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BDR lssaquah 1 LLC
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Kevin Cleary
Goldsmith Land Development Serv¡ces
1215 114th Avenue SE
Bellevue, WA 98004

BDR lssaquah I Short Plat (3 lot subdivision)

Short Plat Subdivision, SP1 3-00006

February 7 ,2014

Application for short plat approval to subdivide a 11, 610 sq.
ft. (0.27 ac) lot zoned MF-M (Multifamily - Medium) into three
(3) lots. Lot 1,2 and 3 will contain 2,777 square feet after
right of way dedication. The site is currently developed with
one (l) single-family house that is planned to be demolished.
The short plat subdivision will allow a new single family
house to be constructed on each lot.

The subject property is located at 290 NW Dogwood Street

The property ¡s located in the Gilman subarea.

"Multifamily Residential" by the City's Comprehensive Plan's
Use Designation Map, as amended January 16,2011, Ord.
2643.

2824069043



SITE AREA: 11, 610 sq. ft. (0.27 ac)

ZONING: MF-M (Multifamily - Medium)

DEGISION MADE: On February 7,2014, the Development Services
Department conditionally approved the application for the
BDR lssaquah 1 Short Plat, application SP13-00006.
Approval of the application is based on the submittal made
on September 24,2013, and additional information received
thereafter, Attachments l-8, and is subject to the following
conditions:

1 . Following expiration of the appeal period of this Notice of Decision, provide the
City with a mylar copy of the approved short plat. Upon City signature of the
Mylar, the appl¡cant shall record the approved Short Plat with the King County
Department of Records and Elections. The Short Plat shall not be deemed
formally approved until so filed.

2. All required street improvements and storm water improvements shall be
bonded prior to recording of the short plat.

3. Storm drainage design shall comply with the IMC Chapter 13.28 Stormwater
Management Policy and the C¡ty's Addendum to the 2009 King County Surface
Water Design Manual.

4. All road improvements shall comply with IMC Chapter 12.04, "Street Standards,"
except as approved otherwise. Any deviation from the street standards, such as
the proposed street improvements to 3rd Court NW, and as indicated on the
Preliminary Grading, Drainage and Utility Plan, drawing C-1, shall be reviewed
for approval through to allow for the deviation process outlined in Section O,
"Deviation from Standards" per the Deviation From Standards process outlined in
the City's Street Standards; othenvise the improvements must meet the
stanclard. The standard minimum curb radii allowed is 30 feet, , unless approved
through the deviation of standards process. Driveways shall be located 35 feet
away from intersections and nine (9) feet äway from property lines, unless
approved through the deviation of standards process. Trench cuts are also not
approved as proposed, but will be reviewed with the site work permit.

5. Watermain improvements are required along the NW Dogwood St frontage to
meet the fire flow demand. A fee-in-lieu option rather than building the
improvements has been approved by the Public Works Department due to a
currently funded Capital lmprovement Project that will replace and upsize the
watermain along NW Dogwood St. from the Dogwood Street Bridge to Newport
Way NW, which is within the limits of the required short plat improvement area.

6. The access easement on Lot 3 shall be removed until such a time a public
access easement is needed at the back of sidewalk for an ADA ramp and will be
defined during the site work permit review and recorded prior to final inspection.



7. A landscape plan for right-of-way plantings shall be submitted as part of the site
work permit for the rightof-way improvements and shall comply with IMC
Chapter 18.12, "Landscaping and Tree Preservation," specifically 18.12.150'for
"Landscape requirements on public properties and rights-of-way." The type of
street tree to be used hás not yet been determined, but shall be reviewed and
approved by the City prior to installation.

8. Atree removal form shall be submitted tothe City priortothe removal ofany
significant (non-landmark) tree(s) on existing single family lots per IMC Chapter
18.12.1380. Tree replacement will need to be shown on the site drawings with
each building permit application for the three lots as requ¡red by the City's Tree
replacement requirements, IMC Chapter 18.12.1390. Each lot should have at
least one ('l) replacement tree, while one lot will have two (2) lor a total of four (4)
replacement trees for all three (3) lots.

9. Three (3) copies of the recorded Short Plat drawings shall be provided to the
Development Services Department within ten (10) days of recording with the
King County Department of Records and Elections.

10. One (1) electronic copy of the final plans shall be provided.

11.All new property corners of the lots shall have a rebar and cap set per current
WAC guidelines for land survey.

REASONS FOR DECISION:

1. lssaquah Municipal Code (lMC) Chapter 18.04.400 of the Land Use Code
authorizes the Development Services Department to review the Short Plat
through the Level 2 Review process (administrative review and approval). The
Level 2 Review requires public notice to property owners within 300 feet of the
site and a decision by the Development Services Department.

2. The application was received on September 24,2013 and a Notice of Complete
Application was issued on October 7,2013.

3. The properÇ is zoned Multifamily - Medium (MF-M). Single family houses are a
permitted land use in this zone. The subject property currently has one single-
family house located on it that is to be demolished prior to construction of the
new lots. The applicant desires to subdivide the property into three (3) lots which
will then allow one (1) dwelling on each lot.

4. The minimum lot size in the MF-M zone is 2,500 square feet according to the
District Standards Table, IMC Chapter 18.07.360. Each of the lots will contain the
minimum square footage.

5. SEPA: Short plats are exempt from SEPA review as a minor land use decision,
perWAC 197-11-800(6) and an Environmental Checklist is not required. This
exemption only applies if there are no crit¡cal area impacts.

6. Review procedures: Review procedures are established under IMC Chapter
18.13.370. The short plat is required to be reviewed under a Level 2 process per
IMC Chapter 18.04.370, administrative review and with public notice to property
owners within 300 feet of the site.



7. the proposal met the public notification requirements (for notice of application
and public comment notice) for the Level 2 Short Plat review. A notice of the
short plat subdivision including maps of the property was mailed to surrounding
property owners within 300 feet of the site on October 31,2013, and a two (2)
week comment period was provided. The comment period ended on November
16,2013. No public comments have been received.

8. A Certificate of Transportation Concurrency was required and was provided for
the short plat subdivision by certificate CON13-00009. The certificate was issued
on January 13,2014.

9. lt was determined that the short plat would generate 3.03 peak hour trips for the
three lots created. The proposal is consistent with the requirements of the
Transportation Concurrency Management Code (lMC Chapter 18.15). No further
review for transportation was required for the short plat proposal. Document
entered as Attachment 5.

10.The Subdivision Code, stating with IMC Chapter 18.13.020-E (Scope),
establishes the Short Plat regulations that apply to land being divided into four or
fewer lots and which have not been divided as part of a Short Plat within a period
of five (5) years previously. The subject property has not been subdivided within
the last five (5) years.

1'l.A tree removal form is required to be submitted to the City prior to the removal of
any significant (non-landmark) tree(s) on existing single family lots per IMC
Chapter 18.12.1380. Replacement trees are required because property does
not meet the minimum tree density, which is two (2) significant trees per 5,000
sq. ft. for single family lots as established in IMC Chapter 18.12.1370(A), and the
applicant agrees to plant replacement trees. Tree replacement will need to be
shown on the site drawings with each building permit application for the three lots
as required by the City's Tree replacement requirements, IMC Chapter
18.12.1390. Each lot should have at least one (1) replacement tree, while one lot
will have two for a total of four (4) replacement trees for all three (3) lots.

12.The Short Plat must meet the requirements of IMC Chapter 8.13.380 "Design
Standards":

A. Lands which the Planning Director/Manager has found to be unsuitâble due to
flood, inundation, or swamp conditions likely to be harmful to the safety,
welfare and general health of the future residents, and the Planning
Director/Manager considers inappropriate for developmentl shall not be
subdivided unless adequate means of control have been formulated by the
applicant and approved by the Public Works Director.

Response; The site does not contain critical areas such as wetlands, steep
slopes or other sensitive area features or conditions that would be harmful to
the safety, welfare and general health of the residents of the three (3) future
homes proposed for the short plat. Non-buildable lots are not being created.

B. The applicant shall furnish a soil test if required by the Public Works Director.
The Public Works Director shall determine whether control measures are



warranted. The applicant shall be responsible for the design, installation and
expense of any device or corrective measures subject to the approval of the
Public Works Director.

Response: A so,'7s fesf was not required for the BDR lssaquah 1 Sho¡f Plat.
So/s reporfs will be required with building permits for the future houses
proposed on the site.

C. All lots shall abut upon or have adequate access, by easement or private
road, to a dedicated or deeded public right-of-way. ln the event that an
existing abutting public right of way does not meet the minimum width
standards, additional right of way may be required prior to approval of a short
subdivision.

Response: All lots will have direct access onto a public street, that being 3rd
Court NW. Lot 3 is a comer lot that is also directly adjacent to NW Dogwood
Street. Half street ¡mprovements are being required fronting these lots along
3rd Couti NW and NW Dogwood Street.

13.The minimum land area for each lot shall be no less than the minimum allowed
by this Code (District Standards Table, IMC Chapter 18.07.360) for the specific
zone in which the proposed short subdivision is planned to be located.

Response: The proposed lots are 4 sided, rectangular in shape, and currently
there is a housq proposed for demolition existing on the properfy. The short plaÍ
will allow a single family house on each lot within the required development
standards of the MF-M zone, including sefbacks and perv¡ous/impervious surface
ratios), once the existing house has been demolished. The MF-M (Multifamily -
Medium) zoning requires a minimum lot size of 2,500 square feet. The three (3)
Iots contain the required minimum square footage as shown below.

LOIS:

Lot 1

Lot 2

Lot 3

LOT AREA:

2,777 square feet (0.06 acre)

2,777 square feet (0.06 acre)

2,777 square feet (0.06 acre)

14.The proposed Short Plat will create three (3) lots as identified on the Short Plat
drawings, Attachment 6). The property is currently developed. Single family
houses will be constructed on each ofthe lots. The MF-M zoning ofthe property
allows a maximum impervious su rface area of fifty percent (50o/o) on each lot
and requires a minimum of fifty percent (50%) pervious area on each lot.

15.The property does not contain Critical Areas that make the property unsuitable
for the short plat subdivision.

16.lMC Chapter 18.13.390 "Required lmprovements" states thatthe Planning
Director/Manager shall determine that the following improvements are available
for each parcel created by the division of land:

A. Adequate water supply when necessary;



Response; The three (3) Iots will be served water by the City. Water service
installations will be purchased for the individual lots.

B. Adequate method of sewage disposal;

Response; The three (3) Iots will be served sewer by the City. Slde sewer
permits for the individual houses will be obtained from the City.

C. Provision for appropriate deed, dedications and easements;

Response: Right of way dedication for roads is required. Per the plat, 20 feet
directly adjacent to the subject propeñy will be dedicated to the City for {
Coutl NW and 10 feet directly adjacent to the subject property will be
dedicated to the City for NW Dogwood St.

D. Storm drainage improvements and storm sewers when necessary;

Response; Storm drainage improvements for each new lot will follow the
requirements of IMC Chapter 13.28 (Stormwater Management Policy) and the
City's Addendum to the 2009 King County Surtace Water Design Manual.

E. Fire hydrants when necessary;

Response: Adequate fire hydrants are available. Existing fire hydrants are
located approximately 60 feet west and 80 feet to the southeast-

F. Street and alley paving, and concrete curbs, gutters and sidewalks when
necessary;

Response; The PublÌc Works Depañment has indicated that half street
improvements are being required along t" Coutt NW, including a minimum of
21 feet of pavement width, a five (5) foot wide planting strip and a five (5) foot
wide walkway along the eastem side of this road. Also, half street
improvements are being required along NW Dogwood Street, including
approximately 2 feet of pavement width, a five (5) foot wide plantìng strip and
a five (5) foot wide walkway along the no¡lhem side of this road.

G. Street lights when necessary;

Response; No additional street lighting is required for the short plat.

H. Adequate provisions for sidewalks and other planning features that assure
safe walking conditions for students who walk to and from school.

Response; The proposed shorl plat will be adequately served by lssaquah
schoo/s and City parks, including Issaquah Valley Elementary School to the
west (0.09 mile, approximately 500 linear feet), and Tiger ML High, lssaquah
High School and lssaquah Middle School to the southeast- Confluence Park
is located to the north (0.05 mile, approximately 300 linear feet) in. A sidewalk
is being placed alongside the new íots that will connect to the existing
sìdewalk atong the westem side of * Coutt NW and NW Dogwood Street.

Summary: The proposal meets the short plat requirements, A - H, as discussed
above.



The City has determined that appropriate provisions are available or have been
made for public health, safety, and general welfare. The application was routed
to City Departments for review and comment. Those comments are incorporated
into this Notice of Decision. ln accordance to IMC '18.13.400, all short plats shall
be filed with the King County Department of Records and Elections and shall not
be deemed formally approved until so filed. The filing of the short plat shall be the
responsibility of the applicant. Every short plat filed for record must be
accompanied by a tiile report confirm¡ng that the title of the lands as described
and shown on the short plat is in the name of the applicant (entered as
Attachment 6). A copy of the recorded plat shall be returned to the lssaquah
Permit Centerwithin ten (10) days of recording along with an electronic copy in a
format acceptable to the Public Works Department.

EXPIRATION OF PLANNING PERMIT

The final decision approving the Short Plat is valid for three (3) years as specified
by IMC 18.04.220-D, o¡ as amended by the Land Use Code.

A z/,= l,(
R. Woods, Associate Planner Date

ATTAGHMENT LIST:

1. Short Plat Application, SP13-00006, received September 24, 20'13,

2. Vicinity Map,

3. Affidavit of Ownership/Agent Authority,

4. Project Narrative, received September 24, 2013,

5. Certificate of Transportation Concurrency, CONl3-00009, issued January 13,
2013,

6. Short Plat drawing, Sheets 'l - 3, received January 29,2014,

7. Preliminary Grading, Drainage and Utility Plan, Sheet C-1 , received
December 12,2013,

8. Existing Fire Hydrant Exhibit, ExhibitA, received December 12,2013,

L Geotechnical Engineering Study, received

10. Stormwater Control Plan, received December 12,2013.





Attachment 1

LAND USE
PERMIT APPLICATION

PROJECT INFORMATION
Name of Project (if applicable): BDR lssaquah 1 Preliminary Short Plat

Project Site Address: 290 NW Dogwood Street, lssaquah, WA 98027
Parcel Number: 2824069043

Permit Number: 6?lå -ôôOÒtp
Statf Contact:

Date Received:

sEP 2 4 2t13

Type of Application: Short Plat

OWNER

Name: BDR lssaquah 1 LLC
Address: 800 Bellewe Way NE, Su¡te 400
Phone: 425 749 6812 Email: Bob@bdrland.com
APPLICANT
Name: BDR lssaquah 1 LLC

Address: 800 Bellevue Way NE, Suite 400

Phone: 4257496812 Email: Bob@bdrland,com
CONTACT
Name: Kevin Cleary C/O Goldsmith Land Development Services
Address: 12f5 114th Avenue SE, Bellevue. WA 98004

Phone: 4254621080 Email: kcleary@goldsmíthengineering.com

PROPOSED PROJECT DESCRIPTION

Please provide a brief descripi¡on of the project. (Use an additional sheet of paper, if
necessary.)

Three lot short subdivision ol aO.27 acre lol located in the MF.M Zone of the City of
lssaquah. The ex¡sting home will be removed; the proposed use is single family
residential.

I certify (or declare) under penally of perjury under the laws of the State of Washington that all
application information, ínclud¡ng plans and reports, are true and complete to the best of my
knowledge. I understand the lead agency is relying on them to make its decision.

sisnature: 
''æ240- **, 1/zr,l.eat 3

Updated Novembèt 14, 2012
Page I of 2



. PROJECTSITE INFORMATION

, l"gal Description: (Use an additionat sheet of paper, if necessary.)

l SOUTH 149 FEET OFWEST 90 FEET OF THE NORTHEAST QUARTER OFTHE
I SOUTHEAST OUAHTEB OF SECTION 28, TOWNSHIP 24 NORTH, RANGE 6 EAST,

: WILLAMETTE MERIDIAN, lN KING COUNTY, WASHINGTON;

EXCEPT THE COUNTY ROAD RIGHT OF WAY FOR NORTHWEST DOGWOOD STREET
, (JACK KING ROAD);

. EXCEPT ANY PORTION LYING WITHIN THE RIGHT OF WAY FOR 3RD COURT
ì NORTHWEST (224TH AVENUE SOUTHEASÐ.

Zoning Designation: MF-M Multifamilv-Medium

Land Use Designation: Multifamilv Residential

Subarea Designation: Gilmal
Shoreline Designation, if applicable:

Exist¡ng Land Usei Sinqle Familv Residenlial

Adjacent Land Uses North: Multi Family Apartments

Soulh: Sinole Familv Besidential

East: Mull¡ Familv Apadmenls

West: Multi Familv Apartments

Acreage in square feet: I 1 ,610 SF

Does the s¡te conta¡n any of the following environmentally critical areas? Check all that apply.

I nood Hazard Area I Landslide Hazard Area

E streams E wellands

n Steep Slope Hazard Area I Coal Mine Hazard Area

PROPOSED DEVELOPMENT STATISTICS

Proposed Land Use: Single Family Residential

Density (multifamily only): _
lmpervious Surface Rat¡o: 50%

Pervious/Landscapingy'Open Space Provided (in square feet): 3,654 SF

Maximum Proposed Building or Structure Height: <40'

Total Proposed Building Square Footage (Gross Area): 8,786 SF Total

Proposed Setbacks Front: 10'

Bear: 7'

Side: 20'

Parking Spaces Provided: 2 per lot, minimum

Updated November 1 4, 2012
Page 2 of 2
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Vicinity Map - 290 NW Dogwood St
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\ttachment 3

,Çity gf ISs"aquah . 1' .

AFFIDATIãT',OF O WNERSIilP

STATE OT'WASEINGTON
COUNTYOFKING
CITY OF ISSAQUÀII

yr", BDR Issaquah l LLC , being duly swom depose anrl say, that I

am (we are) the owner(s) of the property involved in this application and that the foregoing

statefients and answers herein contained and the information he¡ewith submitted are in all

respects true ând corect to the best of my (our) knowledge and belief.

Owner's Sigtature Date

MaiÌinç: 800 Bellevue Way NE, 1f400 Bellewe WA 98004
Street

425 749 6812
Home Business

Subscríbed and swom ro beforc me rhis )3 ¿ay o¡ þíøn'Prd,zoB

4%
Notary Public in and for the
STATE OF WASHINGTON, residing at

/(tqcr-6.^rÞ

Business

Revised May 6, 2011



Attachment 4

BDR Issaquah I p¡sliminary Shoft Plat
Project Narrative

The BDR Issaquah I Preliminary Short Platis a 0.2i7 acre property located at 290 NW Dogwood
Sneet in ksaqual¡ WA. The project site is locafed at the NE c,omer of NW Dogwood Street and
3- Court NW, within the NE 7¿ of the SE % of Section 28, Townsbip 24 N, Range 06 E. The
adjacent properties to the north, east and west of the site a¡e existing apartrnent home cornmunities.
South of the project site are singie family residential homes. The project site is located i¡ the MF-
M (Ivlnlti-Famil¡ Medium Density) Zone of the City of Issaqua.h.

The proposal is a three lot short subdivision. The property has an existing home which witl be
removed as part of the plamed short subdivision. The proposed lots will 'ftont' on 3d Court NW
ârìd are proposed as single family, detached home-sites. As part of the site developmenl requki
frontage improvements will inciude curb, gutter and sidewalk. The proposed lots will meet or
exceed the development ståûdards of the MF-M zo¡ing district for minimum lot size, setbacks,
building height, erc. The project siæ is flat; there are no critical areas located on the site.

RECEIVED

sEP 24 2013

Cìty of lssaquah

S
ðo
?
ñì

H

]V:$VFPROJDÀTAU31I4 BDR lssaquâh I PrÞliminå¡y Shon Pl¡rdo€



Attachment 5

(

C¡TY OF

TTIAWAH
WASHINGTON

Phone:
Email:

Phone:
Email:

Name:
Address:

Phone:
Email:

4. Parcel Number: 2824069043

5. Proposed Land Use:
a. Residential number ofuniLs:

b. Commercial Retail number ofsquare feet:

c, Commercial Office number ofsquare feet:

(.

Development Serv¡ces
1775 - llh Ave. NW I P.O. Box 1307

lssaquah, WA 98022
425_837-3100

issaquahwa.gov

lar aryI3,2074

CERTIFTCATE OF TRANSPORTÁTION CONCURRENCY
No. CON13-00009

Pursuantto City oflssaquah Municipal Code Chapter 18.15, this certificate confirms that tle City's
Transportation Concurrency requirementhas been satisfied and roadway capacity ¡s reseryed for the specific
period of time and for the specific deveiopment size, type and location déscribed Èeiow.

1.. Name ofproiect ifapplicable and tlTle ofdevelopment: BDR Issaquah 1 Short Plat (SP13-00006)

2. Landowner: Name: BDR Issaquah l LLC
Address; 800 Bellevue Way NE Ste. 400

Bellevue, WA 98004
425-7 49-6812
bob@bdrland.com

Applicant Name: . BDR Issaquah 1 LLC
Address: 800 Bellevue WayNE Ste.400

Contact:

Beìlevue WA 98004
425-7Ð-6812
bob@bdrland.com

Kevin Cleary C/O coldsmith Land Development Sewices
1215 114t'Ave. SE

Bellevug WA 98004
425-462-1080
kcleary@ goldsmithengineering.rom

3, Property LocatÍon: The þroperty is located at 290 NW Dogwood St.

Single-family Detached Housing
3 lots for a total of 3 dwelling units
None

None



6. Maximum number of PM peak hour trips authorized by this certifìcate: The proposed project will generate
3-03 new net PM weekday peak hour trips.

7. Findings:
a. The Transportation Concurrency Ordinance became effective on May 4, 1998.

b. The applicant submitted the request for a Transportation Concurrency Certificate on SepTember 24,2O\3,
Application No. CON13-00009.

c. The project site is ìocated at 290 NW Dogwood St, which is proposed to be divided inlo 3 lots. The ex¡st¡ng

single-family home is also proposed to be demolished-

d. The proposed project wouìd be developed under the "MF-M" [Muìtifamily Medium Densigr) zoning
designation in which the property is zoned.

e. There is an existing singte-family house on the subject property.

f. The trip generation estimate is based upon methodologr included.in the ITE Trip Generation Manual [8tt¡
Ed.) Land Use Category 210 (Singìe-famiþ Detached Housing and Duplexesl and the impact rate is 1,01 PM

peak hour weekday trips per dwelling unit
g. The proposed administrative site development proposal (3 single-family detached houses total after

demolitionl will generate a total of 3.03 PM netweekday peak hour trips.
h. No additional traffic analysis is needed

8. Concìusions:
a. The proposed 3 lot subdivision will generate 3.03 PM net weekday peak hour trips.
b. The proposed land use is consistent with the requirements ofthe Issaquah Municipal Code Section 18.15.

9. Decision: The proposed development is consistent with the requirements ofthe Transportation
Concurrencv Manasement Code llMC ChaDter 18-15). The Certificate ofConcurrencv is aonroved.

10. General Conditions:
a- This Certificate of Concurrency does not supersede or replace additional transportation or other

deïelopment requirements that may be applicable to this project, including, but not limited to tìe City's
trânsporration impact fees, street standardq the State Environmental Policy Act (SEPA), or otler
requirements-

b. This Certiñcate is subjectto all applicable provisions of City of Issaquah Municipal Code Chapter 18.15,

Trànsportation Concurrenry ManagemenL

c- This Certificate is valid only for the project described above. Any change in tìe proiect land use, size, or
location may invalidate tìis Certificate ofConcurrency-

d. This Certificate of Concurrency is valid for I year from the date of issuance.

e. ThÍs certificate is not an approval ofthe project as proposed or permission to start construction.
f. This certificate is a finding that the proiectis consistent wit-h the reguirements ofchapter 18.15,
g. Transportation Management Concu¡rency, Land Use permits, Building permits, and Public Works permits

will be required. It is the applicant's responsibility to discuss tlis proposal witl the Perm;t Center to
determine what permits are required before construction can begin.

11. Specific Conditions: Any change ofthe type ofuse located at this location mayrequire further review for
Concurrenry.



Please bringthis Certificate of Concurrenrywith you when you appìy for a development permitwith the City of
Issaquah. lfyou have any questions, pìease call tlle Permit Center at425 837-3100-

Approved by:

C ?wr*-
le6ífer R. woods, AICP

tfnlil
Date

Approval of a concuîency certíFcate does not constitute approval to develop the properE. Prior to constructton,
a developer must apþly for, and.receive approval of, appropriate land use permìts- Examples include a preliminary
plat þubdivisÍon) permit, site development permit or mdster site plan permit Review of such o permít requires
public notice a.nd evaluation ofissues incluiling, butnotlimited to, trafrc impacts, environmental impqcE, and
neighborhood compatibílv Permit decisions may be appealed prior to issuance of construction permits.

lRryjrw

CON13-00009 Certificate, SP13-00006 BDR Issaquah 1 Short Plat - copy



CIÏY OF ISSAQUAH
KING COUNTY, WASHINGTON

SHORT PLAT NIO.
sPl3-00006
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Eeotnshnical tn$ineel'inu Be[ont

ScotdrniGal scnu¡c€s ¡rs PGFf0nnEl lon
8¡eclt¡c HrD0ses, Ps$om, anl PmJsct$
Geoteú0hal erìgineers sÍwtur¿ thei seM',ces lo meel the specific needs of

tìeir clienls. A geotedn¡'cai mginsering study condJcted for a civil engi-

neer may not fulFll the næds of a constfuction mntractor or even anoh8r

civll eng¡rEer. Becarse eaciì geotethnical engine€ring sudy is uflique, each

geotectflical enginee/lng rÊport is unique, prepared sole//for the clienl. No

one excepl you sh0uld rely 0n y0ur geot€cinical engineerirE report without

lùst conferr¡ng lvith he geotedìnlcal efigin€er ll/ho pßparúit, And no one

- not evdr you 
-sholtld 

apply the f€pod fof aßy pufpose or projed

except the one origjnally co0t¿mplated.

RGad t[o rufl REloilt
Serious pr0blems have occuffed beceuse tho$ rely¡ng 0n a geot€chnical

eng¡neering rÐort did not reâd it all. Do not rdy on an Ð(ecut¡ve summary

D0 not read selected elements only-

lB BasEü on

Ge¡tæhnical engineeß cDnsidera nümÞr 0f unique, project-specifrc fac-

t0rs when eshbl¡shing the scope of a stldy. Iyp¡cal factors indude: tre

client's goals, obÌ,9ctives, and risk management prcferencesj tlE genDral

nature 0f the struclure lnvolved, ib size, and configuration; the locabbn 0f

lhe structure on the site; ad otltø planned or exist¡ng site ¡mprovements,

suú as access roads, paidng lob, and underground.ut¡lities. Unless the

geotschn¡cel erE¡neer wr]o conduæd the stjdy spæillcally indiDates oth-

erwise. do not rely on a geotechnical engineering report F¡at vras:

. not prepard lor you,

. not prepared tor your proje4
¡ 0ot prepared for the specific siÞ €t(plored, or
. completed before imporlant projGct changes were made.

Typical chan0es lhaf €n er0de the relhbility of an existing geotechnical

erìgineding report include those hal afiect
. ûe lunction 0f he ptoposed sÍuúlre, ds when ifs chanwd from a

park¡ng garage to an olfice building, 0r frorn a light infuslr¡âl plant

to a refiigented vrârehouse,

. elevâtion, configuralion, l0cation, orienþtio0, 0r welgtrf olttrc
proposed siructure,. conposit¡on of he des¡gn team, or. projed ownership.

Asagel,eÂl le, alwzys infom your geotechnlcal eng¡nær of pr0jecl

changes---+ven minor ones---0nd r8quest an assessmmt of hsir ¡mpacl

Ge\Þchn¡mJ eng¡nærs cannat aæe respns¡biliîy ü liab¡l¡ly þr abwß
ùt octùt bemße [teit rcpoß do nol c1nsidet devebpnaß oÍ vth¡cl

they wo not ¡nforned.

$uüswface Condil¡ons Êan thn[E
A geotechnical engineer¡ng report is hasd on conditi0ns thalexisted at

the time üe shrdy r4as peíomú. D0 not tely 0n a wt1chical engineer-

¡ng rcp?Íwhose adequæy may have beDn affected bf lhe passage 0f

timet by nran{nade evenb, su$ as [¡nstrud¡on on 0r ad¡acent t0 the site;

or by natural events. such as flo0ds, earthquakos, or groundwaÞr fluctra-

t¡ons, ,4/mys contæt lhe geotedìn¡cal engiræer before applying tE report

lo detem¡ne if it ¡s slill r8l¡able. A minoramount 0f additional lesüng 0r

anålysis cîuld prevent nÉjor problems.

Most Eootoclnhal t¡núln[s IFE PFoloss¡md
0ilnlons
Site e)çlorat¡on ident¡lies subsulæe conditions oEIy at lhose po¡nts tÏhere

subsurface tesh ¿re conducted or s?mples are ld(en. Geotechnlcal engi-

nærs revielv field and laboral0ry dab and then apply f¡eir professi0nal

judgmentto rendBr an opinion about subsurta[t mnditions throughoul he
sile. Actual subsurfæe conditions may dlfler---ssnet¡mes s¡gnificantly-
lrom thosÞ ind¡cated in your ßporl Retain¡ng Ule geotechnic¿l mg¡neer

who developed your report t0 provide comtrudion observation ishe
most effective melhod of managing the risks associatd with unanticipatd

cofldilions.

I Rep0rt'$ nGcmmBndaüms Ine ,¡þt Rn¡l
D0 not oveÍely on $e consfuction recommendâllor6 includd in yolr

tepor| Those îEcofit tøifu lns are n1t final, beâuse Wotectmical zui-
n€ers d€wlop úem prìncipally fom judgnent a¡d opinion. GeoterhnÌml

engÍneers can linalize heir rctommendali08s only by observing ãctual



subsurlace condil¡ons rcvsaled during conslruct¡oì. nE Wolechnical

eng¡neff whT dewt1pd yoltt IEp1Ê cannd atsune respons¡þilv

Ikb¡tv tor E repüfs reclîlrrcndali1ns it ttal @neet d1es n1t Frlorrn
consttud¡on obse aÍion.

I EEolGsldc¡l Eu[nsêHng nGF0rt ls suuoct t0
llilslnþFpFElalion
OtEr design lüm m€mbefs' rflisinterprdãtion 0f geotechnicaì englneEring

reports has ftsulÞd in coslly probþms. Loùler frìat risk by having your geo-

lechnical €ng¡neer c0nÞr wih appropriate membeß of t¡E design Þn aftr
súbmiüing he rep0rt AIs0 relain yùlr ge0tedniral engineer t0 r¿vioü/ Frt¡-
nffit elmenls ol tlE design tærn's plans and spe¡iÍ{ations. C0rftactoß can

also mis¡Ílerprd ã geotechnical mgineer¡ng reporù Rduce tlEt rhk by

hav¡ng your geolechnical ruin€er F tiûÎFls ¡n pßb¡d and prEconstrucli0n

conlerencEs, afld by Pr0viding conslrucl¡on 0heNation.

Do nlot Reüraw tfie Els¡mcr's Logs
Geote[üflic¿l eng¡rÉeß preparc iÌnal bor¡ng and t€sling logs based upon

tìeir intlrprelation 0ff¡dd logs and labomtory dâh. T0 prevent erroß 0r

omissions, the l0gs ¡ncÍuded ¡n a ge0b0hnjca¡ enginæring report snould

/r¿verhe redftMn for irElus¡on in archilecfural or otlw desion dB!4/ings

Only ph0t0gmphic or electmnic reproduclion ìs accøptable, þIÌ rec1gnize

t¡Mt separa¡¡ng logs îom tlø lepoft Mn elewte ßk.

ß¡uc t0nusÊmrs a t0nulcto R8[ont ald
Gulüonce
Some o|vneß and dssign prûfess¡onals m¡$alcnly bolìeve tl1ey can make

contracÌoß l¡able for unant¡c¡patd subsulac€ condjlions by lìmiïng wlnt

they provide for bid pæpardion. To help prevent coslly problems, give con-

tractors lhe compleb geotechnìcal eng¡neering report, ¿¿l¡preæ ¡t wjth a

chafly vIlriüen lefier of tnnsmital. ln tìãt lelter, adv¡se contractoß that the

report r,ms not prepared for purposes of bld ds/elopment and tiEl the

report's accuracy is limited; €flcoutage hen to cords Íl/itlì üìe geot€chn¡cal

er{ineer vìro prepard f¡e rBpolt (¿ modest Þ¿ mây & requ¡red) and/or to

conduct additional study t0 obÞin the specific types of informdion they

nesd or prefÊr. A prebid c¡fllerence can also be valuable Be strc contÍac-

tds hav| sfiíci lt tinelo perbm dditional stu4. only then mighl y0ú

be in a positi0n t0 give conbad0rs tle bst inloffrûtion avalable t0 ydj,

while rcquiing tkm to a! lea$ share soÍE of the fimncial r€spoÀsibil¡ties

stemming from unanlicipald condìtions.

Road RGs[0nsimity PF0u¡si0ns Glosely
Some cl¡ents, desist pr0fess¡onals, end contmctors do not recognize that

g6otechnicâl enginæring is faI less e)(act llEn otlìer engine€ring discÊ

plines. This lact ot undershtding has created unreal¡stic expectatlons thal

have le¡ to disapp0inlmenls, cla¡ms, and disputes. T0 help reduce lhe risk

0f such 0ut00mes, geoþ0hnical engineers c0mnì0nly include ã variety of

¿xplanatory prov¡sions ¡n lheir reports. Son€l¡mes hbled "limihtiofls'

many 0l lhÊse provis¡ons indicals where geotechnital eng¡neers' responsi-

bil¡lies begin and end, l0 help o$ìers rccqniæ their own responsibililies

and usks. kad lhese pror4slhrs c/osel, Ask quesüor$. Your geotechnical

enoineer should respond fully and lrankly.

Seosnuipoilnentd Gongenns lrs tlol GouBrEd
'Ihe 

equipment, te[hn¡+es, and personnel used to pefiolm a geoenv¡rcn-

øe¡l¿l südy differ signifiúantly tom fìose used t0 pqlom a geolæl1nÌâl

ludy. For lhât reason, a geotechnical enqin€erlnq report doÊs nol u$ally

relate any geoenvir0nmenÞl findings, conclus¡ons, 0r recorûrÉndati0ns;

e.9., ab00tthe fÌkelihood ofoncounþring Ùndelground stoÍage tânl6 or

regulated corìùirìinarìls. Urar,ù¿,þaled envi nnmenÞl probl eÍß haw led

t0 nunerIus pr1jecl |ãilues.ll you have nol yet otÈined your o/trl geoen-

vionmenÞl ¡ntomal¡0n. ask yoùr geotechnical consullant for r'lsk man-

agement guidance, ,o no{ rcly n âß env¡nnnental rcpoñ prepaed [0î

soneane ¿læ.

0l¡l¡¡n Pr0lossi0nal Ã8$¡$larGB I0 [Gal with M0ld
D¡verse stÉt€g¡es can be ¿pplied during buildìng design, consfuclion,

operãlíon, and maintenanc€ t0 prevent signillcant arnolnts of mold from

grou/inq on indo0r sûrf¿ces. To bo effecNÍve, all such slratêgies sirculd be

devisBd l0r lhe expl¿ss pu¡pose 0f nold prå/ention, idegrated ¡nlo a crm-
prdrcnsive plân, and executed ì.llith diligent oversight by a profess¡onal

mold prevent¡on consultarìt BecausE iust a smali amount of Mdler 0r

moísture c¿n lead lo lhe de\reloprnent 0l sev€rs mold infestdions, a num-

ber of mold preventi0n st"¿legies focus 0n kesp¡ng build¡ng surfrces dry,

Vvhile groundllater, tlrater infìllslion, and s¡milar ¡ssues may h¿ve been

addressed as pan ol he geolechnical €ngine€ring $udy whos€ findings

ar€ c0nveyed in'lh¡s report, the geoteclìnical engÎn€ef ¡n claroe of fiis
proi,ect ¡s not a mold prevefltion consult¡nt /0116 0f tlre seryEfÉ peÍ-

loÍned ln i,onrrection with lhe geolaahn¡cal engînceß slutly
werc designed or cùníucleú l0r tlre gûtpùie 0l molal pEven-

l¡on. Prclet inplemefilaliûn 0l lie remnnan¡tatløBs ænveyed

itt lhls tøpott witl not ol ¡Eell be sulli¿ia¡l t0 Frawnt nolú þøm
growing in ü 0n tte st[EtuÌe lnvùlvaí.

BGlv. 0n Toup A$Fftll8m[sF GsoþslmE¡al
hslhæn loF Àddilimel lssislarcB
Membership in ASFÊ/lhe Be$ Peopls on brth expos€s geotechnical

eflgìneeß lo a t4iide aÍay of risk marìagement iechnìques that c¿n be 0l

genuine benef¡t for everyon8 inlolved wilh ¿ constructiori projecL Conht

wiür you AsFE-member g¿0technical engineÞr l0r more jnfoíratiofi,

As'¡F¡E
I¡r llr¡ l¡a!l! ln ¡arl!

881'1 Col€svills floâd/Su¡b G106, Slll,el Spr¡ng, MD 20910

felephore: 301/565-2733 FacsimÍlq 901/589-2Ï17

e-maiÍinl0@asfe.org wv{,ãsf€.org
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Staff Engineer

Earth Solutions NW llc
. Ccote(ìhnical Fngiûeerírll
. C(,nstrülir,n ¡vlo tìit.trinJi
r E nvir onnìÈrlL¡¡ t(c' rr'r,(

July 18, 2013
ES-2875

BDR lssaquah I, LLG
800 Bel¡evue Way Northeast, Suite 400
Bellevue, Washington 98004

Attention: Mr. Bob Ehrlichman

Dear Mr- Ehrlichman:

Earth Solutions NW, LLC (ESN\ D is pleased to present this report titied "Geotechnical
Engineering Study, BDR lssaquah l, Proposed Residential Development, 290 Northwest
Dogwood Street, lssaquah, Washington''.

ln general, the site is underlain by alluvial sand deposits. ln our opinion, the proposed
residential structures can be supported on conventíonal continuous and spread footing
foundations bearing on cornpetent native soils, re-compacted native soíls, or structural fill.
Foundations should be overexcevated a minimum of 18 inches and the subgrade restored by
placing and compacting soil to the specifications of structural fill detailed in this report.

Recommendations for foundation design, site preparation, infiltration design, and other
pertinent recommendations are provided in this study.

We appreciate the opportunity to be of service to you on this projeci. lf you have questions
regarding the content of this geotechnical engineering study, please call,

Sincerely,

EARTH SOLUTIONS Nw' LLC

.1ù05- l:l6rh i.laceN.E.suire 201 . ßellelue 'v!A t8¡)(l-r . i425J4.19 4¡iì{. F^)i {4251.i49-.1711
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GEOTECHNICAL ENGINEERING STUDY
BDR ISSAQUAH I

PROPOSED RESIDENTIAL DEVELOPMENT
290 NORTHWEST DOGWOOD STREET

ISSAOUAH, WASHINGTON

ES-2875

INTRODUCTION

General

This geotechn¡câl engineering study was prepared for the residential development to be

constructed off the northeast co[ner of the intersection between Northwest Dogwood Street and

3'd Court Northwest in lssaquah, Washington, The purpose of th¡s study was to explore

subsurface conditions as well as ¡nfiltration charecteristÌcs across the site and develop
geotechnical recommendations for the proposed pfoject. Our scope of services for completing

this geotechnical engineering study included the following:

r Subsurface exploration and characterization of soil and groundwater conditions by

excavating test pits throughout access¡ble areas of the site, includìng EPA falling head

¡nfiltration testing al test pit locations;

o Laboratory testing of soil samples obtained during fleld exploration;

. EngineeÉng analYses, and;

r Preparation of this report.

The following documents And/or resources were reviewed as part of our report preparat¡on:

r Preliminary Site Plans Provided by the Client;

. Geologic Map of the lssaquah Quadrangle;

o 2009 K¡ng County Surface Water Design Manual, Section 5.4, and;

o 2005 DOE Manual, Section 3.3.6.

Proiect Description

We understand the subject site w¡ll be developed with two residential lots and associafed

improvements. Given the relatively level topography of the site, we anticipate grading activities

will be minimal, however, a grading plan was not âva¡lable at the t¡me this report was prepared.

The feasibility of utilizing infiltration facilities will be investigated as part of the stormwâter

development Plan.
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The proposed residential structures will l¡kely to consist of relatively lighily-loaded wood framing
supported on convent¡onal foundat¡ons. Based on our experience with similar developments,
we estimate wall loads on the order of two kips per lineal foot and slab-on-grade loading of 150
pounds per squâre foot (psfl; however, specific building loads were not available for review at
the t¡me this report was prepared.

lf the above design assumptions are incorect or change, ESNW should þe contacted to review
the recommendations in th¡s report. ESNW should review the final design to confirm that our
geotechnical recommendations have been incorporated into the plans.

SITE CONDITIONS

Surface

The subiect site is located northeast of the intersect¡on þetween Northwest Dogwood Street and
3ß Court Northwest in lssaquah, Washington, as illustrated on the Vicinity Map (Plate 1). The
site encompasses approximately 0,27 ac¡es, is rectangular in shape and is cunently occupied
by a single-family residence. Topography across the site is relatively level with little discemible
elevation change relative to the adjäcent right-of-way. The Test Pit Locat¡on Plan (Plate 2)
illustrates the approximate límits of the property.

Subsurface

Two test pits were advanced using an excavator and operator reta¡ned by ESNW in June 2013
to assess soil and groundwater cond¡tions as well as conduct EPA falling head infiltration tests.
The approximate locãtlons of the test pits are depicted on the Tesi Pit Location Plan (Plate 2).

Please refer to the test pit logs provided in Appendix A for a more detailed description of the
subsurface conditions.

Topsoil was observed to a depth of approximately six inches below existing grades- The topsoil
was characterized by dark brown color and the presence of fine organic matelial.

Underlying the topsoil, native soils consisiing primarify of medium dense silty sand (Unified Soil
ClassifÌcation SM) alluvial deposits were observed to an approximate depth of nine feet below
existing grades. Dense poorly graded gravel with sand was observed from approximately I to
11 feet (maximum explored depth) below existing grades,

The referenced geologic map resource identifies alluvial (Qyal) deposits throughout the site and
surrounding areas.

The native soil conditions obserued at the test pit locations are generally consistent w¡th the
geologic mapping for the site.

Groundwater

Groundwater seepage was not observed during our fieldwork (June 2013); however, seepage

should be expected in deeper exeavations. Groundwater seepage rates and elevations

fluctuate depending on many factors, including prec¡pitation duration and intensity, the time of
year, and soil conditions. ln general, groundwater flow rates are higher dufing the wetter,

winter months.
Earth Solullons NW, LLC
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DISCUSSION AND RECOMMËNDATIONS

Generâl

ln our opinion, construction of the proposed single-family res¡dential structures and related

improvements at this site is feasible fiom a geotechnical standpoint. ln our opinion, the
proposed structures can be supported on conventional continuous and spread footing
foundations bearing on at least 18 inches of structural fill placed and compacted as described in
the Sfructurâ/ Fill section of th¡s report. Slab-on-grade floors should be supported on dense
native soil or structural fill. Organìc material exposed at subgrade elevat¡ons must be removed

below design elevation and grades restored wÍth structural fill'

This stucly has been prepared for the exclusive use of BDR lssaquah l, LLC and their
representatives. No warranty, expressed or implied, is made. This study has been prepared in
a manner consistent with the level of care and skill ordinariìy exercised by other members of the
profession currenily pract¡cing under similar conditions in this area.

site Preoâraf¡on and EaÉhwork

Site preparation activ¡ties will include removing the existing structure, clearing activities and

installing temporary erosion control measures, Restoring possible voids resulting from existing

foundation (or basement area) structures may also be necessary as part of site preparation.

Site Stripping

Stripping will |tkely be lim¡ted to about six inches. Ïopsoil and organic-rich soil is not suitable for
foundation support, nor is it suitable for use as structural fill. Topsoil or organic-rich soil can be

used in non-structural areas if desired.

Temporary E¡osion Control

Temporary construction entrances and drive lanes, consisting of at least '12 inches of quarry

spalls, can be considered in order to minimize off-site soil tracking and to provide a stable
access entrance surface. Erosion control measures should consist of silt fencing plâced along

the edge of the site. Soil stockpiles should be covered or olhen¡rrise protected to reduce soil

erosion. Temporary sedimentation ponds or other approaches for controlling su rface water

runoff should be in place prior to beginn¡ng significant earthwork actívities'

Eårth Solutions l.IW, LLC
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ln-s¡tu Soils

The soils encountered throughout the majority of the test sites have a moderate to high
sensäivity to moisture and were generally in a damp to moist condition at the time of the
exploratjon (June 2013). The soils anticipated to be exposed at this siie will degrade rapidly Ít
exposed lo moisture. ln general, soils encountered during site excavat¡ons that are excessively
over the optimum moisture content will requ¡re aerat¡on or treatrnent prior to placement and
compaction. Conversely, soils ihat are subsfantially below the opi¡mum moisture content will
require moisture condiiioning through the addition of water prior to use as structural fill. An
ESNW representative should determine the suitability of ìn-situ soils for use as structural fill. lf
the in-sìtu soils are determined to not be suitable for use as structural fill, use of a suitable
imported so¡l may be necessary.

Wet Season Grading

lf grading tâkes place during the wetter, winter or spring months, a contingêncy in the project
budget should be ¡ncluded to allow for export of native soil and/or existing fill and import of
structural fill as described below.

lmportêd Soils

lmported soil intended for use as structural fill should consist of a well graded granular soil with
a moisture content that is at or near the opt¡mum level. During wet weather conditions,
imported soil ¡ntended for use as structural fill should consist of a well graded granular soil with
a fines content of5 percent or less defined as the percent passing the #200 sieve, based on the
minus threequarter inch fraction.

Subgrade Preparation

Subgrade condit¡ons expected to be exposed throughout the majority of the proposed building
and pavement areas will likely be comprised of native silty sand so jls. The soils exposed
throughoul subgrade areas should be confirmed as firm and unyielding prior to constructing the
pavement, foundation and slab elements.

The subgrade throughout pavement areas should be compacted as necessary to exhibit a fTrm

and unyielding condition when subjected to proofrolling w¡th a loaded dump truck. Foundation
subgrade areas should be overexcavated at least 1B inches and restored w¡th structural f¡ll.

Foundation subgrade areas should be protected f¡om disturbance, construction traffic, and
excessive moisture, as necessary. Structural fill soils placed throughout foundation, slab, and
pavement areas should be placed over a f¡rm base. Loose or otheruise unsuitable areas of
native soil exposed at subgrade elevâtions should be compacted to structural fill requirements

or overexcavated and replaced with a suitable structural fi¡l mater¡al. Where structural fill soils
are used to construct pavement, foundat¡on and slab subgrade areas, the soil should be

compacted to the requirements of structural fill described in the following section. Where

instab¡l¡ty develops below structural fill areas, use of a woven geotextile below the structural fill

areas may be required. A representafive of ESNW should observe structural fill placement in
foundation, slab, and pavement areas.

Earth Solut¡ons l.IW. LIC
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Structural Fill

Structural fill is defined as compacted soil placed ìn foundat¡on, slab-on-grade, and roadway

ãi"å.,- Ênl* placed to construct permanent slopes and throughout retain¡ng wall and utility

fr"nã ¡t.mfi ãr"". ut" also considered structural fill. Soils placed ín structural areâs should

|]ãr."J i" ¡ãòiè t¡te * 12 inches or less and compacted to a relative compaction of 90

ãårå=ni. Uas"U on the laboratory maximum dry density as determined by the Modified. Proctor

í¡Ëtn"à'inSfU D-1557). Foi soil placed in utility trenches underlying structural areas'

rorp.u¡òn requirementé are dictated by the local city, county, or utility dis'trìct, and in general

are àoecified as 95 percent relative compaction. The upper 12 inches of slab-o,ngrade and

óru"iãni ãrea subgrade should also be compacted to a relative compaction of at least 95

percent.

Excavatíons

The Federal Occupation Safety and Health Adm¡n¡strät¡on (OSHA) and -the Washington

tnAustriaì Satety and Health Act (WISHA) provide soil classification in terms of temporary slope

inclinations. Básed on the soil condit¡ons encountered ai the tesl pit locations, the native soils

encountered in the upper approximately four feet of the test pit ¡ocat¡ons and.where fill and/or

ãroundwater seepage is exposed are classified as Type C by OSHA7IAIISHA'. Temporary

;öçfil; flcur'få in heighi in Type C soils must be sloped no steeper than 1-5H:1V

iH-Jr¡zontaiVrrtical). Mediuri dense io dense native soits encountered below approx¡mately

ì"ri tuäi*ft"ré nô groundwater seepage is exposed would be classified as Type B by

õöi.rn¡,VrSHn. Tempirary slopes over fóur feet in height in Type B soils_must be.sloped no

JtãåÉ"i'iná" rH'rv, Estlw shoulo observe site excavations to confìrm soil types and

ãif oniJfu 
"fop" 

inclinations are appropriate fof the soil exposed by excavation activities' lf fhe

;;;ñ"ã"ã temporary slope incliriations cannot be achieved, temporary shoring may be

necessary to suPPort excavations.

@sl¡Æ
Based on the results of our study, the proposed single-family residential structures can be

Jrpp.rtãJ ón conventional spread- and continuous footìngs bearing on, at least 18 inches of

itrlãtriãi¡rr. Existing soit at the foundation subgrade elevations should be overexcavated 18

¡n"irâ" 
"nO 

the subg=rade restored by placing ánd compacting-.so¡l to the specifications of

"iiu"trråi 
nf f detailed-in lhe Structural Þiù sectiõn of this report. Where loose-or unsuitable soil

;ñiÍ;" àre exposeo at foundation subgrade elevations, compacfon. of the. soils to the

"o""m*t.nr 
of siructural fill, or overexcavãtion and replacemeni with structural fill' may be

i!;äty. ors"nic material exposed at foundation subgrade elevations must be removed and

grades restored with structural fill'

Provided foundations will be supported as described above' the following parameters can be

used for design:

Eedh Solu ons NW. LLC
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r Allowable soil bearing capacity

¡ Passive earth pressure

ES-287s
Page 6

2,500 psf

350 pcf (equivalent fluid)

r Coefi¡cient of fiction 0.4

A one-third increase in the allowable soil bearing cepacity can assumed for short-term wind and
seismic load¡ng conditions. The above passive pressure and fr¡ction values include a factor-of-
safety of 1.5. With structural loading as expected, total settlement in the range of one inch and

differential seftlement of about one-half inch is anticipated. The majority of the settlements
should occur during conskuction, as dead loads are applied,

Selsmic Desiqn

The 2009 lnternat¡onal Buildìng Code specifies several so¡l profìles that are used as a basís for
seismic design of structures, lf ihe project will be perm¡tted using the 2009 lBC, based on the
soif cond¡tions observed at the test s¡tes, Site Class D, from table 1613.5.2, should be used for
design.

-Íhe 2012lBC recogn¡zes ASCE for seism¡c s¡te class definitions. lf the project will be permitted

under ihe 2012 lBC, in accordance with Table 20.3-1 of ASCE, Minimum Design Loads for
Buildings and Other Structures, Site Class D, should be used for design.

In our opinion, the liquefact¡on susceptibiliiy of the near surface soil at th¡s site is low. The

relative density of the site soils and the absencÊ of a uniform, shallow groundwater table is the
primary basis for this designation.

Slab-On-Grade Floors

Slaþ-on{rade floors constructed ât this s¡te should be supported on a firm and unyield¡ng
subgrade. Where feasible, the existing native soils exposed at the slab-on{rade subgrade
level can be compacted in ptace to the specificâtions of structural fill. Unstable or yielding

areas of the subgrade should be recompacted or overexcavated and replaced with structural fill
prior to construction of the slab. A capillâry break consisting of a minimum of four inches of free
draining crushed rock or gravel should be placed below the slab. The free draining material
should have a fines content of 5 percent or less (percent pâssìng the #200 sieve, based on the
m¡nus three-quarter inch fraction). ln areas where slab moisture is undesirable, installation of a
vapor banier below the slab should be considered. lf a vapor barrier is to be utílized it should
be a material specifically designed for use as a vapor barrier and should be installed in

accordance wi{h the manufacturer's specifications.

Retein¡nq Wells

Retaining walls must be designed to resist earth pressures and applicable surcharge loads.

The following parameters can be used for retaining wall design:

Eañh Solutions NW, LLC
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. Active earth pressure (yielding conditìon) 35 pcf

¡ At-rest earth pressure (restrained cond¡tion) 55 pc'f

ES¿875
PageT

. lraffic surcharge (passenger vehicles)

r Passive earih pressure

o Coefficient of friction

. Seismic surcharge

70 psf (rectangulat distribution)

350 pcf

0.40

6H- (active condiiion)
14H- (at rest condition)

'wh€re H equals the rela¡ned he¡ght

Additional surcharge loading from adjacent foundations, sloped backfill, or other loads should

be included in thJretaining-wall design. Drainage shoutd be provided behind retaining walls

such that hydrostatic pressures do not develop. lf drainage is not prov¡ded, hydrostaiic

pressures should be included in the wall design

Retain¡ng walls should be backfilled with free draining material that'extends along the height of

the wall,-and a distance of at least 18 inches behind the wall. The upper one foot of lhe wall

bâckfill can consist of a less permeable soil, if desired. A peÉorated drain pipe should be

placed along the base of the wall, and connected to an approved discharge locat¡on. A typical

retaining wall drainage detail is provided on Plate 3

Drainage

Perched groundwâter should be anticipated in site excavat¡ons, Temporary measures to

control súrface water runoff and groundwater during construct¡on would likely involve

interceptor trenches and sumps. ESNW should be consulted during preliminary grading to

idàntify areas of seepage and to provide recommendat¡ons to reduce the potential for instability

related to seePage effects.

ln our opinion, foundation drains should be installed along per¡meter footings of the buildings.

A typical foundation drain detail is provided as Plate 4.

lnfi¡tration

As part of this geotechn¡cal engineer¡ng study, the 2009 King County Surface Watet Design

Manual {KCSWDM) was reviewed'

Two test p¡ts were excavated on June 18, 2013 at representat¡ve locaiions acloss the site in

ordãr to åvaluate on-site inf¡ltration. EPA falling head tests were peformed at both test pii

nðaìons w¡tn¡n nat¡ve soil deposits. Samples collected at the test pit locátions were returned to

our laboratory for testing in accordance with USDA sieve analys¡s method'

Êärtl Solutior6 NW. LLC
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Per KCSWDM requirements, ESNW conducted hvo EPA falling head ¡nf¡ltration tests at the test
pit locations. Based on the observed infiltration rates, the following long term infiltration rate is
recommended for designl

. Recommended Long Term lnfiltration Rate 2.5 in.ihr.

The above recommended infiltration rate reflects a ¡eduction factor of 4,0. lf infiltration is
pursued, an overflow system should be included in the design. The geotechnical engìneer
should observe the excavations for the proposed infiltration system to confirm soil conditions at
the time of construction.

Based on the results of the laboratory analyses, the native soil at the anticipated depth of
¡nfíltration systems consisted of loamy fine sand, with extremely gravelly coarse sand observed
at an approximate depth of nine feet below exÌsting grades.

Utilitv Suppori and Trench Backfill

ln our opinion, the so¡ls anticipated to be exposed ¡n utílity excavations should generally be
suitable for support of utilities. Existing fill, organic or highly compressible soils encountered in

the trench excavations should not be used for supporting utilities. The nat¡ve soils are moisture
sensitive and will therefore be difficult to use as structural trench backfill. Moisture conditioning
of the soils will likely be necessary prior to use as strudural backfill. Utility trench backfili
should þe placed and compacted to 95 percent of the modifìed proctor in, or to the applicable
city or ut¡lity district specifications.

Pavement Sections

The performance of site pavements is largely related to the condit¡on of the underlying

suþgrade. To ensure adequate pavement performance, the subgrade should be in a firm and

unyielding condition when subjected to proofiolling with a loaded dump truck. Structural fill in
pavement areas should be compacted to the specificatíons detailed in the S/e Preparation and
Earthwork secTion of th¡s report. lt is possible that soft, wet, or otherwise unsuitable subgrade

areas may still exist after bâse grading activities. Areas of unsuitable or yielding subgrade
cond¡t¡ons may require remedial measures such as overexcavation and thicker crushed rock or
structural fill sections prior to pavement. Cement treatment of the subgrade soil can also be
considered for stabilizing pavement subgrade areas.

For relatively lightly loaded pavements subjected to automobiles and occasional huck traffic,
the following sections can be considered:

. Two inches of HMA plâced over four inches of CRB, or;

o Two inches of HMA placed over three inches of asphalt ATB

Ihe HMA, ATB and CRB materials should conform to WSDOT specif¡cations

Earth Solul¡on9 l,fw, LLC
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.t!M!TATlONS

The recommendet¡ons and conclusions provided in this geotechn¡cal engineering study are
professional opinions consistent with the level of care and skill lhat is typical oJ other members

in the profession culrently practicing under similar conditìons in ihis area, A warranty is not
expressed or implied, Variations ¡n the soil and groundwater conditions obsewed at the test
locations may exist, and may not become evident until construction. ESNW should reevaluate
the conclusions in this geotechnicat engineering study if variations are encountered.

Additional Sertú¡çes

ESNW should have an opportunity to review the f¡nal des¡gn w¡th respect io the geotechnical

recommendations provided in this repoft. ESNW should also be retained to provide tesling and
consullation services during oonstruction,

Earth Solulio¡s NW LLC



Reference:
King county, washington
Map 628
By The Thomas Guide
Rand McNally
32nd Ed¡tion

NORTHo
NoTE This plate may mnlain areâs ol color ESNW cannot be

responsible br any subsequeni mbintemrelalion of the ¡nformât¡on

resulling from blact & white reproductions 0ftìisplate.

Vicinity Map
BDR lssaquah 1

lssaquah, Washington



Iz
l-
¿
=o
U

o
¿.
cô

rP-2j_ 
It,

LEGEND
I

TP-1-l- Approx¡mate Location of
I ESNW TeSt Pii, ProJ. No.

É5-2875, June 2013
:!
i : Proposed Buildingt'

NO'[E: The graphics shown on h-s plale are not intdnded for design
purposes or pßcisescals nsasuremenb, butonlyio ¡llustrate the

approximale t€st localions relalive to lhe approx¡ma1€ locaÍons of
ex¡süng and I or proposed sile leatures, Ìhe informátion illuslráied

is largely based on dala provided by Ihe dþnt al the lime of öur

sludy. ESNW cannoi be r$ponsÍble for subs€quenl dasign changes

or interprelalion of the data by oúìeß.

NoTE:Thb plaþ may conlaln areas of color ESNWcann0lbe
respoDsibþ for any subêequênt msinteplelalion of üre informálion
r€sulling frorn black & whlte reproduclions ofthis plale.

'.'ö

Not-To-Scale

I

TP-l I

N.\M DOCWOOD

Test Pit Location Plan
BDR lssaquah 1

lssaquah, Washington



il t=| t-

PeÉorated Dra¡n P¡pe

NOTES:

Free Drain¡ng Backfill should consist
of so¡l hav¡ng less than 5 percent fìnes.
Percent pass¡ng #4 should be 25 to
75 percent.

Sheet Drain may be feasible ¡n lieu
of Free Draining Backfill, per ESNW
recommendations.

Þrain P¡pe should cons¡sl of perforated,
rigid PVC Pipe surrounded w¡th 1"
Dra¡n Rock.

LEGEND:

Free Draining Structural Backfill

'I ¡nch Drain Rock

(Suround ln Drain Rock)

SCHEMATIC ONLY - NOT TO SCALE
NOT A CONSTRUCT¡ON DRAWING

tõjõl-zl
lo" ådpl

lf¡.rjï¡r¡.tl
g+{.tl{.'1 RETAINING WALL DRAINAGE DETAIL

BDR lssaquah 1

lssaquah, Wash¡ngton
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Perforated Rigid Dra¡n Pipe
(Surround with 1" Rock)

NOTES:

Do NOï tie roof downspouts
to Footing Drain.

Surface Seal to consist ôf
'12" of l€60 permoablê, 6uitabl6
soil. Slope away from building.

LEGEND:

Surface Seàl; natrve soil or
other low permeabil¡ty material.

1" Dra¡n Rock

SCHEI\¡ATIC ONLY - NOT TO SCALE
NOTA CONSTRUCTION DRAWING

';t¿r;;iì;FíÌt
È¡l¡.E!:!il
Þ..1?!+?!ã



Appendlx A

Subsurf;ace Exploration

ES-2875

The subsurface conditions at the site were explored by excavating a total of two test p¡ts at
representative locations across the property. The subsurface exploration was completed ¡n

June 2013. The approx¡mâte test pit locations are ¡llustrated on Plate 2 of this report. Logs of
the test pits are provided in this Appendix.

Éádh solutlons NW. LLc
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SOIL CLASSIFICATION CHART

MAJOR DIVISIONS
SYMBOLS TYPICAL

DESCRÍPTIONSGRAPH LEflEF

COARSE
GRAINED

SOILS

MORE THAN 50%
OË MAÍËR],AL IS
LARGËR ÎTIAN
t'¡o. 20¿ SIEVE

sræ

GRAVEL
AND

GRAVELLY
so¡Ls

MORË TIIAH 5ü,6
OF COARSE
FRÀC'ÍION

REfAINEDON NO
4 SIEVE

ÇLEAN
GRAVELS

(UTTLE OR NO FINES)

l:tr'i!..! | GW
WELL.GRADED GRAVELS. GRAVEL -

SAND MIXTURES, UIÌI-Ê OR NO
FINÊS

ò":{.Òi
Õcìoot

FË#
9Þ"8c

GP
POORLY-GRADED GRAVÊLS.
GRAVEL - SANO MIX'IURES, LIIÍI-E
ORNO FINÊS

GRAVELS W|TH
FINES

IAFPREClAA[E
aiianrMr oF FtNÊst

GM SILTY GRÀVELS, GRAVEL - SAND -
SILTMIXTURES

trt CTAYEY GRA\GLS. GRAVEL - SÀND -
CLAY MIXTURES

SAND
AND

SANDY
SOILS

MORE I}IAN 5O%
oF coÁRsE
FFACfION

PASSING ON NO.
.¡ srEvE

CLEAN SANDS

IIJITLE OR NO NHËS)

SW WELL€FADED SANOS. GFAVETTY
SANÞS, LTTLE OR NÔ FINES

Y SP
POOFLY-GRADÉÐ SANDS,
GFAVELIY SAND. Llr¡].E OR NO
F¡NES

SANDS wlTH
FINES

(APPRÉCIÀBLE
AòIOUNÎ OF FINES)

ffr¡Jir:
.,.;.1tji:1r.¡r SM stLw sÁt¡os, sAllo - slLT

Àax REs

sc CTAYEY SANDS, S$TD - CLAY
¡ XTURES

FINE
GRAINED

solLs

MORE THAH 50%
OF !.IA]ERIAL IS
SMÁI.IER T}iAN
NO. 200 SIEVE

strÊ

SILTS
AND

CLAYS

LIOUþ LIMIÍ
I,ESS THAN 50

ML
INOFGANIC S¡LTS AND VERY FINE
SANOS. ROCKFLOUR, SILTÍ OR
CIAYEY FIT¿E SANOS OR CIÀYEY
srLrswlTH sucliT ÊLAsrlclTY

CL
IM)RGANII CLAYS OF LOW TO
MÊOIIJI¡ PTASTOTY. GFAVELLY
CIIYS. SANOY CIAYS. SILTY
CI.AYS, LEAN CLÀYS

OL ORGANIC SILTS ÀNO ORGANIC
SILTY CIAYS OF LOW PLASTICITY

äÞ: "*Lrrlaïrffi,'

MH
INORGANIC SILTS, MICAC€OUS OR
DIATOIAACEOUS FINE SAI'¡D OR
stLrysolls

CH INORGANIC CLÀYS OF HIGH
PLÂS'NCIIY

OH ORGANIC CLAYS OF MEDIUM TO
Hrcù{ PTAS'IICITY. ORGANIC SILTS

HIGHLY ORGANIC SOILS
¿ i-2 i..¿ ! PT PEAI, HUMUS, SWA¡,IF SOILS WTIH

H¡GH ORGÁNIC CONIENTS

DUAL SYMBOLS are used tî indEate bordel¡ne soil classifcations'

The d¡scussion in the text of this report ¡s necessary for a proper undersÞnd¡ng of thè nature
of the material preêented in the athched logs'
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CLIEIT _BD.B lssgquâh- 1 , .L-Lç

PROJ_Egf NUMBER_2_8ð_

DATE STARIEo -6f18i 13 .. COMPIITED E/1Ê¿13

EXcAvÁnOÈ col{TRAcToR ¡¡lryE¡Ëgati¡g

EXCÀVAltOll t/tETHOO

LoGGED BY jl¡[, ._-.. -.. . cHÈcKED BY .H.JIí_

orEsD-q,lì_qt-Topsgild!S_o-d6*.9r¿._ç9.__

TEST PIT NUMBERTP-I
PAGE 1 OF 1

PROJECT NAME ÊP&Isgaquêtr 1.

PRoJEcJLlcAllON!9Þ?.{_'r-Ahr-Wâs!g-Sloi"

GROUND ELEVATIOI{ lESl PIT SìZE

GROUHD IYATER LEVELS:

AlltME OF EXCAVAITON --.

ÀT El.lo oF EXCAVATTON :-
AFTER EXCÂVATIOI'I ,_

E

o

it¡t!>É
,-- l!
f>
EZ

TESTS

tD,

q
1¡.

l

l
Fo20tr
I

MAÍERIAL DESCRIPTION

I

ilc = 3.60%

lic = 33.70%

MC = 4.0ú/"
Fines = 1.20%

MC = 3.80o/6

tr9

SM

SM

GP

I

I

,t j't

p-s- .. 19PS9Lf lo-6- -
Brown silly SAND, med¡um dense, dañp

-becomes moisl

Brown grdy s¡lty SAND, medium dense, moistto wêt

r,o JUSDA Cl€ssiñcation: extremely gIayelly co?fg lAlP-l _ _ __
Test pit terminÊted ât 11.0 feêt below exlsling grade. No groundìÀrater êncour¡tered dur¡ng
excavation-

Bottom of tê€t pit at 11.0 teet.
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J805 136th Place N.E., Suite 201

Betl€vue, washington 980(S
Teleohone: 425-28+3300

TEST PIT NUMBER TP.z
PAGE 1 OF I

PROJeCT ÈAME .9.!B_lssecu4h_1

PRoJECT LOCAT|ON !9S4LUqh, lya-s¡'¡qtoj .

cu ENr gD31$-älL'r?EßLç.

PROJECTNUIIBER .?q¿Þ.

OATE START€D q1ql3 co¡tlPLEtED 6/18/13 GROUI{DEIEVATION TESÍ PIT SIZE

GROU D WATER LEVELS:

AT TMEOF EXCÄVA]1OI{ _
ÀT EdÞ OF EXCAVATïON _
AFTÊR EXCAVA'TION -

EXCAVATION CONTRÂCTOR NW Elc-av?ting

EXCAVAÍIOI{ l¡lElHOD

LOGGEo BY !{It CHECKED BY H'ry

orEs 9gÐthpf Igt-s-ojl.g gSd q'lSrgsç

ÍF^
q-

t¡l
o->d
FUr
:5
22

TESTS ¡tt
f

?

Y-
5

MATERIAL DESCRIPTION

MC = 7 .5O'/"
Fine6 = 26.00%

rPS

SM

ll
Brown sitty SAND, medium dense, damp

-becofrÉs ño_t6t

fUSDA Classificatloñ: ìoemy fiñe SANDI

Ïest pit terminaled at 4.f, feet belowexist¡ng giadä. Ño groundwaler encou niärdå uuring

Botto¡n of test Pit ât 4 0 f€8t-

,0-



Siate ol Wash¡nqton
oepãnmentìr Cevenue Purchaser Certification For
PA Box 47472
orymp¡a wA e8s0442472 Export Restricted Timber
14003t8482S

Contractiñg/Selling Agency

Sale Name: Date of SaÍe:

Agency Cont¡âct Numbe¡:

DNR Region: County

Forest Praclices Applicatlon Number: Legal Description: Sec/Twp/Rqe:

Esl¡mâled Sâle Volume:

Un¡t oi Measurei MBF Scnbner, We¡ght (pounds, tons), Co¡ds, Other

Asslgned Log Brand Descript¡on: Reg¡sle¡ed Lqg Brand Numben

The Purchaser hereby affirms, under penalÇ of law, the truth of the following:

A, ihat export restricted unprocessed timber will not be;

. Exported by the Purchaser or used in substitution by the Purchaser, or

. Transfened to any other person forthe purpose of export or subsiitut¡on.

B. That hammer brands and red paint applied to such timber as required by WAC 240-15-025 shall remain
on such timber unt¡l ¡t ¡s domestically processed.

C. That prior to selling, trading, exchang¡ng, or otherw¡se conveying export restricted timber to any other
person, the purchaser (transferor) shall require the transferee to sign a completed Transferee
Certifìcaf ion. The origínal is to be ma¡led to Department of Revenue prior to the logs being physically
transfened.

D. That the transferor shall not sell, trade, exchange or otherwise convey export restricted timber to any
other person on the Department of Revenue inelígible líst.

Making false statements on the Bidder Cert¡ficat¡on ¡s pun¡shable as a gross misdemeanor
RCW 94.72.040.

's Name:

Address:

City, State, ZÞ Code:

Phonê Number FAX Number;

lJBl Number T¡mberTãx

Representative's NamdTitle:

Represental¡ve's Signafu re

Dâle:

REV 62 0077e (w) (3l2JO7\



This form is used for report¡ng direct acquis¡tions
by companies or individuals of unprocessed
export restricted timber from public agencies. A
separate Certification form is needed for each
contract or agreemenl. Completed forms are to be
submitted to the Department of Revenue at ihe
address listed below withln five days of the
contract awerd date and before logging
act¡vit¡es begin.

GontracUSelling Agency: Enter the public
agency offering the timber sale or publ¡c works
project up for b¡d.

Sale Name: Enter the timber sale name assigned
by the selling agency.

Date of Sale: Enfer the auction date for the sale
or lhe date thai the contract was signed.

Agency Contract Number: Enter the contract
number assigned by the selling agency (if
applicable).

DNR Number: For Department of Natural
Resources contracts, enter the DNR reg¡on name.

County: Enter the name of the county in which
the sale ¡s located.

Forest Pract¡ce Application Number; Enter the
Department of Natural Resources Forest
Practices Permit number which corresponds wiÍh
the sale.

Estimated Sales Volumer Enter the volume of
timber being âcquired (rounded to the nearest
whole number).

Unit of Measu¡er Enter the measurement unit for
the sales volume, MBF (thousând board feet),
weight (pounds, tons), cords, other (explain).

REV 62 0077e (Ð (3/2/07)

Pu rchaser Certification lnstructions

Assigned Log Brand Description: Enter the fog
brand assigned to the sale or contract.

Registered Log Brand Numbe¡: Enter the State
Log Brand Registry identification number for the
assigned log brand.

Purchãser lnformation: Type or prìnt purchaser's
name, maíling address, daytime phone number
(including area code), FAX number (¡f applicable),
UBI number (if you do not have a Washington
State Unified Business number, enter your federal
iax number), Timber Tax registration number, and
representative's name and title.

Submit signed and dated certif¡cations to lhe
following address:

Washington State
Department of Revenue
Forest Tâx Program
PO Box 47472
Olympia WA 98504-7472

Please note that incomplete forms will not be
accepted.

lf you need further ass¡stance, please call
1-800-548-8829.

For tax assistance ù to request tlìis docùment in aD aìtemate
format, visit http://dor.wa.eov or call I -800-64'l -'1'1 06 -

Teletype (TTÐ users nay call (360) ?05-671E.
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SECTION 1: PROJECT OVERVIEW

The BDR lssaquâh 1 Preliminary Short Plat is a O.27 acre property located at 290 NW Dogwood
Street in lssaquah, WA. The project site is locafed at the NE corner of NIW Dogwood Street and 3Id
Court ¡.tW, within lhe NE quarter of the SE quarter of Section 28, Township 24 N, Range 06 E. The
adjacent pfoperties.to the north, east and west of the site are existing apartment home communities.
South of the project site are single family residenlíal homes. The project site is located in the MF-M
(Multi-Family, Medium Density) Zone of the City of lssaquah.

The proposal is a lhree lot short subdÍv¡sion. The property has an exìsting home uftich will be
removed as part of the planned short subdivÍsion. The proposed lots will front' on 3d Court NW, and
are proposed as single family, detached home-s¡tes. As parl of the site development, required
frontage improvements ì/v¡ll include curb, guiter and sidewalk, utilities, new driveways for the three
proposed lots, and limited site grading for the home sitês. The proposed lots will meet or êxceed the
development standards of the MF-M zoning district for minimum lot size, setbacks, building height,
etc. The proiect s¡te ìs flat; there are no crit¡cal areas located on the sitê.

SECTION 2: EXISTING CONDITIONS

The site cuÛently contains one existing home located in the middle{o-south portion of the site
fronting on NW Dogwood Street. The site is relatively flat and predominately covered with
landscaped lawn area w¡th two fruit trees as indicated In thê existing survey map.

The soils report for this development (prepared by Earth Solutions NW, LLC dated July 18, 2013,)
states fhat native soils consist primarily of medium dense silty sand allw¡al deposits to an
approximate depth of nine feet below existing grades. Dense, poorly graded gravel with sand was
observed from approximately I to 11 feet below existing grades. The report also noted that
groundwater seepage was not observed during the field work.

lnfiltralion teslíng has completed by the project geotechnical engineer in accordance wiïh the King
County Surface Water Design Manual (KCSWDM¡. A design infiltration øte ol 2.5 in/hr has been
specified for the design of infillralion facilities.

SECTION 3: DEVELOPED SITE CONDITIONS

The developed dra¡nage conditions are shown on Sheet C-1. Sheet Gl shows the developed site
conditions including concrete driveway, concrête porch, house, and covered deck in the rear of the
home. The proiect will create a total of approximately 8,000 sf of new and replaced impervious area
bolh on-s¡te and within the fronting road righÈof-way.

SECTION 4: STORMWATER CONTROL PLAN

The project is a single family project located in the lssaquah Valley floor that creates between 2,000
and '10,000 sf of new impervious area. The project is therefore required to meet drainage rev¡ew
requirements specified in Table 1.1.4 - G1.2 - CiU of lssaquah 2011 Addendum to the
2009 KCSWDM. The project is requ¡red to apply BMPs as found feasible and appropriate to the s¡te
design. These BMPS are presented and described in the KCSWDM AWendix C - Snail Site

w:tw'v]EPgH I \73114 3 LOt 5P ø1 tlogwoodvl3t 14 LlAjnage Hepoft 121O2O1s.doc
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Drainage Requirements. Only the requirements of Core Requ¡rementrs #1, 4, 5, Special
Requiremenls 4, 5 ând 6, and Appendix C apply to this project.

For the developed s¡te condit¡on it is proposed that roof runoff will be conveyed to perforated pipe
connections designed per KCSWDM C.2.11. As shown on the "Preliminary Grading, Drainage and
Utiltty Plan" (G1), each lol will have a perforated pipe connection located in the back yard of each
proposed lol. Site constraints ¡ncluding; the size of the development; flat topography; and the limited
space available (set back ctnstraints) to locate BMPs, the use of standard dispersion and infiltration
BMPS presented in the small site drainage requirements are l¡mited. Full inf¡hration is not proposed
since setback requirements cannot be met for an infiltration trench. However, since the perforated
infiltration facilities are located in so¡ls with good infiltration (2.5'7hr) the objectives of limited
infiltralion are met. The remaining proposed on-site impervious area front¡ng 3É Ct, NW will be
directed towards lhe conveyance system located within 3d Ct. NW and ¡n l.lW Dãgwood St.

SECTION 5: PROPOSED EROSION AND SEDIMENT CONTROL MEASURES

ln order to prevent erosion and to trap sediments withìn the project s¡te, the following BMPs will be
proposed:

. Clear¡ng limÍts shall be marked by fêncing or other means on lhe ground.

o Gatch basin protection will be installed to existing catch basins w¡thin the vic¡nity of the site.

. The driveway shall be constructed and graveled ¡mmediately. A rocked construclion entrance
will be placed at the end of the driveway. Temporary ancl/or permanenÌ cûver shall be
provided where nêcessary to protect disturbed areas.

. Runotf shall not be allowed to concentrate and no water shall be allowed to leave the site to
the norlh and east of the property. Silt fencing shall be placêd along the noñh and east
properly lines. lnstallation of silt fencing shall occur prior to site grading.

o Mulch shall be spread over all cleared areas of the site when they are not being worked,
Mulch will consist of air-dried straw and chipped site vegetation.
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