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DEPARTMENT OF DEVELOPMENT AND ENVIRONMENTAL SERVICES

LAND USE SERVICES DIVISION

KING COUNTY, WASHINGTON
ADDENDUM REPORT TO THE HEARING EXAMINER

NOVEMBER 19, 2002 - 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 FIR RIDGE ESTATES                                     FILE NO. L00P0010







                      Proposed Ordinance No. 2001-0564

A.
HISTORY/BACKGROUND:


The subject plat application was filed with the King County Department of Development and Environmental Services (DDES) on April 21, 2000, and deemed complete on May 19, 2000.  This application, when filed, consisted of a proposal to subdivide 52.04 acres to create ten lots for detached single-family residences and a 27.91-acre open space tract.  Individual septic systems were proposed for sewage disposal for the lots, and a community well system consisting of two newly developed on-site wells was planned for water service.  The proposed lot sizes ranged from 1.00 to 7.20 acres.


Following the submittal of the original plat application, the proposed plat design was revised in a significant manner on two occasions.  On March 14, 2001, the plat proposal was reduced from 52.04 acres to 40.69 acres, and the number of lots in the plat was changed from ten to eight.  The proposed lot sizes in the March 14, 2001 proposal ranged from 1.11 to 1.78 acres, and two open space tracts were proposed containing a total of 29.78 acres.  The use of individual on-site septic systems and two on-site wells remained part of the proposal.


On August 26, 2002, a revision to the plat design was submitted in which the number of lots in the proposal was further reduced from eight to six (see Attachment 1).  The August 26, 2002 plat design represents the applicant’s current proposal (except as noted below regarding the on-site wells).  The proposed lot sizes on the August 26th proposal range from 1.25 to 3.16 acres, and open space is proposed in three tracts totaling 25.76 acres.  While the two on-site wells are shown on the August 26th proposal, Well Site No. 2 included the following notation on the plat map:  “…Standby well, not to be used simutaneously (sic) with Well #1.”  On-site septic systems continue to be the proposed method of sewage disposal.


On October 28, 2002, a letter was received from the applicant’s attorney, Keith Dearborn, which indicated that an additional change to the proposed water service for the subject plat application was being made.  This letter, which was addressed to the King County Health Department, contained the following statements:


“I am writing on behalf of Ron Allison… to explain how the second well site for Fir Ridge will be treated.


“Given the options set forth in your September 24 letter, Mr. Allison will take the steps required by WAC 173-160-381 to decommission the second well.  This will be done prior to final plat approval.”


Thus, the six lots in the subject plat proposal are now proposed to be served by a single on-site well.  This well site, Well Site #1, is located on the northwest portion of the site, and lies adjacent to Well Site #2 that will be decommissioned.

B.
HEARING EXAMINER REQUEST FOR ADDITIONAL INFORMATION:


On December 18, 2001, a public hearing was held before the King County Hearing Examiner to consider the subject plat application.  Following the close of the hearing, the Examiner determined that additional information was needed to make a final decision on the proposal, and as a result, on January 3, 2002 the Examiner issued a Notice of Reopened Hearing and Remand to the Department of Development and Environmental Services.  The notice contained the following order concerning the submittal of additional information:


“The plat hearing is reopened and the plat application is remanded to Department of Development and Environmental Services (DDES) for performance of the following additional studies:


“A.
A dry-season water budget for project impacts to Issaquah Creek system baseflows employing worst-case water use assumptions.  If residential use is proposed to be capped at 800 gallons per day, an alternative analysis based on such assumptions may also be provided and the mechanism for enforcing the limit described.


“B.
A study of project potential impacts to nearby downgradient domestic wells, including the Issaquah Church community system.  This shall include both a dry-season analysis of potential drawdown impacts to well levels and quantities and water quality impacts from infiltration and septic system effluent.  This study shall employ the worst-case assumptions described above.


“C.
Upon completion of the above-described studies, they shall be circulated to the following agencies for review and comment:


“1.
King County Water and Land Resources Division (Attention:  Issaquah Creek Basin Steward)


“2.
City of Issaquah (Attention:  Planning Director)


“3.
Muckleshoot Indian Tribe (Karen Walter)


“4.
Washington State Department of Ecology (Attention:  Northwest Regional Office – Water Resources)


“D.
After completion of review and comment, DDES shall submit the studies and comments, along with any revised recommendations, to the Hearing Examiner and request that a hearing date be set for receiving testimony on the new information.”

C.
RESPONSE FROM APPLICANT:


In response to the Hearing Examiner’s order, the applicant submitted a series of studies which included the following:

· January 24, 2002 report from Dennis Joule, P.E., entitled “Geo-Hydrologic Impacts – Additional Study”

· January 31, 2002 report from Dennis Joule, P.E., entitled “Geo-Hydrologic Impacts – Additional Study”

· July 10, 2002 report from Dennis Joule, P.E., entitled “Geo-Hydrologic Impacts – Additional Study”

· September 24, 2002 letter from Dennis Joule, P.E., correcting a “typographic error” in his July 10, 2002 report

· August 8, 2002 report from Stephen Swope, Associate Hydrogeologist, Pacific Groundwater Group, entitled “Fir Ridge Aquifer Test”

· August 5, 2002 letter (with attachments) from Ronald S. Frederiksen, Eastside Consultants, Inc.

D.
AGENCY CORRESPONDENCE:


The correspondence noted below was received by DDES following the distribution of the above-noted studies, as directed by the Hearing Examiner.

1.

City of Issaquah Planning Department:  See Attachments 2 and 3.

2.

Muckleshoot Indian Tribe Fisheries Department:  See Attachment 4.

3.
King County Water and Land Resources Division, Dept. of Natural Resources and Parks:  See Attachment 5.

E.
ANALYSIS:


Potential Water Quantity Impacts to Issaquah Creek System Baseflows

The applicant’s geo-technical engineer, Dennis Joule, P.E., has provided information which indicates that an aquitard exists below the ground surface, on the lower portion of the site.  (p. 3, July 10, 2002 report entitled “Fir Ridge Estates – Geo-Hydrologic Impacts – Additional Study)  Per Mr. Joule, this aquitard, where it crosses the site, has “…low to moderate permeability …[with] measured infiltration rates… from 0.13 in./min. to 0.2 in./min.)…”  (ibid.)  The aquitard provides approximately a 50 foot vertical separation between the aquifer from which the on-site wells draw, and the stream channel crossing the northwest corner of the site.  Due to the low permeability of the aquitard soil material, and the physical separation it provides between the stream channel and the aquifer, groundwater does not intersect or provide a source of surface water flows to the stream at this location.  Conversely, a minor amount of surface flows in the stream will percolate through the aquitard.  Thus, due to the existence of the aquitard, water withdrawn from Well Site No. 1 following the development of the subject plat should have no effect on stream flows across the site.


The studies presented by the applicant provide no analysis of the potential impacts to the on-site stream further downstream from the site, or to Issaquah Creek itself which is fed by the on-site stream.  However, the Subdivision Technical Committee (including a DDES geologist and a Water and Land Resources Division hydrologic engineer) have concluded there will be no effect, because of the small amount of water which is expected to be withdrawn by the residents of the subject plat relative to the size of the affected drainage basins, and for the reasons noted below concerning the lack of impact on the neighbors’ wells.


Potential Water Quantity Impacts to Nearby Downgradient Domestic Wells

A drawing was prepared by Mr. Joule which shows the location of the two on-site wells, and nearby wells on neighboring properties (see Attachment 6).  In order to evaluate potential impacts from development of the subject plat on the neighbors’ wells, the applicant calculated a value representing the “Worst Case Water Usage” by the future residents of the subject plat.  This value equaled 36,120 gallons per day (gpd) or 25 gallons per minute (gpm) as the total water usage for all six lots in the proposed plat.


The applicant’s consultants also conducted two separate pump tests on the onsite wells to evaluate potential impacts.  These pump tests were conducted for a five hour period on August 3, 2001, and for 24 hour period on July 22nd to July 23, 2002.  Mr. Joule provided the following analysis of the results of the five hour pump test (p. 3, July 10, 2002 report entitled “Fir Ridge Estates – Geo-Hydrologic Impacts – Additional Study):


“As discussed in January 31, 2002 report, well drawdown is function of pump rate versus aquifer permeability and recharge rate.  Well water drawdown occurs when water is withdrawn from the well faster than surrounding aquifer water can travel to the well inlet.  During pumping, water level in and surrounding the well lowers, creating a conical shaped water surface.  For a given pump rate, the higher the permeability of the aquifer material (conductivity or transmissivity), the flatter the drawdown cone.  When pumped at 37.5 GPM, the Fir Ridge wells had a drawdown so flat that it couldn’t be measured.  After pumping five hours, the drawdown was still to too (sic) small to be measured.  This shows that the drawdown condition was not changing (a measurable amount) over time.  The ‘Worst Case Water Usage’ has been calculated to be 36120 GPD = 25 GPM.  This means the well was tested at 1.5 times the actual worst case situation.  The Issaquah Creek Valley Groundwater Management Plan shows the aquifer to be nearly level across the valley.  The well logs and topography show that local wells are drawing water at nearly the same elevation, confirming this information.  Under this condition the Fir Ridge wells can not cause measurable drawdown in other wells in the area, while showing no drawdown at the Fir Ridge wells.


The 24-hour pump test yielded results similar to those described above.  For the 24-hour test, a pump test was done on Well Site No. 1 on the subject plat, and Well Site No. 2 was used as an observation well.  Well Site No. 2 is located 33 feet from Well Site No. 1.  The test was completed by Pacific Groundwater Group, and they reached the following conclusions concerning the test and potential impacts to neighbors’ wells (August 8, 2002 report, Pacific Groundwater Group):


“…Water levels in the pumping well dropped approximately 0.6 feet within the first two minutes of pumping.  Water levels in the observation well dropped approximately 0.1 feet within the first two minutes of pumping due to pumping in the Fir Ridge well.  After the initial drop, water levels continued to vary.  This variation appears to be a continuation of the pre-test trend and is therefore likely due to influences other than the Fir Ridge pumping well.  Drawdown due to pumping after the first two minutes is not discernible from this ambient aquifer variation…


“Fir Ridge Well 1 was pumped at a rate of 15 gallons per minute (gpm) during the test.  In Joule (2002), the water budget analysis presents a worst case water usage of 36,120 gallons per day, which is equivalent to 25 gallons per minute.  Drawdown is linearly related to pumping rate.  Therefore, assuming a constant pumping rate of 25 gallons per minute, the observation well would likely see less than 0.2 feet of drawdown.


“The nearest neighboring well is approximately 300 feet from the Fir Ridge wells.  Drawdown decreases logarithmically with distance from the pumping well.  Therefore, drawdown in neighboring wells due to the Fir Ridge well will be significantly less than the drawdown estimated at the observation and will likely be indiscernible from ambient aquifer variation.”


The above-described pump tests show that the development of the proposed subdivision should have no effect on water quantities available in the wells on neighboring properties.  The lack of drawdown during the pump tests (which were conducted during the summer dry season) also shows that there should be no effect on the lower reaches of the on-site stream or Issaquah Creek, to the extent these streams are fed by groundwater.


Potential Water Quality Impacts to Nearby Downgradient Domestic Wells Due to Stormwater Infiltration
Eastside Consultants, Inc. has provided a summary of the proposed stormwater treatment (August 5, 2002 letter from Ron Fred Frederiksen):


“The Basic water quality menu chosen at this time is the Sand Filter Vault.  It is designed to remove 80 percent of the Total Suspended Solids, 50 percent of the Total Phosphorus removal, and no visible sheen or less than 10 mg/l Total Petroleum Hydrocarbons for flows up to 60 percent of the 2-year storm event.  The primary concern for pollution will be phosphorus from fertilizers and oil control from the asphalt and parked cars.  These should be minimal, but is still a concern.


“Since the site is not in the High Use Site criteria and oil control will be minimal, a sand filter vault should satisfy the removal constraints of all of the pollutants being generated by the site.  Semi-annual maintenance will be performed on the vault to ensure proper operating ability.  BMP’s will be implemented to reduce these pollutants as much as possible.”

The above-mentioned analysis does not specifically address potential water quality impacts to nearby domestic wells from stormwater infiltration.  The proposed treatment facility, however, should be sufficient to remove pollutants from the stormwater.  The underlying soils will also provide additional treatment and protection against well water contamination.  Joule’s analysis for septic system impacts on the wells, as stated below, is applicable to the treatment of infiltrated stormwater as well (p. 4, July 10, 2002 report entitled “Fir Ridge Estates – Geo-Hydrologic Impacts – Additional Study :


“…Considering that there is approximately fifty feet of soil above the aquifer, about thirty-nine feet of unsaturated soil (as measured in the well), the one hundred-foot restrictive zone around the well should provide proper protection against well water contamination” 

The sand filter is usually used as an enhanced treatment facility and will provide a higher level of pollutant removal than most other facilities that provide “basic” water quality treatment, as referred to in the County drainage manual.  Selection of the sand filter will also require a pretreatment facility prior to sand filtration.  We expect that infiltration of the treated stormwater should have no effect on water quality in the wells on neighboring properties.  Stormwater pollutants should be removed in the treatment facility, as well as through infiltration through the underlying soils.


Potential Water Quality Impacts to Nearby Downgradient Domestic Wells From Septic System Effluent

Mr. Joule provided information on typical septic system effluent and the removal of pollutants in the underlying soils.  A site evaluation was provided by a certified On-Site Sewage Disposal System Designer.  Test pit logs for the site confirm the presence of a minimum of eighteen feet of Type 2 to 5 soils (as defined by WAC 246-272-11501 Table V), and indicate that there is about fifty feet of these soils above the aquifer.  Joule concluded (ibid):


“It is my opinion that the depth and type of soils underlying this site meet the requirements set forth in WAC 246-272 and King County On-site Sewage Code Title 13.  Preliminary approval by the King County Health Department indicates that they agree with this opinion...


“…In almost all cases, the final and highest degree of treatment occurs in the soil under unsaturated flow conditions over a vertical distance of 2 to 3 feet.  Considering that there is approximately fifty feet of soil above the aquifer, about thirty-nine feet of unsaturated soil (as measured in the well), the one hundred-foot restrictive zone around the well should provide proper protection against well water contamination.”

Discoloration has been reported in the Issaquah Church well system at the Brown residence.  Mr. Joule provided a log of the observed discoloration and well drilling activities.  Discoloration of the wells occurred in December, 2001/January, 2002.  The wells were drilled on July 30th – August 1, 2001, and on August 18 – 19, 2002.  Pump testing occurred on August 8 and 28, 2001.    Joule concluded that (p. 6, ibid):


“An earthquake certainly can disturb the aquifer, and cause temporary sediment in the water system.  Vibration caused by the drilling of a nearby well may have a similar effect.  It is unlikely that the pump testing effected the discoloration, since this operation does not shake the ground, and the pumping did not effect the aquifer water level.


“Temporary sedimentation caused by minor ground shaking generally occurs soon after the event.  Following the drilling and testing the wells remained dormant.  It is certainly possible that the well drilling caused the ground vibration, resulting in localized sediment to the aquifer.  However, the well drilling was a one-time event, and is complete.  If well drilling caused or contributed to the aquifer sediment, it won’t be happening again, therefore, should have no further effect on aquifer sediment.” 

The description of the effectiveness of the septic system shows that septic systems of the proposed subdivision should have no effect on water quality in the wells on neighboring properties.  Pollutants of concern for the neighboring wells, including bacteria and nitrates, should be removed in the underlying soils.  Additionally, the localized well-water discoloration should not reoccur.

F.
RECOMMENDATION:

(The recommended conditions as they appear below reflect changes to the conditions appearing in the original DDES staff report prepared for the December 18, 2001 public hearing, Exhibit No. 2 in the hearing record.)

It is recommended that the subject subdivision, revised and received November 1, 2001, as depicted on sheets 1 and 3 of the revised preliminary plat drawings received on August 26, 2002, be granted preliminary approval subject to the following conditions of final approval:

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


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


3.
The plat shall comply with the base density requirements of the RA-5 zone classification.  All lots shall meet the minimum dimensional requirements of the RA-5 zone classification and shall be generally as 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 Department of Development and Environmental Services (DDES).


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



Well Site #2, proposed within the subject plat, shall be decommissioned consistent with State and County regulations, unless the King County Health Department and the Washington State Department of Ecology conclude in writing that it may remain operational.


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. 11187.


6.
Final plat approval shall require full compliance with the drainage provisions set forth in King County Code 9.04.  Compliance may result in reducing the number and/or location of lots as shown on the preliminary approved plat.  Preliminary review has identified the following conditions of approval which represent portions of the drainage requirements.  All other applicable requirements in KCC 9.04 and the Surface Water Design Manual 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 (KCSWDM).  DDES approval of the drainage and roadway plans is required prior to any construction.



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



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




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



d.
The infiltration tank proposed within Tract D of the subject plat shall be designed using the KCRTS level-2 flow control standard, and the infiltration standards outlined in Chapter 5 of the KCSWDM.  An overflow route and outfall shall be provided as generally depicted on the preliminary plat, and designed to accommodate the 100-year peak overflow rate for developed conditions.  The final location of the outfall shall be approved by the Land Use Services Division (LUSD).  King County shall maintain the proposed infiltration tank unless otherwise approved by DDES.




An easement granted to King County shall be provided for Tract D on the final plat to allow for access by the County for maintenance of the stormwater facilities in the Tract.  Easements granted to the County shall also be provided for access to the overflow swale and outfall facility. 




To allow King County access to and maintenance of the drainage facilities, an easement to King County shall be shown on the final plat which extends the entire length of the proposed private road serving the plat (i.e., the on-site and off-site portion).  The size of Tract D and the private road shall be enlarged, as necessary, to include the entire infiltration facility, required water quality facilities, and the area required for presettlement.  Easements shall also be granted to King County for access to the overflow swale and outfall facility.



e.
Stormwater runoff within the lot areas shall be controlled using individual infiltration systems.  The final methods for storm water control shall be shown on the approved engineering plans, and be designed in accordance with Section 5.1, KCSWDM.  



f.
Water quality facilities shall be provided as specified in Core Requirement No. 8, KCSWDM.  The site is mapped as a sensitive lake protection area; however, since infiltration is proposed for storm water control and the site is greater than ¼ mile from Lake Sammamish, the basic water quality designs shall be used.  (See Sensitive Lake Threshold, page 1-53, KCSWDM)



g.
In accordance with Special Requirement No. 2, KCSWDM, a floodplain analysis shall be performed for the stream located within Tract B.  The 100-year floodplain boundaries shall be shown on the final engineering plans and recorded plat.



h.
The proposed culvert for the off-site stream crossing shall be designed for hydraulic capacity in accordance with design standards in the Drainage Manual.  A permit from the Washington State Department of Fish and Wildlife may be required for the proposed stream crossing.  Any required permits shall be submitted to King County prior to engineering plan approval.



i.
Storm water facilities for flow control and water quality shall be provided for the southern portion of the off-site roadway unless the applicant demonstrates compliance with the exemption criteria in the King County Surface Water Design Manual. 


7.
The road crossing of the off-site stream shall be designed in accordance with the sensitive area standards in KCC 21A.24.370(G).  Based upon field inspection and King County review of environmental studies, a bottomless arch culvert is acceptable for the crossing.  The crossing shall be constructed during the summer low flow and timed to avoid stream disturbance during periods when use is critical to salmonids.  In order to minimize the length of culvert within the stream channel, the proposed roadway shall be designed to the minimum width as allowed by the King County Road Standards. 


8.
The proposed subdivision shall comply with the 1993 King County Road Standards (KCRS) and the following requirements:



a.
During preliminary review the applicant submitted a road variance application (File No. L00V0045) regarding the length of the cul-de-sac street.  The variance decision approved the length of the proposed roadway, provided that a mid-length turnaround is provided.  The final plat and engineering plans shall conform with approved Road Variance L00V0045.  



b.
The proposed roadway serving the subject property extending from 238th Way SE (both the on-site and off-site portions) shall be improved as a rural minor access street.  Gravel shoulders or thickened edge in lieu of concrete curbing and sidewalks shall be provided, consistent with the rural minor access street standard.  The asphalt driving surface (i.e., excluding shoulders) shall not exceed 20 feet in width.  The provisions for private streets as outlined in KCRS 2.06, including provisions for maintenance by a homeowners association or other legal entity, shall also be met.  An easement for the off-site portion of the road shall be recorded prior to or concurrently with the final plat recording. 



c.
Tract D shall be dedicated to King County to facilitate ownership and maintenance of the drainage facilities.  Easements shall be provided within the tract for other utilities, to provide access to Lot 3 by the Lot 3 homeowner, and to provide access to the well site for the lot owners of the subject plat.  During final engineering review, the applicant shall submit designs showing the location of required utilities within the tract.  Based upon design requirements and potential maintenance requirements for private utilities, DDES may require Tract D to be owned by Lot 3, or the homeowners association, with easements provided to King County for access and maintenance of the drainage facilities.




Driveway access to Tract D by Lots 2 and 4 for the purpose of gaining access to the buildings and uses on these two lots is prohibited.  A note to this effect shall appear on the final plat and engineering plans.



Tract D shall be improved as a private joint use driveway.  It shall serve only Lots 4 and 5.  Lots 4 and 5 shall have undivided ownership of the Tract and be responsible for its maintenance.  A note to this effect shall appear on the final plat and engineering plans.  Designs for this driveway shall be in accordance with KCRS Sec. 3.01C



d.
The southerly portion of the off-site, existing, private gravel road serving Lots B and C and Tax Lot 60, as depicted on the preliminary plat map, shall be reconstructed to conform with the angle of intersection and intersection spacing requirements of the King County Road Standards.  As shown on the plat map, a small area of additional road easement shall be deeded and recorded, to provide an appropriate turning radius.



e.
An eight foot gravel shoulder shall be provided on the east side of 238th Way SE for a school bus stop near the intersection of the proposed private access road with 238th Way SE.  The applicant shall contact the Issaquah School District Transportation Department to determine the District’s needs with regard to this bus stop waiting area. The length of the shoulder improvement shall generally correspond with that depicted on the preliminary plat map, however, the shoulder improvement may be required to be lengthened further if requested by the School District, and deemed necessary by LUSD to provide an adequate waiting area for this bus stop.



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


9.
All utilities proposed to be constructed within County proposed rights-of-way must be included within a franchise approved by the King County Council, prior to final plat recording.


10.
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.


11.
Lots within this subdivision are subject to KCC 21A.43 and Ordinance 14009 which imposed impact fees to fund school system improvements needed to serve new development.  As a condition of final approval, 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.


12.
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.


13.
The proposed subdivision shall comply with the sensitive areas requirements as outlined in KCC 21A.24.  Permanent survey marking, and signs as specified in KCC 21A.24.160 shall also be addressed prior to final plat approval.  Temporary marking of sensitive areas and their buffers (e.g., with bright orange construction fencing) shall be placed on the site and shall remain in place until all construction activities are completed.


14.
Preliminary plat review has identified the following issues which apply to this project.  All other applicable requirements for sensitive areas shall also be addressed by the applicant.



a.
Determine the toe of 40% slopes by field survey for such slopes located in the vicinity of the north boundary of Lot 3 5, and the east boundary of Lots 3 – 6 5 – 8.  Modify the boundary of Tract A, if necessary, to include in Tract A all such slopes and a ten-foot-wide buffer from these slopes.



b.
The stream in Tract B is a Class 2 stream with salmonids.  A 100-foot-wide buffer shall be provided from the stream channel.



c.
Tracts A, B, and F shall be labeled as sensitive area tracts on the final plat map.



d.
The applicant shall delineate all erosion hazard areas on the site on the final engineering plans.  (Erosion hazard areas are defined in KCC 21A.06.415.)  The delineation of such areas shall be approved by an LUSD senior geologist.  The requirements found in KCC 21A.24.220 concerning erosion hazard areas shall be met, including seasonal restrictions on clearing and grading activities.



e.
The stream crossing for the off-site portion of the access road shall conform with the requirements of KCC 21A.24.370G.  The final engineering plans shall clearly identify the time frame during which road construction and grading for this crossing can occur.



f.
A stream mitigation plan shall be prepared by the applicant and submitted to LUSD for approval, to address impacts from the construction of the above-noted road crossing, and the construction of the stormwater overflow conveyance ditch and outfall facility in Tract B and off-site.  The mitigation plan shall conform with KCC 21A.24.150 and 21A.24.380D.  The mitigation plan shall include the planting of native trees, shrubs, and groundcovers where appropriate, and shall also include the placement of fencing on the edge of the stream buffer for the southerly stream if deemed appropriate by a senior ecologist in the Site Development Services Section, LUSD.  (The purpose of the fencing is to keep livestock out of the stream and stream buffer.)  A financial guarantee may be required by LUSD, consistent with KCC 21A.24.140, to assure installation and the survival of required plantings and improvements.


15.
All clearing and grading work associated with the installation of improvements required for the recording of the subject plat shall be prohibited between October 1st and March 31st.  A note to this effect shall appear on the final engineering plans.  (Further seasonal restrictions apply to erosion hazard areas per Condition 14d above.)


16.
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 open space areas.


17.
A sign shall be placed on the east boundary of Lots 3 – 6 5, 6, 7 and 8 identifying Tract A as a sensitive area open space tract, per the requirements of KCC 21A.24.160B and 16.82.150C2.


18.
The proposed “Access For Trail Head” shown crossing Lot 6 shall be placed in a separate tract, where this “access” lies within the subject plat.  The tract location shall be revised so that runs along the east margin of Lot 6.  As an alternative, the proposed “access” may be removed from the plat, if desired by the applicant.
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BROCK, BOB



CITY OF ISSAQUAH PUBLIC WORKS DEPT.  PO BOX 1307  ISSAQUAH, WA 98027-1304

  BROWN, KEVIN



23863 SE 98TH PL   ISSAQUAH, WA 98027


BRUSACHETTI, JERRY & CAMILLE




10010 238TH WAY SE   ISSAQUAH, WA 98027


CLAUSSEN, KIM




SR.PLAT PLANNER   MS:  OAK-DE-0100  LUSD/CPLN


CULBERT, ELIZABETH




P. O. BOX 281   ISSAQUAH, WA  98027


DONNELLY, GARRIN




9815 238TH WAY SE   ISSAQUAH, WA 98027


DORSTAD, ROGER




PO BOX 375   REDMOND, WA 98073


DYE, PETE




PREL.REVIEW ENGINEER   MS:  OAK-DE-0100  LUSD/CPLN


EDWARDS, CONNIE




705 NW GILMAN BLVD.   ISSAQUAH, WA  98027

  FREDRIKSEN, RON



EASTSIDE CONSULTANTS  415 RAINIER BLVD N   ISSAQUAH, WA 98027


GILLEN, NICK




WETLAND REVIEW   MS:  OAK-DE-0100  LUSD/SDSS


HENOCH, LANNY




PROJECT PLANNER   MS:  OAK-DE-0100  LUSD/CPLN


HINTHORNE, MARK



CITY OF ISSAQUAH PLANNING DEPT.  PO BOX 1307  ISSAQUAH, WA 98027-1304


ISSAQUAH SCHOOL DISTRICT




NEW CONSTRUCTION   565 NW HOLLY   ISSAQUAH, WA 98027-2899

  JOULE, DENNIS



31700 ISSAQUAH-FALL CITY RD   FALL CITY, WA 98024


KC EXECUTIVE HORSE COUNCIL




ELEANOR MOON   12230 NE 61ST   KIRKLAND, WA 98033


KEES, THOMAS & RUTH




9506-240TH AVE SE   ISSAQUAH, WA 98027-4714


KITZ, RICHARD




EASTSIDE CONSULTANTS   415 RAINIER BLVD NO.   ISSAQUAH, WA 98027


KOPPELMANN, STEVE



KING COUNTY HEALTH DEPT.  MS:  EGT-PH-0100


LANGLEY, KRISTEN




KC DOT / ROADS DIVISION   MS:  KSC - TR – 0222


LASBY, BILL



KING COUNTY HEALTH DEPT.  MS:  WFC-PH-0700


LINDSAY, MARGARET S.




23863 SE 98TH PL   ISSAQUAH, WA 98027


MAIER, MARY



KING COUNTY DEPT. OF NATURAL RESOURCES AND PARKS  MS:  KSC-NR-0600


NEW HOME TRENDS




18912 N.CREEK PKWY, SUITE 211   BOTHELL, WA 98011

  PEARSON-FRANKS, KRISTIN



24001 SE 103RD  ISSAQUAH, WA 98027


PENTICO, ERIC




WASHINGTON STATE DEPT. OF FISH & WILDL   16018 MILL CREEK BLVD.   MILL CREEK, WA  98012


RECTOR, GORDON S.




750 6TH ST. SOUTH  KIRKLAND, WA 98033


ROGERS, CAROL




CURRENT PLANNING   MS:  OAK-DE-0100  LUSD/CPLN


SHELTON, DONALD & BARBARA




23851 SE 98TH PL.   ISSAQUAH, WA 98027


SNOQUALMIE TRIBAL COUNCIL




ATTN:  RAY MULLEN   P. O. BOX 670   FALL CITY, WA  98024


TOWNSEND, STEVE




LAND USE INSPECTIONS   MS:  OAK - DE - 0100 DDES/LUIS


WA ST. ECOLOGY DEPT/WQSW UNIT




LINDA MATLOCK   PO BOX 47696   OLYMPIA, WA 98504-7696


WALTER, KAREN




MUCKLESHOOT FISHERIES   39015 172ND AVE SE   AUBURN, WA 98092


WEST, LARRY




GEO REVIEW   MS:  OAK-DE-0100  LUSD/SDSS


YOUNG, TED




2617 BOYER AVE E.   SEATTLE, WA 98102

