shall be reviewed and approved by WSDOT prior to final plat recording, 

Or:

b.
If documentation is provided in which there is signed agreement between WSDOT and the Applicant, with assurances of full funding of the signal, the applicant may delay construction of the signal until such time as the WSDOT deems necessary.  This legal agreement must be signed by WSDOT and the applicant – and provided to King County -- prior to final plat recording.

The applicant shall construct:

a.
A southbound left turn lane on SR 202 at the site access. 

b.
A northbound right turn lane on SR 202 at the site access.

The turn lanes must be designed to meet WSDOT standards and reviewed and approved by WSDOT prior to final plat recording.

The applicant shall enter into a legal agreement with WSDOT to pay a pro rata share in the amount of $1,152 per lot.  This fair share payment will contribute to the WSDOT projects for SR202 and the Sunset Interchange.  

The applicant shall construct:

a.
A southbound left turn lane on SR 202 at SE 8th Street

b.
A northbound right turn lane on SR 202 at SE 8th Street

The turn lanes must be designed to meet WSDOT standards and reviewed and approved by WSDOT prior to final plat recording of the 80 lot phase.

All other mitigation listed under the 194 lot proposed alternative are also applicable to the 80 lot phase — with the exception of the SR 202/Site Access.  Proportionate share/ Pro-rata shares for the SPAR Road, the Duthie Hill (292nd Avenue SE) signal, and King County MPS would be based upon this initial development yield, with remainders at such time as the additional 114 lots were created.

22.
The final plat approval is subject to complying with the referenced Shoreline Substantial Development permit conditions of approval (File Nos. L98SH006, L98SH007, L98SH008).

OTHER CONSIDERATIONS:

1.
The subdivision shall conform to KCC 16.82 relating to grading on private property.

2.
Development of the subject property may require registration with the Washington State Department of Licensing, Real Estate Division.

3.
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 obtaining a forest practice permit from the Washington State Department of Natural Resources for tree removal.

RH/clc

TRANSMITTED TO PARTIES LISTED HEREAFTER:

William and Jayne Barrere; 30338 SE 26th; Fall City, WA 98024

Terry Branthwaite; 5225 - 298th Avenue NE; Carnation, WA 98014

Paul Bride; 29213 SE 5th Avenue; Fall City, WA 98024

Thomas R. Card; 100 - 292nd Avenue SE; Fall City, WA 98024

Carol Chittum; 515 - 286th Avenue SE; Fall City, WA 98024

Glenn L. Eklund; 5818 290th NE; Carnation, WA 98014

Joseph Elfelt; 20707 NE 120th Street; Redmond, WA 98053

James and Pam Fratello; 329 - 290th Avenue; Fall City, WA 98024

Goldsmith & Associates; Kevin Cleary; P.O. Box 3565; Bellevue, WA 98009

Joel Haggard, Attorney at Law; 1200 5th Avenue, Suite 1200; Seattle, WA 98101

Lorrie Kapin; 29901 NE 52nd Street; Carnation, WA 98014

Maxine Keesling; 15241 NE 153rd Street; Woodinville, WA 98072

Janet Keller; 1931 W Snoqualmie River Road SE; Fall City, WA 98024

Lozier Homes; Attn: Carolyn Crawford; 203 - 114th Avenue SE; Bellevue, WA 98004

David Luchte; 1300 - 290th Avenue SE; Fall City, WA 98024

Joseph Matt; 401 Pine Avenue; Snohomish, WA 98290

Rosemary McCauley; 216 - 292nd Avenue; Fall City, WA 98024

Allen and Kristin Minner; 1820 Redmond-Fall City Road SE; Fall City, WA 98024

Port Blakely Communities;1775 - 12th Avenue NW, Suite 101;Issaquah, WA 98027

Resident; 1001 - 290th Avenue SE; Fall City, WA 98024

Corinne Ridgley, 28426 SE 8th Street; Fall City, WA 98024

Robert and Audrey Schroeder; 27307 SE Duthie Hill Road;Issaquah, WA 98027

Robert Seana, 623 W Snoqualmie River Rd SE; Carnation, WA 98014

Kathryn Taylor, 20424 NE 120th; Redmond, WA 98053

Patrick N. Tharp, Blakely Ridge N. Homeowners Assoc; P.O. Box 1346; Fall City, WA 98024

Ilze Tomsevics, 852 - 286th Avenue SE; Fall City, WA 98024

-------------------

Steve Foley; Water and Land Resources Division; KC Department of Natural Resources  MS:  KSC-NR-0600

Rebecca Inman; WA Department of Ecology; PO Box 47600; Olympia, WA 98504-7600

Robert A. Josephson; WSDOT, District 1; 15700 Dayton Avenue North; POB 330310; Seattle, WA 98133-9710


Louise Kulzer; Water and Land Resources Division, KC Department of Natural Resources; MS:  KSC-NR-0600

Kristen Langley; Roads Division, KCDOT    MS: KSC-TR-0222

Seattle King County Department of Public Health, Environmental Health Division;


999 Third Avenue, Suite 700; Seattle, WA 98104   MS: FIC-PH-0702

Seattle King County Health Dept./East District Environmental Health;


14350 SE Eastgate Way; Bellevue, WA 98007   MS: EGT-PH-0100

Aileen McManus, Senior Engineer, Roads Services Division, Traffic Engineering Section,


Traffic Impact Review Unit; KCDOT   MS: KSC-TR-0222

Charlie Sundberg, KC Office of Cultural Resources   MS:  STR-CR-0200

-------------------

Mark Bergam, Engineer, Engineering Review Section, Land Use Services Division, DDES

Greg Borba, Supervisor, Current Planning Section, Land Use Services Division, DDES

Steve Bottheim, Geotech, Site Development Services Section, Land Use Services Division, DDES

Laura Casey, Senior Ecologist, Site Development Services Section, Land Use Services Division, DDES

Kim Claussen, Planner III, Current Planning Section, Land Use Services Division, DDES

Pete Dye, Senior Engineer, Engineering Review Section, Land Use Services Division, DDES

Rich Hudson, Planner III, Current Planning Section, Land Use Services Division, DDES

Carol Rogers, Office Technician II, Current Planning Section, Land Use Services Division, DDES

Steve Townsend, Supervisor, Land Use Inspections Section, Land Use Services Division, DDES
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