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DETERMINATION OF NON-SIGNIFICANCE

PROPONENT: Scott Nicholson, MG2 Architects
LOCATION OF PROPOSAL: 12385 Northup Way

DESCRIPTION OF PROPOSAL: Master Development Plan (MDP), Design Review and Critical Areas Land Use
Permit approval for a two-phase development on a site located in the Bel-Red Office Residential (BR-OR) district. The
proposed MDP will combine a 5.57-acre lot (Parcel A) with a contiguous 1.44-acre lot (Parcel B) into a 7.01-acre project
limit (site) to facilitate the maximum development density for a new 4-story internally serviced self-storage building and
site improvements. Phase 1 of the MDP will include the demolition of three existing single-story self-storage buildings
and a covered RV parking area to construct the new self-storage building on Parcel A. Phase 2 will consist of the
renovation and re-branding of the existing rental office on Parcel B. The proposal includes 8,958 SF of planting to
mitigate for impacts to 8,928 SF of on-site combined critical area buffers and setbacks from the West Tributary of
Kelsey Creek (a Type-F stream) and associated Category Ill wetland located off site.

FILE NUMBERS: 19-126040-LP,19-128994-LD & 19-130369-LO PLANNER: Mark Brennan, 425-452-2973

The Environmental Coordinator of the City of Bellevue has determined that this proposal does not have a
probable significant adverse impact upon the environment. An Environmental Impact Statement (EIS) is
not required under RCW 43.21C.030(2)(C). This decision was made after the Bellevue Environmental
Coordinator reviewed the completed environmental checklist and information filed with the Land Use
Division of the Development Services Department. This information is available to the public on request.

] There is no comment period for this DNS. There is a 14-day appeal period. Only persons who
submitted written comments before the DNS was issued may appeal the decision. A written appeal
must be filed in the City Clerk's office by 5:00 p.m. on

X This DNS is issued after using the optional DNS process in WAC 197- 11 -355. There is no further
comment period on the DNS. There is a 14-day appeal period. Only persons who submitted written
comments before the DNS was issued may appeal the decision. A written appeal must be filed in
the City Clerk’s Office by 5 p.m. on 10/22/2020

] This DNS is issued under WAC 197-11-340(2) and is subject to a 14-day comment period from the
date below. Comments must be submitted by 5 p.m. on . This DNS is also subject to
appeal. A written appeal must be filed in the City Clerk's Office by 5:00 p.m. on

This DNS may be withdrawn at any time if the proposal is modified so as to have significant adverse
environmental impacts; if there is significant new information indicating a proposals probable significant
adverse environmental impacts (unless a non-exempt license has been issued if the proposal is a private
project): or if the DNS was procured by misrepresentation or lack of material disclosure.

Elizabetiv Stead October 8, 2020

Environmental Coordinator
Elizabeth Stead, Land Use Director

OTHERS TO RECEIVE THIS DOCUMENT:

State Department of Fish and Wildlife / Stewart.Reinbold@dfw.gov

State Department of Ecology, Shoreline Planner N.W. Region / Jobu461@ecy.wa.gov;
sepaunit@ecy.wa.gov

Army Corps of Engineers

Attorney General ecyolyef@atg.wa.gov

Muckleshoot Indian Tribe glen.stamant@muckleshoot.nsn.us.; Fisheries.fileroom@muckleshoot.nsn.us
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Proposal Name and Address

Proposal Description:

File Numbers:

Applicant:
Planner:

Decisions Included:

State Environmental Policy Act
(SEPA) Threshold Determination:

Director’s Decision:

Development Services Department

Public Storage, 12385 Northup Way

Master Development Plan (MDP), Design Review and Critical Areas Land Use
Permit approval for a two-phase development on a site located in the Bel-Red
Office Residential (BR-OR) district. The proposed MDP will combine a 5.57-
acre lot (Parcel A) with a contiguous 1.44-acre lot (Parcel B) into a 7.01-acre
project limit (site) to facilitate the maximum development density for a new 4-
story internally serviced self-storage building and site improvements. Phase 1
of the MDP will include the demolition of three existing single-story self-
storage buildings and a covered RV parking area to construct the new self-
storage building on Parcel A. Phase 2 will consist of the renovation and re-
branding of the existing rental office on Parcel B. The proposal includes 8,958
SF of planting to mitigate for impacts to 8,928 SF of on-site combined critical
area buffers and setbacks from the West Tributary of Kelsey Creek (a Type-F
stream) and associated Category Ill wetland located off site.

19-126040-LP Master Development Plan (MDP)
19-128994-LD Design Review (ADR)
19-130369-LO Critical Area Land Use Permit (CALUP)

Scott Nicholson, MG2 Architects
Mark C. Brennan, Associate Planner

Process Il: Combined Master Development Plan, Design Review and Critical
Areas Land Use Permit

Determination of Non-significance

sy, Elizabeth Stead

Elizabeth Stead, Environmental Coordinator
Development Services Department

Approval with Conditions
Michael Brennan, Director
Development Services Department

s Elizabetiv Stead

Elizabeth Stead, Land Use Director

19-126040-LP

19-128994-LD 19-130369-LO

Application Date:

October 4, 2019

November 12, 2019

November 22, 2019

Notice of Application

November 7, 2019

December 19, 2019

January 9, 2020

Minimum Comment Period

November 21, 2019

January 6, 2020

January 23, 2020

Public Meeting:

November 19, 2019

Notice of Decision

October 8, 2020

Appeal Deadline

October 22, 2020

Information on how to appeal a proposal can be found by calling (425) 452-6864 or by visiting (https://bellevuewa.gov/city-
government/departments/development/zoning-and-land-use/public-notices-and-participation/participating-in-a-land-use-

decision. Comments on State Environmental Policy Act (SEPA) Determinations can be made with or without appealing the
proposal within the noted comment period for a SEPA Determination. To file an appeal, please e-mail to:
cityclerk@bellevuewa.gov and cc hearingexaminer@bellevuewa.gov, or mail to Bellevue City Hall, Attn: City Clerk, P.O. Box

90012, Bellevue, WA. 98009-9012. Any appeal of the Decision must be received by the City Clerk’s Office no later than 5 PM on
the date of the appeal deadline noted in the decision.
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REQUEST, PROPOSAL DESCRIPTION & REVIEW PROCESS

A. Request
Public Storage (the applicant) requests a Master Development Plan (MDP) approval, a Design
Review approval, a Critical Areas Land Use Permit (CALUP) approval and a Threshold
Determination under the State Environmental Policy Act (SEPA) for the following:

1. Master Development Plan (MDP) approval to combine Parcel A (south parcel), a 242,809 SF
(5.57-acre) lot with Parcel B (north parcel), an abutting 62,90 SF (1.44-acre) lot to the north
into a single 305,716 SF (7.01-acre) project limit (site) to utilize unused FAR on the north
parcel for the construction of a proposed new internally serviced 4-story mini self-storage
building and associated site improvements on the south parcel. The combined lots will be
referred to as the “site” in this report. The proposed site is located to the southwest of the
intersection of Northup Way and 124" Avenue NE in the Bel-Red Office Residential (BR-OR)
district. The south parcel is accessed from 124" Avenue NE, while the north parcel is
accessed from Northup Way.

Both existing parcels are owned by the applicant and are currently developed with mini self-
storage uses. The south parcel includes seven 1-story and one 2-story self-storage buildings
and a covered recreational vehicle (RV) storage area. The north parcel includes a site
storage rental office building.

The proposed MDP will include two phases as described below:

e Phase 1 of the MDP will include the demolition of three existing 1-story self-storage
buildings and covered RV parking area on the south parcel to construct the new 4-story
internally serviced self-storage building and associated site improvements.

e Phase 2 of the MDP will consist of the renovation and re-branding of the existing rental
office on the north parcel.

2. Design Review Approval (ADR) approval for a proposed new 185,900 GSF 4-story internally
serviced self-storage building on the south parcel of the site and associated site
improvements. and street frontage improvements on both lots, and

3. Critical Areas Land Use Permit (CALUP) to allow the disturbance of on-site stream critical
area buffer, wetland critical area buffers and critical areas setbacks for the removal of
existing impervious surface area and the construction of the new self-storage building and
adjoining site improvements. The proposed development will impact a total of 8,928 SF of
onsite combined stream and wetland critical area buffers and setbacks from the West
Tributary of Kelsey Creek (a Type-F stream) and an associated Category Ill wetland. To
mitigate for these impacts the applicant proposes 8,958 SF of native planting in the area .
The new planting area will be located at the southwest corner of the site on previously
paved (impervious surface) area. The impacts and mitigation require a CALUP with a critical
areas report subject to performance standards and criteria described in Section Il11.XX of this
report.
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B. Proposal Description
1. Site Design
Figure 1: Site Plan
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a. Site Access
The combined site will be accessed from Northup Way and 124" Avenue NE as follows:

e 124% Avenue NE (south parcel): Vehicle access from 124" Avenue NE will be provided
by a new driveway to be located at the southeast corner of the site, after the future
capital improvement project (CIP) to the 124" Avenue NE right-of-way is finished. In the
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interim, the site will continue to be accessed from an existing driveway along 124"
Avenue that will remain in use until the capital improvement project begins. Once the
CIP is underway, access to the new and existing self-storage buildings will be provided
from the driveway along Northup Way by an existing interior connecting road.

o Northup Way (north parcel): Vehicle access to the site will continue to be provided from
Northup Way by a re-constructed and widened driveway in the same location as the
existing driveway.

Refer to Transportation Review commentary in Section VIl of this report for a more
detailed description of the 124" Avenue NE CIP project and the re-constructed driveway
along Northup Way.

b. Parking and Loading

e Parking: There are 14 existing parking stalls adjacent to the existing site rental building
located along Northup Way. One of these stalls will be modified to accommodate an
ADA accessible stall and accessible path to the existing site office building. 14 new
parking stalls will be provided to the north of the new self-storage building, resulting in
a total of 28 parking stalls on site. The applicant has submitted documentation
demonstrating that the parking proposed will meet be adequate to accommodate the
proposed use, which is unspecified in the Land Use Code but per LUC 20.20.590.F.2, can
be approved through the submittal of documentation as provided above. Refer to
parking analysis by LSA, dated XXXXX in Attachment D of this report.

e Loading:
The new self-storage building is not anticipated to substantially increase the small
volume of trash and recycling materials currently generated by the existing
development. An existing loading area adjacent to the site rental office building along
Northup Way will continue to function as the location at which trash and recycling will
be picked up. Refer to Conditions of Approval regarding Provisions for Loading and
Building and Site Plans - Transportation in Sections XI.A & C of this report.

c. Landscaping

Existing landscaping on the site consists of trees, shrubs and associated plantings located
along existing site boundaries with adjoining development, along 124" Avenue NE and
between the two existing parcels to be combined under the proposed MDP. The site
contains 41 significant trees (predominantly coniferous) with a combined total of
approximately 462 diameter inches. No trees are proposed to be removed with the
proposal, with the exception of three deciduous trees located in the Northup Way right-of-
way that will be removed and replaced with new streets trees per the required street
frontage improvements. In addition to the new mitigation planting area at the site’s
southwest corner, new interior property line planting will be added along the site’s
boundary with the King County Metro East Base property to the south, and along the site’s
boundary with the 124" Avenue NE ROW to the east. This landscaping will include the
planting of numerous coniferous trees (Douglas Fir and Western Red Cedar) to screen the
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site from adjacent Metro site to the south and along 124%™

Existing perimeter landscaping with the abutting BR-R district to the west of the existing
north parcel will be augmented with new trees, as will existing interior property line
landscaping with the West Coast Self Storage property to the northeast of the site. New
arterial street-frontage landscaping will be planted along Northup Way and along 124"
Avenue NE after the completion of the future Capital Improvement Project through
payment of a fee-in-lieu of construction of the street-frontage landscaping. Refer to
Condition of Approval regarding Payment of Fee in Lieu of 124" Avenue NE Frontage
Improvements in Section XI.C of this report.

2. Building Design

The proposed self-storage building will be clad with a base of split-face concrete masonry units
(CMU) and a combination of flat and corrugated metal panels above. The building’s fagade along
124%™ Avenue NE will include an area of transparent glass set within a “bay window” form that
will be off-set from the adjoining fagade around it by approximately 3 FT. The use of the
proposed materials and colors will modulate the building’s large fagade areas. In particular, the
use of corrugated panels near the top of the building will provide pattern and texture and
complement the flat panels used on the building facades below. The Public Storage
standard/corporate orange panel color will be used as an accent at the building’s top and on the
offset bay along 124" Avenue, adding interest to the muted gray and white panel colors used
elsewhere. Refer to Conditions of Approval regarding Design Review Modifications, Exterior
Lights, Mechanical Equipment and Screening and Project Sign Design Package in Section XI.A,
C & D of this report.

Figure 2: Birds-eye View from 124" Avenue NE
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Figure 3: Colors & Materials
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Figure 6: West Elevation
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C. Review Process

Master Development Plan (MDP), Design Review (ADR) and Critical Areas Land Use Permit
(CALUP) permits are Process Il applications (LUC 20.35.200) with an administrative decision
made by the Director of Development Services. The SEPA Threshold Determination of Non-
significance is also a Process Il decision made by the Land Use Environmental Coordinator.
Appeals of Process Il decisions are heard by the Hearing Examiner. A description of each permit
type is included below.

1. Master Development Plan (MDP): A Master Development Plan application is a Process Il
application (LUC 20.35.200) with an administrative decision made by the Director of
Development Services (LUC 20.30V). Refer to Conditions of Approval regarding
Modifications to Master Development Plan and Recording of Master Development Plan in
Section XI.A & D of this report.

2. Design Review (ADR): The ADR application is the City’s mechanism to ensure that site
development and structures comply with the MDP and LUC regulations regarding structure
design and compatibility with surrounding uses. It also ensures that building development is
of high design quality

3. Critical Areas Land Use Permit (CALUP): A Critical Areas Land Permit (CALUP) is the
mechanism by which the City may approve limited use and disturbance of a critical area or
critical area buffer. The provisions of LUC 20.25H establish the uses and activities that may
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be allowed in a critical area or critical area buffer. The provisions of LUC 20.30P establish the
requirements for a Critical Areas Land Permit. Refer to Conditions of approval for impacts
associated with Critical Areas land use permit in Section XI of this report

Il.  LAND USE CONTEXT, SITE DESCRIPTION, CRITICAL AREAS AND ZONING

A. Land Use Context

The site abuts property previously developed with an existing self-storage building (West Coast
Self-Storage) located at the intersection of Northup Way and 124" Avenue NE. The site is
bounded by Northup Way to the north (west of the existing self-storage property) and by 124"
Avenue NE to the east (south of the existing self-storage property). Property to the east of 124"
Avenue NE is developed with existing self-storage buildings owned by Public Storage. To the
west, the site abuts a school bus maintenance facility for the Bellevue School District (BSD) and
to its south, the King County Metro Transit east base bus parking area. Metro property also
abuts the site along its south property boundary. The Metro property contains stream and
wetland critical areas associated with the West Tributary of Kelsey Creek, which is located near
the site’s west boundary and, as shown on Figure 3, above, wetland and stream buffer area that
extends into the site.

Figure 8: Site Context
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B. Site Description

The site is predominantly covered by impervious surface area consisting of existing buildings and
pavement. The site’s topography slopes from an elevation of 192 FT along Northup Way to an
elevation of 140 FT along the west boundary of the existing south parcel before sloping up to an
elevation of 145 FT at the site’s south boundary. In addition to the

critical area buffer and setback area described below, the site also includes 2,388 SF of steep
slope critical area and buffer located along the north edge of the south parcel, which will not be
touched nor impacted by the proposed development.

C. Critical Areas:

Critical Areas Functions & Values

a. Streams and Riparian Areas

Most of the elements necessary for a healthy aquatic environment rely on processes
sustained by dynamic interaction between streams and the adjacent riparian area (Naiman
et al., 1992). Riparian vegetation along stream banks provides a buffer to help mitigate the
impacts of urbanization (Finkenbine et al., 2000 in Bolton and Shellberg, 2001). Riparian
areas support healthy stream conditions.

Riparian vegetation, particularly forested riparian areas, affect water temperature by
providing shade to reduce solar exposure and regulate high ambient air temperatures,
slowing or preventing increases in water temperature (Brazier and Brown, 1973; Corbett
and Lynch, 1985).

Upland and wetland riparian areas retain sediments, nutrients, pesticides, pathogens, and
other pollutants that may be present in runoff, protecting water quality in streams (Ecology,
2001; City of Portland 2001). The roots of riparian plants also hold soil and prevent erosion
and sedimentation that may affect spawning success or other behaviors, such as feeding.

Stream riparian areas, or buffers, can be a significant factor in determining the quality of
wildlife habitat. For example, buffers comprised of native vegetation with multi- canopy
structure, snags, and down logs provide habitat for the greatest range of wildlife species
(McMillan, 2000). Vegetated riparian areas also provide a source of large woody debris that
helps create and maintain diverse in-stream habitat, as well as create woody debris jams
that store sediments and moderate flood velocities.

Sparsely vegetated or vegetated buffers with non-native species may not perform the
needed functions of stream buffers. In cases where the buffer is not well vegetated, it is
necessary to either increase the buffer width or require that the standard buffer width be
restored or revegetated (May 2003). Until the newly planted buffer is established the near-
term goals for buffer functions may not be attained.

Riparian areas often have shallow groundwater tables, as well as areas where groundwater
and surface waters interact. Groundwater flows out of riparian wetlands, seeps, and springs
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to support stream baseflows. Surface water that flows into riparian areas as direct
precipitation infiltrates into groundwater in riparian areas and is stored for later discharge
to the stream (Ecology, 2001; City of Portland, 2001).

b. Wetlands

Wetlands provide important functions and values for both the human and biological
environment—these functions include flood control, water quality improvement, and
nutrient production. These “functions and values” to both the environment and the citizens
of Bellevue depend on their size and location within a basin, as well as their diversity and
quality. While Bellevue’s wetlands provide various beneficial functions, not all wetlands
perform all functions, nor do they perform all functions equally well (Novitski et al., 1995).
However, the combined effect of functional processes of wetlands within basins provides
benefits to both natural and human environments. For example, wetlands provide
significant stormwater control, even if they are degraded and comprise only a small
percentage of area within a basin.

c. Geologic Hazard Areas
Geologic hazards pose a threat to the health and safety of citizens when commercial,
residential, or industrial development is inappropriately sited in areas of significant hazard.
Some geologic hazards can be reduced or mitigated by engineering, design, or modified
construction practices. When technology cannot reduce risks to acceptable levels, building in
geologically hazardous areas is best avoided (WAC 365-190).

Steep slopes may serve several other functions and possess other values for the City and its
residents. Several of Bellevue’s remaining large blocks of forest are located in steep slope
areas, providing habitat for a variety of wildlife species and important linkages between
habitat areas in the City. These steep slope areas also act as conduits for groundwater, which
drains from hillsides to provides a water source for the City’s wetlands and stream systems.
Vegetated steep slopes also provide a visual amenity in the City, providing a “green” backdrop
for urbanized areas enhancing property values and buffering urban development.
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Figure 9: Critical Area and Buffers
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D. Zoning

A site zoning map is provided below. The site is within in the Bel-Red Office Residential (BR-OR)
land use district.

Figure 10: Zoning Map

Bel-Red
Residential
(BR-R)
Zone Bel-Red General
Commercial (BR-
GC) Zone
Existing
Parcel B
Bel-Red Office
Residential (BR-
Project Site OR) Zone
(Proposed o as i
Proiect Limit w
207
Existing o :5:
Parcel A o & -

1940

1975

North

180/

s

lll.  CONSISTENCY WITH LAND USE CODE/ZONING REQUIREMENTS

A. General Provisions of the Land Use Code
1. Use

Uses are regulated by LUC 20.10.440 (Use Charts) and LUC 20.25D (Bel-Red Overlay District).
The proposed self-storage building is a permitted uses within the BR-OR land use district.

2. Dimensional Requirements
The dimensional and area requirements that apply in the BR-OR district are listed below and

the proposal is evaluated for consistency.

Table 1: Dimensional Requirements

Item Required Proposed Comments
Land Use BR-OR BR-OR
Designation

(Bel-Red Office

LUC 20.25D.020 Residential Land Use

District)
Project Limit No minimum 305,715 SF
indicated Parcel A (242,808 SF

+ Parcel B (62.907 SF)
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Building Height
LUC 20.25D.080.A

70 FT

46 FT

Meets Land Use Code (LUC)
requirement.

Floor Area Ratio:
LUC 20.25D.080.A
LUC 20.25H.045

Base/Maximum 1.0 =
302,880 GFA

0.99 = 299,977 GFA

Meets LUC requirement.
Refer to Table 2: FAR below.

Front, Rear & Side
Setbacks
LUC 20.25D.080.A

Front, rear & side
yards: O FT

Front (from 124%
Avenue NE): varies,
minimum approx.
105 FT

Rear (south) approx.
40 FT

Side (west): varies,
minimum approx. 99
FT

Meets LUC requirements.

Maximum
Impervious Surface
Area/Lot Coverage
LUC 20.25D.080.A

(footnote 6) &
LUC 20.20.460.F

75% = 229,286 SF

82% = 250,686 SF

Meets LUC requirement. Refer
to discussion of Impervious
Surface Area following this table

Parking
LUC 20.25D.120 &
LUC 20.20.590

Unspecified Use

28
(14 existing to
remain + 14 new)

Meets LUC requirement. Refer
to discussion of Parking
following this table.

Loading Area
LuC
20.20.590.K.4.b

One 10 FT-wide by 55
FT-long dedicated
loading space

10 FT-wide by 30 FT-
long loading areas
will be provided

Meets LUC requirement per LUC
20.20.590.K.4.b.ii for reduced
loading stall length.

Mechanical
Screening:
LUC 20.20.525

Exposed mechanical
equipment on roof to
be screened by a
solid, non-reflective
visual barrier.

Exposed mechanical
equipment on roof to
be screened by solid,
non-reflective
corrugated metal
panels.

Meets LUC requirement.

Refuse & Recycling
LUC 20.20.725

Refuse and recycling
collection area to be
provided.

Refuse and recycling
collection will
continue to be
provided adjacent to
the existing site
rental/office building
on Northup Way.

Meets LUC requirement.
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Landscaping
LUC 20.25D.110

Arterial Street
Frontage
Landscaping:

Perimeter

Landscaping:

Interior Property
Line

Arterial Street

Frontage

e 6-FT wide
sidewalk

e 5-FT wide

planting strip

e Street trees:
Minimum 2 %"
caliper @ 30 FT
on center max.

20 FT-wide

landscape buffer

with BR-R district to

the west.

e Trees provided at
20 FT on-center.

e Evergreen shrubs at
3 FT on center.

e Ground cover
provided as
necessary

10 FT-wide landscape

buffer

e Trees provided at
30 FT on-center.

o Shrubs and
groundcover at on
center.

Northup Way:

o 8-FT wide
sidewalk

e 5-FT wide

planting strip

e Street trees:
Minimum 2 %"
caliper @
approx. 30 FT on
center.

124" Avenue NE:
Applicant will pay a
fee in lieu of
constructing arterial
street-frontage
improvements after
the completion of
the future 124
Avenue NE CIP
upgrades.

Existing mature trees
and associated
landscaping in this
buffer to be left
undisturbed and
augmented with 13

new coniferous trees.

New 20 FT-wide
landscape buffer
along south (interior)
property line will be
provided. New
coniferous trees to

As conditioned, meets LUC
requirements.

Northup Way:

e Designated street tree
(Fraxinus pennsylvanica
‘Summit Ash’ has been found
to be prone to disease and
will be replaced with (A.
rubrum) ‘October Glory’.

124" Avenue NE

Refer to Transportation Review
commentary in Section VI of
this report for more
information regarding the
future 124™ Avenue NE CIP
upgrades. The species of street
trees to be provided along 124"
Avenue NE has not been
finalized.

Refer to Conditions of Approval
regarding Payment of Fee in
Lieu of 124*" Avenue NE
Frontage Improvements,
Equipment Boxes, Final
Landscape and Irrigation Plans,
Street Trees and Right-of-
Way/Streetscape Landscaping,
Streetscape Irrigation (Right-of-
Way and Site), Landscape
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e Ground cover be provided to Installation Assurance Device,
provided as augment existing Landscape Maintenance
necessary mature landscaping Assurance Device and
to be left Maintenance Agreement with
undisturbed. the City of Bellevue in Section
XI.B,C & D of this report.

Impervious Surface Area

The proposed site (305,715 SF) includes 87% (265,973 SF) of existing impervious surface area, which
exceeds the 75% maximum allowed after critical areas and critical area buffers are subtracted from
the total site area in the BR-OR District per LUC 20.25D.080.A. Footnote (6). The proposal (new self-
storage building and associated site development) will reduce impervious surfaces on site to 82%
(250,686 SF). Per LUC 20.20.40.F, existing impervious surfaces will not be considered non-
conforming as long as proposed changes to existing impervious surfaces do not add additional area.
Therefore, the proposal meets the impervious surface requirement and improves the existing
condition by reducing the overall amount of impervious surface.

Parking:

For the total 299,978 GFA proposed (refer to Table 2 below) 28 parking spaces will be provided,
consisting of 14 existing spaces and 14 new spaces at the proposed building, resulting in a ratio of
0.086 (0.09) parking spaces per 1,000 GFA. This ratio is consistent with the average for similar Public
Storage facilities as described in the parking analysis by LSA in Attachment D of this report.

B. Floor Area Ratio (FAR):

As described in Section | of this report, the applicant proposes to combine two contiguous existing
parcels (Parcel A and Parcel B) in the Bel-Red Office Residential (BR-OR) district into a single project
limit to maximize available FAR for the new self-storage building on Parcel A by harvesting unused
FAR on Parcel B as described below:

e Parcel A has a gross site area of 242,808 SF and is currently developed with eight existing self-
storage buildings totaling 83,162 GFA (Gross Floor Area). Three buildings with a combined area
of 23,252 GFA will be removed, leaving five buildings totaling 59,910 GFA to remain. Parcel A
includes 28,809 SF of critical area and critical area buffer. As calculated below, Parcel A has a
maximum allowable FAR of 239,999 SF, which allows for a maximum of 180,089 SF of additional
FAR (239,999 SF - 59,910 SF = 180,089 SF).
o (Buildable area x Max FAR)+(Critical area x Max FAR x Development Factor)

[(214,719 SF x 1.0) + (28,089 SF x 1.0 x 0.9) = 239,999 SF]

e Parcel B (existing) has an area of 62,907 SF and is currently developed with a 56,299 GFA
building to remain. No change to the existing FAR on Parcel B are proposed. As calculated
below, the parcel has a maximum allowable FAR of 62,881 SF.FAR that the applicant proposes to
be utilize to achieve the desired development potential for the new self-storage building on
Parcel A. 62,881 — 56,299 = 6,582 GFA to be utilized for the desired FAR for the new self-storage
building.
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o (Buildable area x Max FAR)+(Critical area x Max FAR x Development Factor)
[(61,617 SFx 1.0) + (1,290 SF x 1.0 x 0.98) = 62,881 SF]

Boundary & Topographic Survey)

Table 2: FAR
Parcel A Parcel B
Existing Parcel Area (Gross Area) 242,808 SF 62,907 SF
Proposed Project Limit: Parcel A + 305,715 SF
Parcel B (Gross Site Area) [242,808 SF (Parcel A) + 62,907 SF (Parcel B) = 305,715 SF]
Critical Area (as indicated on 28,089 SF 1,290 SF

(1,098 SF steep slope and
buffer+ 26,991 SF stream and
wetland buffer = 28,089 SF)

(steep slope and buffer)

Combined Critical Area 29,379 SF
(28,089 + 1,290 = 29,379 SF)
Net Parcel Area (Buildable Area for 214,719 SF 61,617 SF
FAR (Parcel Area (Gross) — Critical (242,808 SF — 28,089 SF = (62,907 SF — 1,290 SF =
Area) 214,719 SF) 61,617 SF)
Net Combined Area (Buildable 276,336 SF
Area) for FAR (214,719 SF + 61,617 SF = 276,336 SF)
Maximum Development Potential 239,999 SF 62,881 SF
Floor Area Ratio (FAR). (see above)
Maximum Development Potential 302,880 SF
Floor Area Ratio (FAR) Combined (239,999 SF + 62,881 SF = 302,880 SF]
Existing GFA 83,162 SF | 56,299 SF
Existing GFA Combined 139,461 SF
(83,162 SF + 56,299 SF = 139,461 SF)
Existing GFA to be removed 23,252 SF
Existing GFA to Remain 59,910 SF 56,299 SF
(83,162 SF— 23,252 SF =
59,910 SF)
Combined Existing GFA to Remain 116,209 SF
(59,910 + 56,299 = 116,209 SF]

Proposed New GFA (4-story self- 183,768 SF
storage building)
Total Proposed GFA 299,977 SF

(116,209 SF + 183,768 SF = 299,977 SF)
Proposed FAR .99

(299,977 / 302,880 = .99)
Excess FAR Available 2,903 SF
(302,880 SF - 299,977 SF = 2,903 SF)

Net Change in Site Development 160,516 SF

(299,977 SF— 139,461 SF = 160.516 SF)
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Refer to Condition of Approval regarding Recording of Master Development Plan in Section XI.D of
this report.

C. Critical Areas Requirements LUC 20.25H
The City of Bellevue Land Use Code Critical Areas Overlay District (LUC 20.25H) establishes
standards and procedures that apply to development on any site which contains in whole orin
part any portion designated as critical area or critical area buffer. The critical areas report is
intended to provide flexibility for sites where the expected critical area functions and values are
not present due to degraded conditions or other unique site characteristics, or for proposals
providing unique design or protection of critical area functions and values not anticipated by this
part. The scope and complexity of information required in a critical areas report will vary,
depending on the scope and complexity and magnitude of impact on critical areas and critical
area buffers associated with the proposed development. Generally, the critical areas report
must demonstrate that the proposal with the requested modifications leads to equivalent or
better protection of critical area functions and values than would result from the application of
the standard requirements. Where the proposal involves restoration of degraded conditions in
exchange for a reduction in regulated critical area buffer on a site, the critical areas report must
demonstrate a net increase in certain critical area functions.

The site includes steep slope critical area and buffer along a portion of the existing north
boundary of Parcel as it abuts Parcel B. The site also includes both stream and wetland buffer
areas associated with the West Tributary of Kelsey Creek (a Type-F stream) and Category lll
wetland (Wetland A) to the west of the site. No impacts to the steep slope and buffer are
proposed. Impacts to the stream and wetland buffers will be mitigated as described in below.

1. Consistency with LUC 20.25H.080 and 20.25H.100-perfmance standards
Development on sites with a Type S or F stream, wetlands, or associated critical area
buffer shall incorporate the following performance standards in design of the
development, as applicable.

a. Lights shall be directed away from the stream and wetland critical area buffers.
Finding: Minimal new (security) lighting will be proposed for the west fagade of the new
self-storage building. The security lighting will be comprised of two fixtures designed
with cut-offs to direct light away, to the extent feasible, from the stream and wetland
critical area buffers. Refer to Condition of Approval regarding Shielded Lights in
Section XI.C of this report.

b. Activity that generates noise such as parking lots, generators and residential uses shall
be located away from the stream and wetland critical area buffers , or any noise shall
be minimized through use of design and insulation techniques.

Finding: Parking for the new self-storage building will be located along the north side of
the building, away from the stream and wetland buffer area. No exterior generators or
residential uses are proposed.
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c. Toxic runoff from new impervious area shall be routed away from the stream and
wetland critical area buffers.
Finding: No toxic run-off will be generated from new impervious surfaces. All water run-
off will be treated orior ta discharge from the site. Refer to Utilities Department
commentary in Section VI.C = of this report below.

d. Treated water may be allowed to enter the stream and wetland critical area buffers.
Finding: Treated water will enter the stream and wetland critical area buffers associated
with the West Tributary of Kelsey Creek and Category lll wetland buffers. Refer to
Utilities Department commentary in Section vi.c of this report below.

e. The outer edge of the stream and wetland critical area buffers shall be planted with
dense vegetation to limit pet or human use.
Finding: The plans submitted indicate that 8,958 SF of native vegetation will be planted
within previously paved stream and wetland buffer, including dense vegetation along
the outer edge of the planting area to limit potential use by human or pets. Refer to
Conditions of Approval regarding Clearing and Grading Permit Required, Final
Mitigation Plan, Final Mitigation Plan Performance Standards and Maintenance and
Monitoring, Maintenance and Monitoring Surety and Maintenance and Monitoring
Reports in Section XI.B & D of this report.

f.  Use of pesticides, insecticides and fertilizers within 150 feet of the edge of the stream
and wetland critical area buffers shall be in accordance with the City of Bellevue’s
“Environmental Best Management Practices,” now or as hereafter amended.
Finding: No use of pesticides, insecticides and fertilizers is expected within 150 feet of
the edge of the stream/wetland critical area buffer. Any applications would be
conducted in accordance with the City of Bellevue’s “Environmental Best Management
Practices.” Refer to Conditions of Approval regarding Pesticides, Insecticides and
Fertilizers in Section XI.B of this report.

2. Consistency with Critical Areas Report LUC 20.25.230

As described in the Critical Areas Report and Detailed Mitigation Plan by Talasaea
Consultants and shown on Figure 9 in Section |l of this report above, the construction of the
proposed new self-storage building and associated site improvements will require the
removal of 8,928 SF of existing impervious surface area that is within overlapping stream
and wetland critical area buffers and structure setbacks from the West Tributary and
Category Il Wetland A to the west and southwest of the site. These existing buffers and
setback areas have been degraded due to previous development of the site (the
construction of existing impervious surface area) and as a result their expected functions
and values do not exist.

The report indicates the project will impact overlapping stream and wetland buffer and
structure setback on site as indicated and as illustrated on Figure 9 below. The applicant will
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plant 8,958 SF of native vegetation within existing critical area buffers on site as mitigation,
which is expected to provide the necessary net increase of critical area and buffer functions.

RESPONSE TO APPLICABLE DESIGN GUIDELINES
Per LUC 20.25D.150, each development within a Bel-Red land use district must comply with the
provisions of the following Bel-Red Subarea Design Guidelines

Character and Site Guidelines

Integrate the Natural Environment

Promote Architectural Compatibility

Establish and Strengthen Gateways

Protect and Enhance Surface Water Resources
Integrate Art

uhkwnNnRE

Response: The Public Storage project will improve the site’s integration within the existing natural
environment through the provision of additional landscaping, including the 8,958 SF of planting area
at the site’s southwest corner to mitigate for impacts to existing critical area buffers and setbacks as
described above. The new building will promote architectural compatibility with nearby existing self-
storage buildings; particularly the West Coast Self-Storage Building to the northeast of the site.

Pedestrian Emphasis Guidelines

Define the Pedestrian Environment

Enhance the Pedestrian System

Protect Pedestrians from the Elements
Create a Variety of Successful Outdoor Spaces
Provide Places for Stopping and Viewing

ok wnN R

Response: The Public Storage project will enhance the current pedestrian system through the
provision of new 8 FT-wide public sidewalk and new 5 FT-wide planting strip along Northup Way.
This will improve the existing conditions by separating vehicular traffic from pedestrians with new
landscaping, and removing existing tree wells, which intermittently reduced the existing clear
pedestrian path to 4 FT. Along 124" Avenue NE, the applicant will pay a fee-in-lieu for construction
of a new 8 FT-wide sidewalk and 5-FT-wide planting strip that will be installed at the completion of
the future CIP. Through the CIP, a new public sidewalk and planting strip will be added to the 124t
Avenue NE right-of-way where none currently exists.

Architectural Guidelines

Encourage High Quality Materials

Provide Interesting Building Massing

Create Attractive Building Silhouettes and Rooflines

Foster Attractive Rooftops

Promote Welcoming Residential Entries

Promote Visually Interesting Upper Floor Residential Windows

ok wnN R



12385 Northup Way

Public Storage Combined Staff Report
19-126040-LP, 19-128994-LD, 19-130369-LO
Page 21 of 50

Response: As shown on the exterior elevations and materials board in Section Il of this report, the
new Public Storage building will be clad with a high-quality materials palette consisting of a split-
face concrete masonry unit (CMU) base with metal siding, in both flat and corrugated profiles
above. The building’s facade along 124" Avenue NE will feature a large expanse of windows that
provide transparency into the building and which are organized into a “bay” that sits outward from
the facade to provide modulation. The use of corrugated profile metal siding will add texture and
visual interest along the building’s roofline.

Lighting Guidelines
1. Orient Lighting toward Sidewalks and Public Spaces
2. Integrate Building Lighting

Response: The proposal will incorporate lighting fixtures necessary for customer access and site
security. All exterior lighting proposed must be dimmable and incorporate cut off shields to
decrease light pollution off the site, and is the minimum required for safety and security throughout
the development. Refer to the Condition of Approval regarding Exterior Lights in Section XI.C of

this report.

PUBLIC NOTICE AND COMMENT
19-126040-LP 19-128994-LD 19-130369-LO
Application Date: October 4, 2019 November 12, 2019 November 22, 2019
Public Notice (500 feet): November 7, 2019 December 19, 2019 January 9, 2020
Minimum Comment Period November 21, 2019 January 6, 2020 January 23, 2020
Public Meeting: December 19, 2019

The permits associated with the project were publicly noticed in the City’s Weekly Permit Bulletin
and Seattle Times as indicated above, with notice mailed to property owners within 500 feet of the
project site. Public information signs were installed on the site the same day. A public meeting was
held at the City of Bellevue on December 19, 2019. No members of the public attended the meeting.
As of this writing, six written comments have been received regarding the proposal, and there are
three parties of record besides the applicant.

Below are the comments received by the City regarding this proposal:

Comment 1: “Metro is concerned about the effect this construction will have on the hundreds of
buses that go in and out of East Base and Bellevue Base on 124 Ave NE. Please include a request
that the contractor work with Construction Coordination to maintain access to the 124 SE roadway
at all times so that all buses entering and leaving can do so in a timely manner”

Response: Prior to the start of any construction activity the applicant will reach out to King County
Metro Transit via the contact information provided to discuss potential impacts.

Comment 2: “If the construction project will impact Northup Way, this will be a problem! With
part of 124" Av NE already under Construction Metro cannot afford another project to start until
124™ Av NE is at least 80 % percent complete. Metro has nowhere to send our buses. Looking at
the diagram it’s hard to see how this will impact traffic flow on Northup Way & 124" Av NE
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roadway. Metro will need more information to determine how this construction would impact
traffic flow.”
Response: Refer to applicant response to Comment 1 above.

Comments 3 & 4: “For any project updates or changes, please contact Metro staff Luka
Ukraincczyk LUkrainczyk@kingcounty.qov, Terrie Kennedy Terrie.Kennedy@kingcounty.qov, Kenneth
Johnston Kenneth.Johnston@kingcounty.qov, Jeff Garland; Jeff.Garland@kingcounty.gov;
Construction.Coord@kingcounty.gov, plansreview@kingcounty.gov, and Liz Gotterer at
Liz.Gotterer@kingcounty.gov.

Refer to: https://www.kingcounty.gov/transportation/kcdot/MetroTransit/Construction.aspx for
more information.”

Response: Refer to applicant response to Comment 1 above.

Comment 5: “The Critical Areas Report and Conceptual Mitigation Plan (Talasea November 2019)
describes the West Tributary of Kelsey Creek as a Type N (non-fish-bearing water). We

disagree. The West Tributary of Kelsey Creek should be treated as a Type F (potential fish-bearing
water) as it meets the physical criteria for a potential fish-bearing water. The stream
classification was determined in two previous City of Bellevue technical reports; one for the 124
Avenue Widening Project and the other for the 120" Avenue NE widening (Stages 3A, B, C, D)
project. The stream was determined to be Type F in this reports (see attached). Further, the City
of Bellevue planned to replace the culvert on 124" Ave NE and make it fish passable which would
only logically occur if the stream was a Type-F stream. Based on this information, the project
needs to be reevaluated considering potential impacts to the West Tributary of Kelsey Creek as a
Type F and not a Type N stream. We believe this would affect both the project stream buffer
impact analysis and mitigation requirements.”

Response: The response letter of February 3, 2020 by Talasaea Consultants, Inc. to the Muckleshoot
Tribe indicated: “The Tribe’s assessment is accurate that West Tributary of Kelsey Creek is a Type-F
stream at this location and calling this a Type-N stream was an erroneous statement. However,
Bellevue Land Use Code Chapter 20.25H.075.C.1 notes that West Tributary Kelsey Basin — Open
Stream. Regardless of type, open stream segments of the West Tributary on developed and
undeveloped sites shall have a stream critical area buffer of 50 feet, measured from the top-of-bank
FT.”

Comment 6: “Based on review of the State Environmental Policy Act (SEPA) checklist associated
with this project, the Department of Ecology (Ecology) has the following comment: If
construction/developmental work is to include de-watering, be advised that the neighboring
property located at 1975 124" Avenue NE is a cleanup site (Metro Transit East Base, Cleanup Site
#7067”, Department of Ecology ISIS database) with an active groundwater plume. Groundwater at
the Metro Transit East Base flows toward the subject property of this SEPA review.

Response: The letter including this information has been passed on to the applicant and they have
forwarded it to the project team
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TECHNICAL REVIEW

A. Transportation Review

Site Access and Loading

The project site is located on the west side of 124" Avenue NE south of Northup Way. The
project includes two adjacent parcels: 12385 Northup Way, and 2001 124 Avenue NE. The site
currently contains 8 existing self-storage buildings and a site rental office building. Site access is
provided from 124" Avenue NE and Northup Way via two existing driveways. A roughly 25-foot-
wide commercial driveway provides access between the two parcels.

In the vicinity of this project, Northup Way is a five-lane road classified as a minor arterial, and
124%™ Avenue NE is a four-lane road classified as a major arterial. The site is bordered by the King
County Metro Bus base to the west and south, commercial buildings across 124" Avenue NE and
a self-storage building to the immediate northeast of the site. This development will replace
three existing self-storage buildings and a covered RV storage area with a four-story self-storage
building containing 183,768 square feet (GFA) of self-storage space which is a net site increase
of 160,516 square feet. There is currently an 8-foot-wide sidewalk along the Northup Way
frontage, and no sidewalk with curb and gutter along the 124" Avenue NE frontage.

There is a future CIP planned to reconstruct 124" Avenue NE from NE 8" Street to Northup
Way. This CIP project plans to raise the grade of 124" Avenue NE significantly, widen 124
Avenue NE to five lanes, and construct an 8-foot-wide sidewalk and 5-foot-wide planter strip
with and a large retaining wall along the Public Storage frontage.

Vehicular access to the proposed project will be provided via the reconstructed 38-foot-wide
driveway on Northup Way, and a new minimum 30-foot-wide driveway off of 124" Avenue NE,
replacing the existing driveway. Construction of the Public Storage development is expected to
be completed before the start of construction of the 124" Avenue NE CIP project. The final
location of the 124" Avenue driveway cannot be constructed by the applicant until the CIP
project is completed due to the grade change of the 124" Avenue NE profile. A future driveway
approach connection on the private property side will be constructed on the south side of the
124%™ Avenue NE frontage that will tie into the future 124" Avenue NE profile. The existing
driveway on 124" Avenue NE will be maintained by this development in the interim condition
until construction begins on the CIP project. From the time construction begins on the CIP
project until the project is completed, the Public Storage site will gain access through the
driveway on Northup Way. At the time 124%™ Avenue NE is constructed to the final elevation, the
CIP project will construct the driveway approach in the new driveway location near the
southeast corner of the site.

Pedestrian access to the site will be provided by a new 8-foot-wide sidewalk along Northup Way
and 124" Avenue NE.

Loading, drop-off/pick-up, and garbage pickup will take place on site in the designated loading
areas. Truck turning movement exhibits were submitted for review demonstrating that a
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garbage truck, fire truck, and an SU-40 can maneuver through the through the site. All loading,
delivery, garbage and recycling services must be contained within the project site. No portion of
the city right of way may be used for these services.

The driveway entrance on Northup Way will continue to be limited to right-in/right-out vehicle
access only. There is an existing c-curb in Northup Way that prevents left turns in and out of the
site. The future driveway entrance on 124" Avenue NE will be full access. Refer to Conditions of
Approval regarding Provisions for Loading and Vehicular Access Restrictions in section XI.A of

this report.

Street Frontage Improvements

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to provide
infrastructure improvements with a consistent and attractive appearance, the construction of
street frontage improvements is required as a condition of development approval. The design of
the improvements must conform to the requirements of the Americans with Disabilities Act, the
Transportation Development Code (BCC 14.60), and the provisions of the Transportation
Department Design Manual.

The project site is located on the west side of 124" Avenue NE, just south of Northup Way. The
site currently contains 9 existing self-storage buildings and a covered RV storage area, gaining
access to 124" Avenue NE and Northup Way via two existing driveways. In the vicinity of this
project, Northup Way is a five-lane road classified as a minor arterial, and 124" Avenue NE is a
four-lane road classified as a major arterial. The site is bordered by the King County Metro Bus
base to the west and south, commercial buildings to the west, and a storage building to the
east. This development will replace three of the existing self-storage buildings and the covered
RV storage area with a four-story self-storage building containing 183,768 square feet of self-
storage space, which is a net increase of 160,516 square feet. There is currently an 8-foot-wide
sidewalk along the Northup Way frontage, and no sidewalk with curb and gutter along the 124"
Avenue NE frontage.

Frontage improvements will be required along Northup Way and 124" Avenue NE. There is a
future CIP planned to reconstruct 124" Avenue NE from NE 8% Street to Northup Way. This CIP
project plans to raise the grade of 124" Avenue NE significantly, widen 124" Avenue NE to five
lanes, and construct an 8-foot wide sidewalk and 5-foot wide planter strip with and a large
retaining wall along the Public Storage frontage. Due to the rise of the road profile by the CIP
project, it is not feasible for the Public Storage development to construct the required 124
Avenue NE frontage improvements to match the final elevation of the future road. The Public
Storage development will not be required to construct frontage improvements along 124"
Avenue NE at the time of construction. The developer must pay a fee in lieu to the city equal to
the cost of constructing the 124 Avenue frontage improvements. This includes the cost of
constructing the sidewalk, planter strip, driveway approach, curb and gutter, and any private
fence on the public retaining wall.

Frontage improvements required by the developer include:
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1.

2.

124" Avenue NE

a. Pay afeein lieu of constructing frontage improvements equal to the cost of installing
the 8-foot-wide sidewalk, 5-foot-wide planter strip, minimum 30-foot-wide driveway
approach, any private fence required for site security, and curb & gutter.

b. Coordinate any construction on 124" Avenue NE with the City’s CIP contractor.

Northup Way

a. Install a minimum 8-foot-wide sidewalk, minimum 5-foot-wide planter strip, retaining
wall, pedestrian safety railing, and new curb and gutter along the project frontage.

b. Install reconstructed 38-foot-wide driveway approach.
Street lighting along the frontage is required to meet City of Bellevue standards.

Refer to Conditions of Approval regarding Civil Engineering Plans — Transportation, Building

and Site Plans — Transportation, Payment of Fee In Lieu of 124" Avenue NE Frontage

Improvements and Street Frontage Improvements and Pavement Restoration in section XI.B,

C & D of this report.

A combined street tree and street light plan is required for review and approval prior to
completion of engineering and landscape plans. The goal is to provide the optimum number
of street trees while not compromising the light and safety provided by streetlights. Street
trees and streetlights must be shown on the same plan sheet with the proper separation
(generally 25 feet apart) and the proper spacing from driveways (ten feet from Point A in
standard drawing SW-140-1 or equivalent).

The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not exceed
two percent. The sidewalk cross slope may be less than two percent only if the sidewalk has
a longitudinal slope sufficient to provide adequate drainage. Bellevue’s standard for curb
height is six inches, except where curb ramps are needed. The engineering plans must
comply with these requirements, and must show adequate details, including spot
elevations, to confirm compliance. New curb and sidewalk shall be constructed in
compliance with these requirements. Building elevations shall be consistent with the
required curb and sidewalk elevations. Spot elevations must be included in the building
plans in a manner that proves that building elevations are designed to correspond to the
sidewalk elevations shown in the engineering plans, especially at entrances and other key
points. Curb and sidewalk elevations will not be revised to fit the building, and city
inspectors may require spot surveys during construction in order to confirm the required
elevations.

ADA also requires provision of a safe travel path for visually handicapped pedestrians.
Potential tripping hazards are not allowed in the main pathway. Any planter boxes installed
in the sidewalk to improve pedestrian sight distance at driveways must be designed to
reduce the tripping potential and must not extend more than two feet into the public
sidewalk. Traffic signal controller boxes and streetlight contactor cabinets must be located
so as not to interfere with the main pedestrian path. Buildings shall be designed so that
doors do not swing out into the pedestrian path. Installation of colored or textured bands to
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guide pedestrians in the direction of travel is advisable, subject to the requirements for non-
standard sidewalk features. ADA-compliant curb ramps shall be installed where needed,
consistent with City and WSDOT standard drawings. If such standards cannot be met, then
deviation from standards must be justified on a Design Justification Form to be filed with the
Transportation Department.

3. The new landscaping planter strip within the sidewalk along Northup Way shall be irrigated
with a private metered water source. Electrical connections for lighting in planter strips may
be allowed, if installed in compliance with the electrical code and subjected to an electrical
inspection. Irrigation devices and electrical components shall not create a tripping hazard in
the sidewalk. Installation of the proposed planter shall include a spray irrigation system, soil
preparation, root barrier and plantings. Root barrier and soil preparation are described in
Standard Drawings SW-120-1 and SW-130-1. Landscaping in the right-of-way shall be
maintained by the abutting property owner(s) unless maintenance has been accepted by the
city.

4. The driveway on Northup Way shall have an approach width of 38 feet, and the driveway
approach on 124" Avenue shall have an approach width of at least 30 feet as defined in
standard drawing SW-170-1 or equivalent. The driveway apron design shall be consistent
with standard drawing SW-140-1 or equivalent.

5. To the extent feasible, no new utility vaults that serve only one development will be allowed
within a public sidewalk. Vaults serving a broader public purpose may be located within a
public sidewalk. To the extent feasible, no utility vaults may be located within the primary
walking path in any sidewalk.

6. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed within ten
feet of a driveway edge, defined as Point A in standard drawing SW-170-1 or equivalent.
Fixed objects are defined as anything with breakaway characteristics greater than a four-
inch by four-inch wooden post.

Right-of-Way and Easements

The applicant shall provide sidewalk and utility easements to the City as needed to encompass
the full required width of any sidewalks and retaining walls located outside the city right of way
fronting this site.

The street frontage improvements constructed by the applicant on Northup Way and 124
Avenue NE will move the back of the public sidewalk behind the right-of-way line and will
require new easements to accommodate the public improvements. No additional right-of-way
will be required on either frontage. On Northup Way and 124" Avenue NE, the applicant will be
required to provide a sidewalk, utilities, and wall easement to the back of the new retaining
wall. The applicant will also be required to provide wall maintenance easements for a minimum
of 5 feet behind the retaining walls on 124" Avenue NE and NE Northup Way to provide city
staff sufficient space to maintain these walls. Refer to Conditions of Approval regarding Existing
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Easements, Sidewalk/Utility/Retaining Wall Easements and Retaining Wall Maintenance
Easement in Section XI.B of this report.

Use of the Right of Way During Construction

Applicants often request use of the right of way and of pedestrian easements for materials
storage, construction trailers, hauling routes, fencing, barricades, loading and unloading and
other temporary uses as well as for construction of utilities and street improvements. A Right of
Way Use Permit for such activities must be acquired prior to issuance of any construction permit
including demolition permit. Sidewalks may not be closed except as specifically allowed by a
Right of Way Use Permit. Refer to Condition of Approval regarding Right-of-Way Use Permit in
Section XI.B of this report.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide developers with
guidance as to the extent of resurfacing required when a street has been damaged by trenching
or other activities. Under the Trench Restoration Program, every street in the City of Bellevue
has been examined and placed in one of three categories based on the street’s condition and
the period of time since it has last been resurfaced. These three categories are, “No Street Cuts
Permitted,” “Overlay Required,” and “Standard Trench Restoration.” Each category has different
trench restoration requirements associated with it. Damage to the street can be mitigated by
placing an asphalt overlay well beyond the limits of the trench walls to produce a more durable
surface without the unsightly piecemeal look that often comes with small strip patching.

Near the development site, Northup Way is classified as Grind and Overlay required. Should
street cuts prove unavoidable or if the street surface is damaged in the construction process, a
half-street or full-street (depending on the extent of street cuts or damage) grind and overlay
will be required for a minimum of 50 feet.

Near the development site, 124" Avenue NE is classified as Standard Trench Restoration
required. Any street cuts will require pavement restoration per standard drawing RC-190-1.
Refer to Condition of Approval regarding Pavement Restoration in Section XI.D of this report.

B. Utilities Review
The development proposed for this application has been reviewed on a conceptual basis and
can be feasibly constructed under current utility codes and standards without requesting
modifications or deviations from them. Major changes to the design or information submitted
under this permit may cause delay in approval of future construction permits. It is the
applicant’s responsibility to verify the accuracy all field information and data gathered for the
utility design and feasibility of this project. Refer to Condition of Approval regarding Utilities
Conceptual Approval in Section XI.A of this report.

C. Clearing and Grading
Clearing and Grading Permit Required: Approval of the Critical Areas Land Use Permit and the
Design Review Applications does not constitute an approval of any construction permit. An
application for a clearing and grading permit must be submitted and approved before
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construction can begin. Plans submitted as part of any permit application shall be consistent
with the activity permitted under this approval and all geotechnical recommendations included
in the Geotechnical Exploration and Analysis. Refer to Conditions of Approval regarding
Clearing and Grading Permit Required, Geotechnical Review: Geotechnical Inspection and
Rainy Season Restrictions in Section XI.B of this report

D. Fire
The Bellevue Fire Department Prevention Division has reviewed the submittal in accordance
with the 2015 International Fire Code, 2015 International Building Code, City of Bellevue
requirements, and good fire protection practices. This review was based upon, and limited to,
the information presented on drawings and/or materials received in our office. The Fire
Department can approve the application, subject to the following conditions. Refer to
Conditions of Approval regarding Automatic Standpipe System, Emergency Responder Radio
System and Key-Box Access System in Section XI.C of this report.

E. Building
Approved. There are no Building Division conditions applicable to this stage of the design
process. A complete review for compliance with applicable building codes will occur under the
Building permit application(s).

STATE ENVIRONMENTAL POLICY ACT (SEPA)

Environmental review is required for the proposal under the State Environmental Policy Act

(SEPA), Chapter 43.21C RCW and Washington Administrative Code (WAC) 197-11, and the City’s
Environmental Procedures Code, Chapter 22.02 of the Bellevue City Code (BCC). Taken together, the
A) Environmental Checklist in Attachment B of this report, together with B) information provided
below and C) in the remainder of this report, and D) and in the official project file, adequately
disclose expected environmental impacts associated with the Master Development Plan and Design
Review approval. The environmental review indicates no probability of significant adverse
environmental impacts occurring as a result of the proposal. Therefore, issuance of a Determination
of Non-Significance (DNS) is the appropriate threshold determination under SEPA.

Adverse impacts which are less than significant are subject to City Codes or Standards, which are
intended to mitigate those impacts. In cases where the City has adopted development regulations to
systematically avoid or mitigate adverse impacts, those standards and regulations, where applicable,
will normally constitute adequate mitigation of the impacts. Where such impacts and regulatory
items correspond, further documentation is not necessary. Where impacts and regulations do not
correspond, or where unanticipated impacts are not mitigated by existing regulations, BCC
22.02.140 provides substantive authority to mitigate impacts disclosed through the environmental
review process.

A discussion of the impacts associated with the project is noted below, together with any specific
conditions of approval. These impacts will be mitigated to less than significant through exercise of
Code authority as well as through project-specific Conditions of Approval contained in Section XII of
this report.
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A. Land Use/Environmental Health/Noise

1. Construction Vehicle Pollution:
To mitigate for air pollution generated by construction vehicles while transporting materials
to and from the site, all construction vehicles will be required to cover their loads per the
requirements of the Revised Code of Washington (RCW) 46.61.655. Refer to Condition of
Approval regarding Air Pollution from Construction Vehicles and Equipment in Section
XLA this report.

2. Construction Noise: While construction noise and increased vehicle trips are expected
during the construction period, the Bellevue Noise Control Ordinance, BCC 9.18, regulates
hours of construction-related noise emanating from the site. The Ordinance provides for
an exemption from the noise restrictions for the hours of 7:00 a.m. to 6:00 p.m. weekdays
and 9:00 a.m. to 6:00 p.m. on Saturdays which are not legal holidays. Therefore, no
specific measures to reduce noise during this period are proposed. Refer to Condition of
Approval regarding Construction Hours in Section XI.A of this report.

B. Transportation
Long Term Impacts and Mitigation

The City has prepared a traffic forecasting model for the 2030 horizon year to assess cumulative
impacts that may result from growth and development during that period. This modeling
analysis is based on a projected land use scenario and improvements to the transportation
system that would occur during this time period.

Under the level of service standard detailed in the Transportation Code, the City is divided into
14 Mobility Management Areas (MMAs), each with an area average standard and a congestion
management standard. The traffic modeling shows that all of the MMAs would meet both
standards. This project proposes to add a net increase 160,516 sf of storage space in MMA 12.
This level of development is within the assumptions of the City’s traffic modeling and does not
require additional mitigation.

In addition, traffic impact fees are used by the City to fund street improvement projects to
alleviate traffic congestion caused by the cumulative impacts of development throughout the
City. Payment of the transportation impact fee, as required by Chapter 22.16 BCC, contributes to
the financing of transportation improvement projects in the current adopted Transportation
Facilities Plan, and is considered to be adequate mitigation of long-term traffic impacts. Fee
payment is required at the time of building permit issuance. Impact fees are subject to change
and the fee schedule in effect at the time of building permit issuance will apply. Refer to
Condition of Approval regarding Transportation Impact Fee in Section XI.C of this report.
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Mid-Range Impacts and Mitigation

Project impacts anticipated to occur in the next six years are assessed through a concurrency
analysis. The Traffic Standards Code (BCC 14.10) requires that development proposals
generating 30 or more new p.m. peak hour trips undergo a traffic impact analysis to determine
if the concurrency requirements of the State Growth Management Act are maintained.

The Public Storage 124" West development will generate approximately 26 new p.m. peak hour
trips. A conservative estimate of 43 new p.m. peak hour trips was used in the traffic analysis for
this project. That number was used to check for concurrency. City staff distributed and then
assigned project-generated trips to the street network using the City’s EMME-2 travel
forecasting model with the current Capital Investment Program network. By adding the
expected project-generated trips to the traffic volumes in the model, the area average levels of
service were determined. To create a baseline condition for comparison, the levels of service
were also determined using traffic volumes without the project-generated trips. In this project
analysis, four system intersections received 20 or more p.m. peak hour trips.

Neither the maximum area-average levels of service nor the congestion allowances would be
exceeded as a result of traffic generated from this proposal. Therefore, the proposed
development passes the concurrency test. The concurrency test results are included in the
Transportation Department file for this development. A concurrency determination is issued on
the date of issuance of the land use decision. This project complies with the Traffic Standards
Code and is receiving a Certificate of Concurrency in Attachment E of this report.

The rules of concurrency reservation are outlined in the Traffic Standards Code Director’s Rules.
The concurrency determination is reserved to this project at the land use decision date. The
concurrency reservation expires one year from the land use decision date unless a complete
building permit application is filed (BCC 14.10.040.F).

Short Term Operational Impacts and Mitigation

City staff directed the applicant’s traffic consultant, TENW, to analyze the short-term
operational impacts of this proposal in order to recommend mitigation if necessary. The project
trips were calculated, and concurrency was determined at that time for use to complete the TIA.
After the concurrency model was run, the building plan was modified to reduce the total
building area which resulted in a reduced trip generation below 30 p.m. peak hour trips. The
analysis in the TIA used the higher conservative estimate to determine system impacts.

The analysis reviewed the operations of the system intersections impacted by this development,
which include:

1. Northup Way and 124™ Avenue NE.
2. Site access and 124" Avenue NE.
3. Site access and Northup Way.
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All intersections remained at acceptable LOS levels with the proposed transportation
infrastructure improvements. These improvements include frontage improvements along
Northup Way NE and 124" Avenue NE adjacent to the proposed development.

To improve pedestrian connectivity and as part of the project’s required frontage
improvements, the project will construct a 8-foot-wide a sidewalk and 5-foot-wide planter strip
along the Northup Way frontage, and pay a fee in lieu to the 124 Avenue NE CIP project to
construct an 8-foot-wide sidewalk and 5-foot-wide planter strip along the 124" Avenue NE
frontage.

C. Utilities

Surface Water

The site is located within the West Tributary Drainage Basin. Storm water from the site
currently drains to the southwest through private property and is conveyed via private and
public storm drainage pipes and eventually discharges to Lake Washington. The development
will be required to mitigate for minimum requirements 1-9 from the Washington State
Department of Ecology Stormwater Management Manual for Western Washington. The site
currently outfalls directly to West Tributary stream with associated wetland directly
downstream and will continue to use the existing outfall meeting minimum requirement 4. The
development will be required to maintain the current wetland hydroperiod to comply with
minimum requirement 8. Minimum requirement 7 will not be implemented unless it is needed
to meet minimum requirement 8. The site will trigger water quality treatment, minimum
requirement 6 and has proposed a facility can be constructed to meet the requirement. The
remainder of the minimum requirements will be met with submittal of construction permits.

Water & Sewer

Domestic water for the site proposes to connect domestic water for the site from an existing
12” water main located in 124" Ave NE. A private fire line will be connected off the existing 12”
water main on the south side of the site and will connect northeast to an existing water main on
the west edge of the property. A section of existing water main will be removed on the south
side of the site and had been determined by the Utility Department to no longer be needed.
There is adequate capacity in the system to serve the development. Domestic sewer for the site
is available from a sewer main located in 124" Ave NE. There is adequate capacity in the system
to serve the development.

Vill.  CHANGES TO THE PROPOSAL DUE TO STAFF REVIEW

A. Master Development Plan
1. Submittal Critical Areas Land Use Permit to modify critical area and/or critical area buffer on
site for approval of proposed self-storage building and associated site development.
B. Design Review
1. Provided arterial street-frontage landscaping along Northup Way
2. Provided further modulation to reduce extent of flat metal panel siding on building.
3. Simplified materials color palette for building.
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C. Critical Area Land Use Permit

1.
2.

Revised the West Tributary of Kelsey Creek to Type-F water

Modified wetland/stream buffers to exclude footprint of existing structures on site prior to
August 1, 2006.

Revised Critical Areas Report to address specific criteria and provide narrative to
demonstrate how the proposal meets applicable performance and decision criteria in LUC
20.25H

Provided mitigation planting at a 1:1 ratio for stream and wetland critical area buffer
impacted by the proposed self-storage building and associated site development per LUC
20.25H.105.C.3.

IX. DECISION CRITERIA

A. Master Plan Development Plan (MDP)

1.

20.30V.130 - Phasing Plan:

A phasing plan for installation of site improvements, landscaping and amenities necessary
to support each phase of development must be approved as part of the Master
Development Plan.

Finding: The applicant has proposed a phasing plan as described in Section | of this report.

Per Land Use Code 20.30V.150, the Director may approve or approve with modifications
an application for a Master Development Plan if:

a. The proposed Master Development Plan is consistent with the Comprehensive Plan.
Finding: The proposal is located in the Bel-Red Subarea and zoned BR-OR. The existing
self-storage use is permitted outright in the BR-OR district. The proposed MDP will be
consistent with the Comprehensive Plan and Bel-Red Subarea policies, as described
below.

e Policy UD-3: Encourage a variety of site and building designs which are
compatible and consistent with surrounding development.
Finding: The proposed MDP will meet this objective by creating a site and
generalized building design that will be compatible and consistent with existing self-
storage development in the surrounding vicinity.

e Policy UD-55: Exemplify the Pacific Northwest character through the use
of appropriate plants in new landscaping
Finding: The proposed MDP will meet this objective through the use of native
plantings in site perimeter landscaped areas, including the area of mitigation
planting for the proposed modifications to stream and wetland critical area buffers
and stream structure setback as described in the Critical Area Report and Detailed
Mitigation Plan in Attachment C of this report.
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b. The Master Development Plan complies with the applicable requirements of the

Bellevue City Code; and
Finding: As shown in Section lll, the proposed MDP will comply with all applicable
development regulations of the Bellevue City Code.

The proposed Master Development Plan addresses all applicable standards, guidelines
or criteria of this Code in a manner which fulfills their purpose and intent; and
Finding: As conditioned, the proposed MDP will comply with the applicable
requirements of the Bellevue City Code. Refer to Section lll, Consistency with Land Use
Code/Zoning Requirements for a full discussion regarding MDP consistency with the
Land Use Code, and Section IV regarding how the proposed MDP will meet Bel Red
Design Guidelines.

The Master Development Plan depicts features of and relationships and connectivity
between required site features for the underlying Land Use District.

Finding: The associated Design Review includes landscaping and frontage improvements
that are consistent with the underlying land use district.

B. Design Review Decision Criteria (LD)
Per LUC 20.30F.145, the Director may approve or approve with modifications an application for
a Design Review application if:

1.

The proposal is consistent with the Comprehensive Plan; and
Finding: As conditioned, the proposal will be consistent with the Comprehensive Plan and

Bel-Red Subarea Plan. Staff has reviewed the policies which apply to the project and has
determined that applicable policies will be implemented through the application of City
Codes and the adopted Design Guidelines identified in the Bel-Red chapter of the Land Use
Code. The proposal is consistent with the Comprehensive Plan, including the following
applicable goals and policies of the Bel-Red Subarea Plan:

Bel-Red Subarea Vision:

e Environmental improvements: Redevelopment of the corridor will provide
opportunities for major environmental enhancements, including improving riparian
corridors, adding trees and green spaces, and providing a more environmentally
sensitive approach to managing storm water and other natural resources.

Finding: The project will improve the West Tributary Kelsey Creek riparian corridor
through new stream and wetland buffer olanting area as described in the Critical Area
Report and Mitigation Plan in  Attachment ¢ of this report.

e Policy S-BR-19: Encourage the use of building materials that are of high
quality and durability, are appropriate for the area climate, and that have a sense of
permanence.

Finding: As described in Section | of this report, the proposed building materials,
including the CMU base, vision glass and metal panel siding will be durable and
appropriate for the area’s climate.
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2. The proposal complies with the applicable requirements of this Code; and

Finding: As conditioned, the proposal will comply with all applicable requirements of the
Land Use Code. Refer to discussion Section I11.B for Consistency with Land Use Code/Zoning
Requirements and Section III.C for discussion regarding compliance with Critical Area
requirements.

3. The proposal addresses all applicable design guidelines or criteria of this Code in a
manner which fulfills their purpose and intent; and

Finding: As conditioned, the proposal complies with applicable requirements of the Land
Use Code. Refer to Section | for discussions on the overall site and building design, and
Section IV for discussions on Bel-Red Design Guidelines.

4. The proposal is compatible with and responds to the existing or intended character,
appearance, quality of development and physical characteristics of the subject property
and immediate vicinity; and

Finding: As conditioned, the project meets this criterion.

5. The proposal will be served by adequate public facilities including streets, fire protection
and utilities; and

Finding: All urban level public utilities/infrastructure are available to the site or will be
constructed/installed as part of this development. All applicable City departments have
reviewed the proposal and required associated conditions as necessary. Refer to Section VI
of this report for technical review.

6. The proposal is consistent with any required Master Development Plan approved
pursuant to Part 20.30V LUC or other applicable code section.

Finding: As conditioned, the proposal will be consistent with the associated

Master Development Plan and with the Critical Areas Land Use Permit in LUC 20.25H.

C. Critical Areas Decision Criteria (LO)

1. Critical Areas Report Decision Criteria- Proposals to Reduce Regulated Critical Area Buffer

LUC 20.25H.255:

The Director may approve, or approve with modifications, the proposed modification where

the applicant demonstrates:

a. The proposal includes plans for restoration of degraded critical area or critical area
buffer function which demonstrate a net gain in overall critical area or critical area
buffer functions.

Finding: The Critical Areas Report and Detailed Mitigation Plan (Critical Areas Report)
submitted by Talasaea Consultants identifies that critical area stream and wetland
buffers are in a degraded condition due to the presence of existing buildings and paved
areas (site improvements). Due to the presence of these improvements, stream and
wetland buffer functions are degraded and limited. The applicant proposes to
reestablish 8,958 SF of wetland and stream buffer enhancement by planting native
stream and wetland buffer vegetation at the southwest corner of the site. The
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installation of the proposed vegetation will demonstrate a net gain in overall critical
area buffer functions. Refer to. Attachmentc of this report.

The proposal includes plans for restoration of degraded critical area or critical area
buffer functions which demonstrate a net gain in the most important critical area or
critical area buffer functions to the ecosystem in which they exist;

Finding: The proposal will not directly impact the critical area stream and wetland
adjacent to the site. The West Tributary is an important fish bearing stream in the Kelsey
Basin. Removing impervious surface and restoring the area with native vegetation will
enhance the existing degraded conditions and improve overall function in the riparian
and wetland environments. The improved functions will directly improve ecosystem
quality for wildlife and overall stormwater functions. The proposal will restore 8,958 SF
of degraded stream and wetland buffer, which will demonstrate a net gain of important
functions to the critical area buffer.

The proposal includes a net gain in storm water quality function by the critical area
buffer or by elements of the development proposal outside of the reduced regulated
critical area buffer;

Finding: As discussed above, the proposed removal of existing impervious surface area
and installation of native vegetation mitigation planting will improve stormwater
treatment and quality. All planting will be required to be consistent with the City’s
Critical Areas Handbook and Environmental Best Management Practices for use of
pesticides, insecticides, and fertilizers. Refer to the Condition of Approval regarding
Pesticides, Insecticides, and Fertilizers in Section XI.B of this report.

Adequate resources to ensure completion of any required restoration, mitigation and
monitoring efforts;

Finding: Mitigation planting will be required as indicated in Attachment B. Initial
installation of the mitigation planting will be field verified by the City of Bellevue.
Following field verification, the applicant, via Talasaea Consultants, Inc. will monitor the
mitigation planting for five years, and will be required to provide annual reports
containing photographic documentation. Refer to the Conditions of Approval regarding
Final Mitigation Plan, Monitoring Reports and Maintenance and Monitoring Surety in
Section XI.B & D of this report.

The madifications and performance standards included in the proposal are not
detrimental to the functions and values of critical area and critical area buffers off-
site.

Finding: The modifications and proposed mitigation planting will not be detrimental to
the functions and values of critical area and critical area buffer off-site. The proposed
self-storage building and associated paved areas will only impact the existing critical
area stream and wetland buffer at the southwest corner of the site but will have no
direct impact to the stream and associated wetland area off-site. The proposed
mitigation planting will increase stream and wetland buffer functions and values over
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the existing conditions. The proposal complies with the applicable performance
standards for streams and wetland as discussed in Section Il of this report.

The resulting development is compatible with other uses and development in the same
land use district.

Finding: The development of the proposed self-storage building within the BR-OR
district is permitted via the Land Use Code and will be compatible with existing self-
storage developments in the district.

2. Critical Area Land Use Permit Decision Criteria
Per LUC 20.30P.140, the Director may approve, or approve with modifications an application
for a Critical Area Land Use Permit if:

The proposal obtains all other permits required by the Land Use Code;

Finding: The applicant will be required to obtain a clearing and grading permit, a
construction permit and all ancillary permits for the project. The clearing and grading
permit must be consistent with and reference this approval. Refer to the Condition of
Approval regarding Utilities Conceptual Approval and Clearing and Grading Permit in
Sections XI.A & B of this report.

The proposal utilizes to the maximum extent possible the best available construction,
design and development techniques which result in the least impact on the critical
area and critical area buffer;

Finding: The project will utilize, to the maximum extent possible, the best available
construction techniques to have the least impact on the critical area stream and
wetland buffer. The proposal will locate the new self-storage building within existing
impervious surface area rather than disturbing additional wetland buffer area
containing existing vegetation. The impervious surface area removed will be replaced
with native species that are stream and wetland appropriate.

The proposal incorporates the performance standards of Part 20.25H to the maximum
extent applicable, and;
Finding: As discussed in Section Il of this report, performance standards will be met.

The proposal will be served by adequate public facilities including street, fire
protection, and utilities; and;
Finding: The proposed activity will not affect public services or facilities.

The proposal includes a mitigation or restoration plan consistent with the
requirements of LUC Section 20.25H.210;

Finding: A mitigation plan is provided in the Critical Areas Report in Attachment B.
Maintenance and monitoring will be required for five years. Refer to the Conditions of
Approval regarding Clearing and Grading Permit, Final Mitigation Plan, Final
Mitigation Plan Performance Standards and Maintenance and Monitoring in Section
XI.B of this report.
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f. The proposal complies with other applicable requirements of this code.
Finding: As discussed in this report, the proposal complies with all other applicable
requirements of the Land Use Code.

X. DECISION

After conducting the various administrative reviews associated with the proposal, including
applicable Land Use Code consistency, City Code, SEPA and standard compliance reviews, the
Director does hereby APPROVE WITH CONDITIONS the subject proposal.

Note- Expiration of Approval of Critical Areas Land Use Permit: In accordance with LUC 20.30P.150
a Critical Areas Land Use Permit automatically expires and is void if the applicant fails to file for a
clearing and grading permit or other necessary development permits within one year of the
effective date of the approval.

XI. CONDITIONS OF APPROVAL
The following conditions are imposed on the applicant under the authority referenced:

A. GENERAL CONDITIONS:
1. Compliance with Bellevue City Codes and Ordinances

Compliance with all applicable Bellevue City Codes and Ordinances including but not limited
to the following is required:

Clearing and Grading Code - BCC 23.76 Savina Uzunow, 425-452-7860
Bellevue Development Standards lan Nisbet, 425-452-4851
Transportation Code - BCC 14.60 lan Nisbet, 425-452-4851
Trans. Improvement Program - BCC.22.16 lan Nisbet, 425-452-4851
Right-of-Way Use Permit - BCC 14.30 Tim Stever, 425-452-4294
Bellevue Utilities Code - BCC Title 24 Mark Dewey, 425-452-6179
Construction Codes - BCC Title 23 Chuck Miller, 425-452-7243
Code - BCC Title 20 Mark C. Brennan, 425-452-2973
Sign Code - BCC Title 22B Mark C. Brennan, 425-452-2973
Noise Control - BCC9.18 Mark C. Brennan, 425-452-2973
Uniform Fire Code - BCC 23.11 Bill Lehner 425-452-2925

Glen Albright 425-452-4270
Parks Department Tom Kuykendall, 425-452-7924

Merryn Hearn 425-452-4100

2. Construction Hours
Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through Friday
and 9:00 a.m. to 6:00 p.m. on Saturday. Exceptions to the construction noise hours
limitation contained in the Noise Control Code MAY be granted pursuant to 9.18.020C.1
when necessary to accommodate construction which cannot be undertaken during exempt
hours. Prolonged exposure to noise created by extended hour construction activity would
likely have a significant impact on the surrounding residents. In order to minimize
detriment to nearby residential uses, the contractor shall not rely on City issuance of a
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blanket exemption from the Noise Control Code during the construction period. Allowances
for short term work outside of normal construction hours shall be limited and will be
reviewed on a case by case basis to verify necessity and ensure appropriate noise mitigation
is utilized to protect surrounding uses and properties. Requests for exemption from the
Noise Control Code must be submitted in writing two weeks prior to the scheduled onset of
extended hour construction activity. Such request shall include a noise analysis prepared by
a noise consultant, including recommendations for achieving the noise limitations of the
Noise Ordinance for new residential construction.

AUTHORITY: Bellevue City Code 9.18.040
REVIEWER: Mark C. Brennan, Land Use Division

3. Moaodification to the Master Development Plan (MDP)
Any modification to this approval shall be processed as either a 1) New Master Development
Plan OR 2) as a Land Use Exemption to the Master Development Plan in this approval. The
applicant shall demonstrate compliance with the Land Use Code in effect at the time of
issuance of this report. Any modification of the MDP must be reviewed for consistency with
the design intent as stated in this report. Conditions of Approval run for the life of the
project. Any subsequent modifications, once approved by either of the processes stated
above, shall be recorded with the King County Division Recorder’s Office or its successor

agency.
AUTHORITY: LUC 20.30V.160, 180 and 190
REVIEWER: Mark C. Brennan, Land Use Division

4. Design Review Modifications
Any modification to this approval shall be processed as either 1) a new Design Review
decision, or 2) an addition or revision to this issued land use approval, processed as a Land
Use Exemption. The applicant shall demonstrate compliance with the Land Use Code in
effect at the time of issuance of this report. Any modification of the project design must be
reviewed for consistency with the design intent as stated in this report. Conditions of
Approval run for the life of the project.

AUTHORITY: LUC 20.30F.175
REVIEWER: Mark C. Brennan, Land Use Division

5. Provisions for Loading
The property owner shall provide an off-street loading space which can access a public
street. This must include an off-street location for garbage pick-up, which must be
acceptable to the garbage hauler. On-street loading and unloading will not be permitted.

AUTHORITY: LUC 20.20.590.K.4; BCC 14.60.180
REVIEWER: Mark C. Brennan, Land Use Division, lan Nisbet, Transportation
(425) 452-4851
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6.

Vehicular Access Restrictions

Access to this site from Northup Way will continue to be restricted to right-turn-in and right-
turn-out only. This will be achieved through maintaining the existing c-curb on Northup Way
and providing signage as specified in the final civil engineering plans for the development.

AUTHORITY: BCC 14.60.150
REVIEWER: lan Nisbet (425) 452-4851

Air Pollution from Construction Vehicles and Equipment

Construction vehicles and heavy construction equipment shall emit the least amount of air
pollution as possible. While on city streets, all construction vehicles shall meet the
requirements of the Revised Code of Washington 46.61.655 for covered loads.

AUTHORITY: State Environmental Policy Act, Bellevue City Code, 23.76, Revised
Code of Washington 46.61.655
REVIEWER: Mark C. Brennan, Land Use Division

Utilities Conceptual Approval

Utility Department approval of the design review application is based on the final
conceptual design submitted with this application. Small changes to the site layout may be
required to accommodate the utilities after utility engineering is approved. The water,
sewer, and storm drainage systems shall be designed per the current City of Bellevue Utility
Codes and Utility Engineering Standards. Utilities Department design review, plan approval,
and field inspection is performed under the Utility Developer Extension Agreement (DEA)
and Utilities Permit Processes. A water, sewer and storm Developer Extension Agreement
will be required for the project. The Utility Developer Extension Agreement is required to be
approved, constructed and accepted by the Utility Department prior to granting Temporary
Certificate of Occupancy for the new building. Public and private easements for water,
sewer and storm water facilities will be required where applicable. An easement
relinquishment is required to be completed prior to building permit approval.

AUTHORITY: BCC 24.02, 24.04, 24.06
REVIEWER: Mark Dewey, Utilities Department

B. PRIOR TO CLEARING AND GRADING PERMIT:
The following conditions are imposed to ensure compliance with the relevant decision criteria
and Code requirements and to mitigate adverse environmental impacts not addressed
through applicable Code provisions. These conditions must be complied with on plans
submitted with the Clearing & Grading or Demolition permit application:

9.

Clearing and Grading Permit Required: Approval of the Critical Areas Land Use Permit and
the Design Review Applications does not constitute an approval of any construction permit.
An application for a clearing and grading permit must be submitted and approved before
construction can begin. Plans submitted as part of any permit application shall be consistent
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10.

11.

12,

13.

with the activity permitted under this approval and all geotechnical recommendations
included in the Geotechnical Exploration and Analysis.

AUTHORITY: Land Use Code 20.30P.140, Clearing & Grading Code 23.76.035
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

Geotechnical Review: The project geotechnical engineer must review the final construction
plans, including all retaining walls and foundation designs. A letter from the geotechnical
engineer stating that the plans conform to the recommendations in the geotechnical report
and any addendums and supplements must be submitted to the clearing and grading
section prior to issuance of the construction permit.

AUTHORITY: Clearing & Grading Code 23.76.050
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

Geotechnical Inspection: The project geotechnical engineer must provide geotechnical
inspection during project construction, including retaining walls, subgrades for foundations
and footings, and any unusual seepage, slope, or subgrade conditions.

AUTHORITY: Clearing & Grading Code 23.76.050, Clearing & Grading Code 23.76.160
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

Rainy Season Restrictions: Due to critical area proximity, no clearing and grading activity
may occur during the rainy season, which is defined as October 1 through April 30 without
written authorization of the Development Services Department. Should approval be granted
for work during the rainy season, increased erosion and sedimentation measures,
representing the best available technology must be implemented prior to beginning or
resuming site work.

AUTHORITY: Bellevue City Code 23.76.093.A,
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

Right-of-Way Use Permit

Prior to issuance of any construction or clearing and grading permit, the applicant shall
secure applicable right-of-way use permits from the City’s Transportation Department,
which may include:

a) Designated truck hauling routes.

b) Truck loading/unloading activities.

¢) Location of construction fences.

d) Hours of construction and hauling.

e) Requirements for leasing of right of way or pedestrian easements.
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f)  Provisions for street sweeping, excavation and construction.
g) Location of construction signing and pedestrian detour routes.
h) All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for providing
pedestrian access during construction of this project. Access shall be provided at all times
during the construction process, except when specific construction activities such as
shoring, foundation work, and construction of frontage improvements prevent access.
General materials storage and contractor convenience are not reasons for preventing
access.

The applicant shall secure sufficient off-street parking for construction workers before the
issuance of a clearing and grading, building, a foundation or demolition permit.

AUTHORITY: BCC11.70 & 14.30
REVIEWER: Tim Stever (425) 452-4294

14. Civil Engineering Plans — Transportation
Civil engineering plans produced by a qualified engineer must be approved by the
Transportation Department prior to issuance of the clearing and grading permit. The design
of all street frontage improvements and driveway accesses must be in conformance with the
requirements of the Americans with Disabilities Act, the Transportation Development Code,
the provisions of the Transportation Department Design Manual, and specific requirements
stated elsewhere in this document.

All relevant standard drawings from the Transportation Department Design Manual shall be
copied exactly into the final engineering plans. Requirements for the engineering plans
include, but are not limited to:

a) Traffic signs and markings.

b) Curb, gutter, sidewalk, and driveway approach design. The engineering plans shall be
the controlling document on the design of these features; architectural and landscape
plans must conform to the engineering plans as needed.

c) Curb ramps, crosswalk revisions, and crosswalk equipment such as pushbuttons.

d) Sight distance. Show the required sight triangles and include any sight obstructions,
including those off-site. Sight distance triangles must be shown at all driveway locations
and must consider all fixed objects and mature landscape vegetation. Vertical as well as
horizontal line of sight must be considered when checking for sight distance.

e) Landings on sloping approaches are not to exceed a 7% slope for a distance of 30 feet
approaching the back edge of sidewalk. Driveway grade must be designed to prevent
vehicles from bottoming out due to abrupt changes in grade.

f) Location of fixed objects in the sidewalk or near the driveway approach.

g) Trench restoration within any right of way or access easement.

h) Retaining walls supporting public infrastructure.
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15.

Specific requirements are detailed below.
Frontage improvements required by the developer include:
1. 124" Avenue NE
a. Pay afeein lieu of constructing frontage improvements equal to the cost of
installing the 8-foot-wide sidewalk, 5-foot-wide planter strip, minimum 30-foot-wide
driveway approach, any private fence required for site security, and curb & gutter.
b. Coordinate any construction on 124" Avenue NE with the City’s CIP contractor.

2. Northup Way
a. Install a minimum 8-foot-wide sidewalk, minimum 5-foot-wide planter strip,
retaining wall, pedestrian safety railing, and new curb and gutter along the project
frontage.
b. Install reconstructed 38-foot-wide driveway approach.
Street lighting along the frontage is required to meet City of Bellevue standards.

Construction of all street and street frontage improvements must be completed prior to
closing the clear and grade permit and right of way use permit for this project. A Design
Justification Form must be provided to the Transportation Department for any aspect of any
pedestrian route adjacent to or across any street that cannot feasibly be made to comply
with ADA standards. Design Justification Forms must be provided prior to approval of the
clear and grade plans for any deviations from standards that are known in advance. Forms
provided in advance may need to be updated prior to project completion. For any deviations
from standards that are not known in advance, Forms must be provided prior to project
completion.

AUTHORITY: BCC 14.60; Transportation Department Design Manual; Americans with
Disabilities Act
REVIEWER: lan Nisbet (425) 452-4851

Sidewalk/Utility/Retaining Wall Easements

The applicant shall provide sidewalk, utility, and wall easements to the City such that
sidewalks and retaining walls outside of the City right of way along the property frontage
are located within an easement area.

On 124 Avenue NE, the applicant is required to provide a sidewalk, utilities, and retaining
wall easement to accommodate the required frontage improvements to be installed by the
CIP project.

Northup Way will require a sidewalk, utilities, and retaining wall easement to accommodate
the new frontage improvements and retaining wall.

AUTHORITY: BCC 14.60.100
REVIEWER: lan Nisbet (425) 452-4851
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16. Retaining Wall Maintenance Easements
The applicant shall provide retaining wall maintenance easements to the City such that 5
feet behind retaining walls outside of the City right of way along the property frontage are
located within an easement area sufficient for maintenance of the wall.

A minimum 5-foot-wide retaining wall maintenance easement will be required behind any
retaining wall supporting the public sidewalk along the Northup Way and 124" Avenue NE

frontages.
AUTHORITY: BCC 14.60.100
REVIEWER:: lan Nisbet (425) 452-4851

17. Final Landscape and Irrigation Plans

a. General: Final Landscape and Irrigation Plans shall be submitted with the Clearing and
Grading Permit application for review by the Land Use Division, the Parks Department,
and the Utilities Department. Also see Condition of Approval regarding the streetscape
irrigation (right-of-way and site) below.

b. Any significant modification of these plans will require additional review and approval.

C. Final Landscape and Irrigation Plans approved under the Clearing and Grading Permit
shall be included in the building permit set for reference only. Each sheet shall be
labeled “FOR REFERENCE ONLY — REFER TO CLEARING AND GRADING PERMIT NUMBER
XX-XXXXXX-GD FOR APPROVED LANDSCAPE AND IRRIGATION PLANS”.

AUTHORITY: Land Use Code 20.25D.110
REVIEWER: Mark C. Brennan, Land Use Division

18. Final Mitigation Plan:
A Final Mitigation Plan is required to be submitted and approved with a Clearing & Grading
Permit. The Final Mitigation Plan shall be consistent with the mitigation plan approved in
this permit (See Attachment *). The Final Mitigation Plan shall show planting locations,
plant species, plant quantities and size of plant material.

AUTHORITY: Land Use Code 20.25H.220
REVIEWER: Mark C. Brennan, Land Use Division

19. Final Mitigation Plan Performance Standards:
The Final Mitigation Plan shall include performance standards to measure the successful
establishment of the mitigation plantings. The following performance standards are
acceptable and shall be included on the final mitigation plans:

Year 1 (from date of plant installation)

e 100% survival of all installed plants and/or replanting in following dormant season to
re-establish 100%

e Maximum 10% coverage of invasive plants in planting area
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20.

21.

22.

Year 2 (from date of plant installation)
e At least 90% survival of all installed material
e Maximum 10% coverage of invasive plants in planting area

Year 3, 4, & 5 (from date of plant installation)
¢ At least 85% survival of all installed material
¢ Maximum 10% coverage of invasive plants in planting area

AUTHORITY: Land Use Code 20.25H.220
REVIEWER: Mark C. Brennan, Land Use Division

Maintenance and Monitoring

The Maintenance and Monitoring plan and performance standards in the critical areas
report (Attachment C) is required to be included with the project plans submitted under a
construction permit. Monitoring is required for five years. A copy of the annual monitoring
report is required to be provided to the Environmental Planning Manager for the Land Use
Department.

AUTHORITY: Land Use Code 20.30P.140; 20.25H.220
REVIEWER: Mark C. Brennan, Land Use Division

Street Trees and Right-of-Way/Streetscape Landscaping

a. Planting shall be done according to the Parks Department Best Management Practices
and Design Standards in place at the time of construction.

b. Prior to ordering, confirm cultivars of all street trees with City of Bellevue Parks
Department. Contacts are:
e Tom Kuykendall, tkuykendall@bellevuewa.gov, 425-452-7924, or
e Merryn Hearn, MHearn@Bellevuewa.gov , 425-452-4100

c. A Parks Department representative shall be on-site to inspect street trees prior to
planting AND at the time of planting to observe the installation. Contact Parks
Department Resource Management at (425) 452-6855 or the Parks Department
contacts listed above at least 24 hours before planting to schedule the inspection.

AUTHORITY: LUC 20.25D.110
REVIEWERS: Reviewer, Parks Department &
Mark C. Brennan, Land Use Division

Pesticides, Insecticides, and Fertilizers:

The applicant must submit as part of the required construction permit information that shows
conformance to the use of pesticides, insecticides, and fertilizers found in the City of
Bellevue’s “Environmental Best Management Practices”.

AUTHORITY: Land Use Code 20.25H.080 and LUC 20.25H.100
REVIEWER: Mark C. Brennan, Land Use Division
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23.

Streetscape Irrigation (Right-of-Way and Site)
a. Theirrigation system for all street trees and landscaping within the right-of-way shall be
on a separate water meter and controller that can be accessed 24 hours a day by the
City of Bellevue. Include automatic operation and rain sensors to override the
automatic cycle if needed. Coordinate the exact location and design with the Parks
Department prior to irrigation installation.
No drip irrigation will be allowed within any City right-of-way.
Schedule 40 irrigation pipe is required.
There shall be minimum 4-inch diameter sleeve under all new sidewalks and driveways.
If the irrigated area exceeds 500 square feet, then the landscape irrigation budgeting
section of the Water Code applies.
f. Parks Department Contacts:

e Tom Kuykendall, tkuykendall@bellevuewa.gov or (425) 452-7925; or

e Merryn Hearn, MHearn@Bellevuewa.gov or (425) 452-4100

©oo o

AUTHORITY: Bellevue City Code Land Use Code
REVIEWER: Reviewer, Parks Department and
Mark C. Brennan, Land Use Division

C. PRIOR TO BUILDING PERMIT:
The following conditions are required by City Code. Unless otherwise specified below, these
conditions must be complied with on plans submitted with the Building Permit application:

24.

25.

26.

Automatic Standpipe System
Per the 2015 International Fire Code (IFC) the building shall be protected by an automatic
standpipe system.

AUTHORITY: IFC 905
REVIEWER: Glen Albright, Bellevue Fire Department Fire Prevention Division
Emergency Responder Radio System

Per the 2015 International Fire Code (IFC) the building shall have an Emergency Responder
Radio System.

AUTHORITY: IFC510
REVIEWER: Glen Albright, Bellevue Fire Department Fire Prevention Division
Key-Box Access System

A key-box access system shall be provided in accordance with the International Fire Code.
The location and type shall be approved by the Fire Department.

AUTHORITY: IFC
REVIEWER: Glen Albright, Bellevue Fire Department Fire Prevention Division
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27.

28.

29.

30.

31.

Transportation Impact Fee

Payment of the traffic impact fee will be required at the time of building permit issuance. If
multiple building permits will be issued, the impact fee will be tied to the primary above-
ground permit. Impact fees are subject to change and the fee schedule in effect at the time
of building permit issuance will apply.

AUTHORITY: Bellevue City Code 22.16
REVIEWER: lan Nisbet (425) 452-4851
Building and Site Plans — Transportation

The building grade and elevations shall be consistent with the curb and sidewalk grade
shown in the approved civil engineering plans. During construction, city inspectors may
require additional survey work at any time in order to confirm proper elevations. Building
plans, landscaping plans, and architectural site plans must accommodate on-site traffic
markings and signs and driveway design as specified in the engineering plans. Building
plans, landscaping plans, and architectural site plans must comply with vehicle and
pedestrian sight distance requirements, as shown on the engineering plans.

AUTHORITY: BCC 14.60.060; 110; 120; 150; 180; 181; 190; 240; 241
REVIEWER: lan Nisbet (425) 452-4851
Existing Easements

Any utility easements contained on this site which are affected by this development must be
identified. Any negative impact that this development has on those easements must be
mitigated or easements relinquished.

AUTHORITY: BCC 14.60.100
REVIEWER: Tim Stever (425) 452-4294
Payment of Fee in Lieu of 124" Avenue NE Frontage Improvements

The applicant shall pay a fee to the city in the amount equal to the cost of construction of
the required street and frontage improvements along 124" Avenue NE. These
improvements include the sidewalk, planter strip, curb & gutter, and any private fence to be
installed along the 124 Avenue NE frontage.

AUTHORITY: BCC 14.60.110
REVIEWER: lan Nisbet (425) 452-4851
Equipment Boxes

Power, telephone, traffic control, or other equipment shall not be located in above ground
cabinets in sidewalk areas. Such equipment shall be located in underground vaults or in a
building or substantially screened per the approval of the Development Services
Department and the Transportation Department.

AUTHORITY: Land Use Code 20.20.650
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32.

33.

REVIEWER: Mark C. Brennan, Land Use Division

Exterior Lighting

In order to mitigate for potential impacts to critical areas and associated buffers, any light
source emitting from the project shall be dimmable and utilize cut-off shields. Lighting
details shall be included in the building permit application.

AUTHORITY: Land Use Code 20.20.522
REVIEWER: Mark C. Brennan, Land Use Division
Mechanical Equipment and Screening

a. Show the location of each piece of mechanical equipment, including communication
equipment such as satellite dishes, and demonstrate that screening is provided so that
these items are not visible from adjacent streets, public sidewalks, or the surrounding
buildings, AND

b. No mechanical equipment (including power, telephone, traffic control, etc.) shall be
located in above ground cabinets in sidewalk areas within pedestrian pathways and
walkways, including the public right-of-way. Such equipment shall be located in
underground vaults, in the building, or substantially screened per the approval of Land
Use/DSD. No new utility vaults that serve only one development will be allowed within a
public sidewalk. Vaults serving a broader public purpose may be located within a public

sidewalk.
AUTHORITY: Land Use Code 20.20.650
REVIEWER: Mark C. Brennan, Land Use Division

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY: The following conditions are
required by City Code and supported by City Policy. The conditions shall be complied with
prior to issuance of any Certificate of Occupancy:

34.

Street Frontage Improvements

All street frontage improvements and other required transportation elements, including
street light and traffic signal revisions, must be constructed by the applicant and accepted
by the Transportation Department inspector. All existing street light and traffic signal
apparatus affected by this development, including traffic controllers, pedestrian signal
poles, traffic signal poles, and power sources, must be relocated as necessary. Existing
overhead lines must be relocated underground. All required improvements must be
constructed as per the approved plans or as per direction of the Transportation Department
inspector. Bonding or other types of assurance devices will not be accepted in lieu of
construction, unless the City requires a delay.

AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-39; Transportation
Department Design Manual Sections; and Transportation Department
Design Manual Standard Drawings.

REVIEWER: lan Nisbet (425) 452-4851
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35.

36.

37.

Pavement Restoration

Pavement restoration associated with street frontage improvements or to repair damaged
street surfaces shall be provided as follows:

Near the development site, Northup Way is classified as Grind and Overlay required. Should
street cuts prove unavoidable or if the street surface is damaged in the construction
process, a half-street or full-street (depending on the extent of street cuts or damage) grind
and overlay will be required for a minimum of 50 feet.

Near the development site, 124" Avenue NE is classified as Standard Trench Restoration
required. Any street cuts will require pavement restoration per standard drawing RC-190-1.

AUTHORITY: BCC 14.60. 250; Design Manual Design Standard #23
REVIEWER: Tim Stever (425) 452-4294

Maintenance and Monitoring Surety:

A 5-year financial surety is required to be submitted to ensure the mitigation planting
successfully establishes. A monitoring/ maintenance assurance device that is equal to 20%
of the cost of plants, installation, and the cost of monitoring is required to be held for a
period of five years from the date of successful installation. A cost estimate is required to
be provided with the Clearing & Grading permit and the financial surety is required to be
posted prior to issuance of the Clearing & Grading permit. Release of the surety after the 5-
year monitoring period is contingent upon a final inspection of the planting by Land Use
Staff that finds the maintenance and monitoring plan was successful and the mitigation
meets performance standards.

AUTHORITY: Land Use Code 20.20.650
REVIEWER: Mark C. Brennan, Land Use Division

Maintenance and Monitoring Reports:

The mitigation planting is required to be maintained and monitored for five years to ensure
the plants successfully establish. Annual monitoring reports are required to be submitted to
document the plants are meeting approved performance standards. Photos from selected
photo points shall be included in the monitoring reports to document the planting. Land
Use inspection is required by Land Use staff to end the plant monitoring period.

Reporting shall be submitted no later than December 31° of each monitoring year and shall
include a site plan and photos from photo points established at the time of Land Use
inspection. Reports shall be submitted to Mark Brennan or Heidi Bedwell by the above
listed date and can be emailed to MCBrennan@bellevuewa.gov or mailed directly to:

Environmental Planning Manager
Development Services Department
City of Bellevue

PO Box 90012

Bellevue, WA 98009-9012
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AUTHORITY: Land Use Code 20.30P.140, 20.25H.220
REVIEWER: Mark C. Brennan, Land Use Division
38. Landscape Installation Assurance Device

39.

40.

41.

All site landscaping shall be 100% complete per the plan approved by the City prior to TCO.
Alternatively, the following may be submitted: 1) a red-marked plan identifying which
landscape areas are incomplete; 2) an estimate for the total cost to complete these areas;
and 3) an executed surety device (Assignment of Savings, Letter of Credit, or Bond)
dedicated to the City for 150% of the estimated cost to complete these areas per the
approved Landscape Plan. The assurance device will be released upon complete installation
and inspection approval.

AUTHORITY: Land Use Code 20.40.490
REVIEWER: Mark C. Brennan, Land Use Division
Landscape Maintenance Assurance Device

The applicant shall file with the Development Services Department an executed landscape
maintenance assurance device (Assighment of Savings, Letter of Credit, or Bond) for a one-
year period equivalent to 20% of the cost of labor and materials for all of the required
landscaping. The assurance device will be released upon completion of the five-year
monitoring period.

AUTHORITY: Land Use Code 20.25H.100 and LUC 20.40.490
REVIEWER: Mark C. Brennan, Land Use Division
Maintenance Agreement with the City of Bellevue

After one-year, the landscape (not including the mitigation landscaping required per the
Critical Areas Land Use Permit) shall be inspected by Land Use and the Parks Department.
Prior to the release of the Landscape Maintenance Assurance Device, the applicant and the
City of Bellevue shall enter into an agreement to determine future maintenance
responsibilities for the streetscape and streetscape plantings.

AUTHORITY: Land Use Code 20.20.520.K and 20.40.490
REVIEWER: Mark C. Brennan, Land Use Division
Project Sign Design Package

The applicant shall submit a complete sign design package for the development for City
review and approval prior to the issuance of any occupancy permits for the building. The
design package shall include the conceptual design of all building signage. The signs shall be
consistent with the Bellevue City Code Section 22B.10 and the designs shall be an integral
part of the overall architectural design. Signs at or near the street shall be scaled to the
pedestrian environment.

AUTHORITY: Bellevue City Code 22B.10
REVIEWER: Mark C. Brennan, Land Use Division
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42. Recording of Master Development Plan
The MDP is binding on and runs with the land. The applicant shall revise the Floor Area Ratio
(FAR) Sheet to use the City of Bellevue definition for Square Feet, Gross in the calculations
for existing and new development on the site and record the plans (as revised above) and
conditions of the approved MDP with the King County Recorder’s Office.

AUTHORITY: LUC 20.3V.180
REVIEWER: Mark C. Brennan, Land Use Division
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MG2 Corporation
1101 Second Ave, Ste 100 206 962 6500
Seattle, WA 98101 MG2.com

October 4, 2019

Scott Nicholson
Associate

MG2

1101 Second Ave. #100
Seattle, WA 98101

Re: City of Bellevue - Development Services
450 110th Ave NE
P.O. Box 90012
Bellevue, WA 98009

Project: Public Storage — 12385 NORTHUP WAY, BELLEVUE, WA
Subject: Pre-Development Services MDP Application - Written Narrative
Dear City of Bellevue - Development Services:

The 7.01 acre site, consisting of two parcels, is located along the west side of 124th Ave NE, lies just 0.1 mile
south of Northup Way, and is currently owned and operated by Public Storage as a mini-storage facility.
Public Storage currently operates three such properties near the intersection of 124" and Northup, and
another along Bel-Red Rd, approximately a mile from the site in question. There are two other mini-storage
facilities, not operated by Public Storage, adjacent to, or within a half mile of the site.

The area along 124th, between Northup Way and Bellevue-Redmond Rd, has long supported a broad range of
industrial, light industrial, food and beverage production and distribution, transit, and other office, retail and
commercial businesses. The proposed use and design is in alignment and support of both historical uses, as
well as the City of Bellevue’s future development intention for the area.

The property lies within the City’s Bel-Red zoning overlay, and is currently zoned as Bel-Red Office/Residential
(BR-OR). The proposed development of the property is a by-right use. Prior discussions with the City of
Bellevue have established that Public Storage will be able to transfer Floor-Area Ratio (FAR) from their
adjoining parcel at 12385 Northup Way to facilitate the density of development that is desired on this
property. The two properties are contiguous along the south edge of the northern parcel. Zoning
designations for adjacent parcels are BR-OR, as well as BR-R (Bel-Red Residential). Current adjacent uses
include self-storage, food production, and transit facilities.

Existing structures on the 5.57 acre southern parcel consist of seven (7) single-story, and one (1) two-story,

row-type mini-storage buildings. In addition, there is a portion of the site currently dedicated to covered boat
and RV storage.




The proposed design improves overall density on the site, in alignment of the City’s long term goal. The
combined properties are proposed to be developed in two phases, to allow for continuous operation of the
existing business, and to minimize the disruption to existing customers. In Phase 1, the three southernmost
single-story structures on the south parcel, as well as the covered RV parking, would be replaced with a
single, four-story internally-serviced mini-storage building, with a covered loading area provided by the
overhanging third and fourth floor plates. Phase 2 would consist of renovation and rebranding of the current
Rental Office, located on the northern parcel. The proposed Phase 1 building has an enclosed footprint of
45,123 sf (first and second floors), with floor plates at the third and fourth levels having 49,647 sf each, for a
total area of 189,540 sf. The Phase 2 work would not increase or decrease the current footprint/area of that
building. The floor area for the new building, in combination with the 106,800 sf of existing/remaining floor
area across both parcels, totals 296,340 sf, and is within the maximum allowable building area for the
combined properties.

The material palette used in the proposed design complies with the City of Bellevue’s Bel-Red Subarea Design
Guidelines, and provides a durable, low-maintenance facility for the owner, as well as a significant upgrade in
aesthetics for the neighborhood. With an earth-toned CMU base, smooth insulated metal wall paneling in a
four-color scheme, and localized expanses of accent glazing, the design incorporates regionally-appropriate
materials, varied and modulated facades, and well-represents the quality and character of the site’s
architectural context. Wall paneling colors are a combination of earth tones, with accent areas in Public
Storage’s trademark PS-Orange color. The extension of the third and fourth floor plates beyond the footprint
of the first and second floors provides a covered loading area, and helps to break up the scale of the facade.

Signage for the proposed buildings are minimal in size, relative to both building size and frontage. The
signage sizes for each building, and for the site in total, comply with the City of Bellevue’s requirements.
Building signage is proposed to be primarily within the horizontal orange accent band, and has been located to
allow visibility from the street, taking into account existing mature landscaping and large evergreen trees that
screen much of the building street facades from the primary intersection of 124" and Northup. As the mini-
storage business model is less pedestrian-oriented than others along Bel-Red and Northup frontages, both
color and signage placement play an important role in visibility and wayfinding.

Should you require any additional information regarding this matter, please contact me at 206.962.6590.
Thank you.

Sincerely,

Py o7

Scott Nicholson
Associate
SN/sn

c: MG2

Page 2 of 2
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PROPOSED 4-STORY
PUBLIC STORAGE
BUILDING
189,540 SF

EX. BLDG H/

EX. BLDG I/

124TH AVE NE

SITE DATA N
PARCEL DATA:

TPN #2825059005= 62,907 SF (1.44 AC) Pt r ¢
TPN #2825059236 = 242,808 SF (5.57 AC) T
TOTAL = 305,715 SF (7.01 AC)

FAR (FLOOR AREA RATIO) CALCULATION

CRITICAL AREA AND BUFFERS = 30,345 SF
BUILDABLE AREA = 275,370 SF

(BUILDABLE AREA x MAX FAR) + (CRITICAL AREA x MAX FAR x DEVELOPMENT FACTOR)
(275,370 x 1.0) + (30,345 x 1.0 x .90)
= 302,681 SF MAXIMUM DEVELOPMENT POTENTIAL

EXISTING BUILDING DATA

BUILDING # BUILDING GROSS |EXTERIOR WALL | BUILDING GROSS
SQUARE FEET (GSF)| AREA (GSF) FLOOR AREA (GFA)
EX.BLDG A 57,901 GSF 1,602 GSF 56,299 GFA
EX.BLDG B 10,049 GSF 572 GSF 9,477 GFA
EX.BLDGC 14,398 GSF 584 GSF 13,814 GFA
EX.BLDGD 10,746 GSF 610 GSF 10,136 GFA
EX.BLDG E 10,731 GSF 603 GSF 10,128 GFA
EX.BLDGF 17,588 GSF 1,233 GSF 16,355 GFA
EX. BLDG G
(DEMO) 8,524 GSF 539 GSF 7,985 GFA
EX.BLDGH
(DEMO) 7,594 GSF 536 GSF 7,058 GFA
EX.BLDG |
(DEMO) 8,825 GSF 616 GSF 8,209 GFA
TOTAL 146,356 GSF 6,895 GSF 139,461 GFA
EX. TO BE
DEMOLISHED 24,943 GSF 1,692 GSF 23,251 GFA
EX. TO REMAIN 121,413 GSF 5,203 GSF 116,210 GFA
MAX PROPOSED BUILDING ALLOWED 186,471 GFA

PROPOSED BUILDING DATA

BUILDING GROSS
BUILDING# | rOOR AREA (aFa) | | PROPOSED BUILDING CALCULATIONS
EX. BLDG A 56,209 GFA TOTAL GSF 189,540 GSF
EXTERIOR WALL
EX. BLDG B 9,477 GFA TERIoR WA 3,600 GSF
EX. BLDG C 13,814 GFA
EX. BLDG D 10,136 GFA STAIRWAYS 1:464 GSF
EX. BLDG E 10,128 GFA ELEVATOR 708 GSF
X BLDGT 16355 GFA TOTAL GFA 183,768 GFA
TOTAL EX. TO
TALEX 116,210 GFA
PROPOSED 183,768 GFA
BUILDING | (SEE CALCULATIONS)
TOTAL BUILDING
Lo 209,978 GFA
TOTAL REMAINING
FOR FUTURE 2,703 GFA
DEVEOPMENT

PARKING DATA

TPN #2825059005:
EX. STANDARD STALLS = 13

EX. ADA STALL = 1

TOTAL EX. STALLS = 14
TPN #2825059236:

PROP. STANDARD STALLS = 10

PROP. ADA STALLS = 2

PROP. LARGE STALLS = 2

TOTAL PROP. STALLS = 14
GRAND TOTAL STALLS = 28

PARKING RATIO = 0.093 STALLS/1,000 SF
(PARKING RATIO BASED ON 299,978 SF)

NOTE: PER PUBLIC STORAGE PARKING STUDY, THE REQUIRED PARKING DEMAND FOR SELF STORAGE IS 0.090 STALLS/1000 SF

RUSSELL H. HAZARD

VI o4

ARGHITECT

PS #08186
12385 NORTHUP WAY
BELLEVUE, WA 98005

Public StoraFe, Inc.
701 Western Avenue, Glendale, CA 91201
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SEQUENCE OF CONSTRUCTION

1. HOLD A PRE-CONSTRUCTION MEETING WITH THE CITY
OF BELLEWUE AND OBTAIN REMAINING REQUIRED
PERMITS.

COPY OF AN APPROVED CONSTRUCTION
STORUWATER PERMIT ISSUED. B WASHINGTON STATE
DEPARTMENT OF ECOLOGY MUST BE SUB
TEE CITY FRIGR, 0 ANY CONSTRUCTION: ACTUATES,
THE CONTRACTOR |5 REQUIRED, 10/ KAVE A COPY OF

THE SWPPP ON SITE AT ALL TIMES.

ALL NECESSARY CONSTRUCTION SIGNAGE MUST BE IN
PLACE PRIOR TO START OF CONSTRUCTION.

-

ESTABLISH LIMITS OF DISTURBANCE.

INSTALL STABILIZED CONSTRUCTION ENTRANCE AND
WHEEL WASH,

INSTALL TEMPORARY SILT FENGING, TEMPORARY
ANGE CONSTRUCTION FENCING, AND TEMPORARY

SHAN TN FENCE

7. NSTALL TENPORARY INLET PROTEGTION, CULVERTS,

HECK DAMS, SEDIMENT TRAP, SUMP FUMP, AND

SUTET Bt

8 INSTALL INLET PROTECTION ON ALL EXISTING STORM
DRAINAGE ONSITE OR DIRECTLY DOWNSTREAM OF
CONSTRUCTION  ACTIVITIES.

& PREPARE STORAGE/STAGING AREA, IF NEEDED.

10. SCHEDULE AN EROSION CONTROL INSPECTION WITH
THE CITY OF BELLEVUE.

11. CLEAR, GRUB, AND STRIP THE SITE. REMOVE ALL
EXISTING FEATURES PER DEMOLITION FLAN.

12, RELOCATE EROSION_CONTROL MEASURES AS
NECESSARY AS SITE CONDITIONS CHANGE.

13. BEGIN GRADING SITE.

14, START CONSTRUCTION OF BUILDING PAD AND
STRUCTURES.

11. INSTALL PROPOSED STORM DRAINAGE SYSTEMS,
UTILITIES, AND CURBINE.

12. INSTALL INLET PROTECTION ON ALL NEW STORM
DRAINAGE STRUCTURES.

13. FINISH GRADING SITE FOR PAVING ACTIVITIES.
14, INSTALL ALL REMAINING ABOVE GROUND FEATURES.
14, PAVE SITE.

16. COMPLETE SITE GRADING AND INSTALL PERMANENT
SEEDING AND PLANTING.

17. REMOVE ALL TEMPORARY SEDIMENT AND EROSION
CONTROL DEVICES, ONLY AFTER THE SITE IS DEEMED
COMPLETELY STABILIZED BY THE INSPECTOR.

ALL EXISTING PERIMETER AND
INTERIOR TREES TO REMAIN

e, Inc.

F

Public Stora

%

| PUBLIC STORAGE

PS #08186
12385 NORTHUP WAY
BELLEVUE, WA 98005

701 Western Avenue, Glendale, CA 91201

AT, JKG, KYG
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A\

CONTRACTOR IS RESPONSIBLE
FOR UPDATING THE T.E.S.C.
PLAN AND MEASURES AS
NECESSARY AS THE SITE
CONDITIONS CHANGE OR AS
DIRECTED BY THE INSPECTOR.
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FIRE TRUCK ACCESS:
UNDBSTRUCTED WDTH OF NOT LESS THAN 20 FEET (6,096 MM), EXCLUSIVE OF

503.2.3 SURFACE. FIRE APPARATUS ACCESS ROADS SHALL BE DESIGNED AND

MAINTAINED TO SUPPORT THE IPOSED LOADS OF FIRE APPARATUS AND SHALL BE
SURFACED SO AS TO PROVIDE ALL WEATHER DRIVING CAPABILITES,
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TREES ARE BEING RETAINED.

SOME TREES ARE NOT REGUIRING TREE PROTECTION BECAUSE
THERE IS TO BE NO ACTUAL DEVELOPMENT IN THEIR VICINITY
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et sbutiey

EXISTING TREES TO BE REMOVED

é:%} Bceil‘\yevsfe TREE PROTECTION PRCCEDURES DURING CONSTRUCTION

1o

Tree Prtection Reuizenenis Tage2s®

( )TREE PROTECTION DETAIL

TREE PRESERVATION NOTES:

2
B
4
5.

5

EACH TREE WILL HAVE A TREE PROTECTION ZONE COVERING AN AREA EGUIVALENT TO A RADIUS OF 15 FEET FOR EVERY INCH OF TREE SIZE
(DIAMETER AT 4'-6" HEIGHT), OR 6 FEET, NHIGHEVER IS GREATER.
STAKE AND/OR FLAS CLEARING LIMITS AND TREE PROTECTION TO BE VERIFIED AND APPROVED BT THE GITY'S CLEARING AND SRADING
INSPECTOR AT THE REQUIRED PRECONSTRUCTION MEETING.
A 6 INCH LAYER OF COARSE MULCH OR NOODCHIFS IS TO BE PLACED BENEATH THE TREE PROTECTION ZONE OF THE PROTECTED TREES. MULCH IS
TO BE KEPT 12 INCHES FROM THE TRUNK.
PRUNING OF EXISTING LIMBS AND ROOTS SHALL OCCUR UNDER THE DIRECTION OF THE PROECT ARBORIST.
TREE PROTECTION FENGING SHALL BE 6 FEET HEIGHT CHAIN LINK MOUNTED ON TWO INGH DIAMETER METAL FOSTS, DRIVEN INTO THE SROND TO A
DEPTH OF AT LEAST 2-FEET AT NO MORE THAN 10 FOOT SPACI
TREE PROTECTION FENCING MUST BE ERECTED PRIOR TO ANT QLEAR\NE SRADING OR DEMOLITION AND MAY ONLY BE MOVED OR ADUSTED
WITHIN THE TREE PROTECTION ZONE IF AUTHORIZED BY THE GLEARING AND GRADING INSPECTOR AND THE PROJECT ARBORIST, BUT NOT CLOSER
THAN 2 FEET FROM THE TRUNK OF ANY TREE.
MOVABLE BARRIERS OF CHAIN LINK FENCING SECURED TO CEMENT BLOCKS MAT BE SUBSTITUTED FOR FIXED FENCING IF THE PROJECT ARBORIST
AND CITY STAFF AGREE THAT THE FENCING WILL HAVE TO BE MOVED TO ACCOMMODATE CERTAIN PHASES OF CONSTRUCTION, THE BUILDER MAT
NOT MOVE THE FENCE WITHOUT AUTHORIZATION FROM THE PROJECT ARBORIST AND CITY STAFF.
IF TEMPORARY ACCESS INTO THE TREE PROTECTION ZONE IS APPROVED, AN ADDITIONAL 3 INCH LATER OF GRAVEL AND 3/4 INCH PLYWOOD
SHALL BE PLACED OVER THE CRITICAL ROOT ZONE.
FENCINS SHALL HAVE MOUNTED WARNING SIGNS PROMINENTLY DISPLATED AT MAXIMUM 20 FOOT INTERVALS: SISNS TO BE 85 X Il INCHES AND
CLEARLY STATE:
"WARNING - TREE PROTECTION ZONE - THIS FENCE SHALL NOT BE REMOVED AND ANT INAURY TO THIS OR THESE TREES IS SUBJECT TO
PENALTY ACCORDING TO BCC 14.06.100"

DURING CONSTRUCTION:

oo wn

A

ENCROACHMENT INTO THE TREE PROTECTION ZONE 1S PROHIBITED UNLESS IT 1S FOR THE MAINTENANCE OF THE TREE.
AVOID SPILLAGE OR DAMAGING MATERIALS INTO THE TREE PROTECTION ZONE.
NO STORAGE OF CONSTRUCTION MATERIALS, EQUIPMENT, PORTABLE TOILETS, STOCKFILING OF SOIL OR AGEREGATE 15 PERMITTED.
NO PARKING OR DRIVING OF VEHICLES OR OTHER MOTORIZED EQUIPMENT IS PERMITTED WITHIN THE TREE PROTECTION ZONES
NO CUTTING, BREAKING, SKINNING OR BRUISING OF ROOTS, BRANCHES OR TRUNKS WITHOUT FIRST OBTAINING AUTHORIZATION FROM THE PROJECT
ARBORIST.
NO DISCHARGING OF EXHAUST INTO FOLIAGE.
NO SECURING OF CABLES, CHAINS, OR ROPES TO TREE TRUNKS OR BRANCHES.
NO TRENCHING, DIGGING, TUNNELING OR OTHERWISE EXCAVATING WITHIN THE CRITICAL ROOT ZONE OR TREE PROTECTION ZONES WITHOUT FIRST
OBTAINING AUTHORIZATION FROM THE FROJECT ARBORIST.
PERIODIGALLY INSPECT, AT 4 WEEK INTERVALS MINIMUM, TO ASSESS AND MONITOR THE EFFECTIVENESS OF THE TREE PROTEGTION MEASURES.
FROM END OF MAT TO END OF SEPTEMBER, MONITOR TREES FOR SISNS OF DROUGHT STRESS; LAT DRIP IRRISATION OR SOAKER HOSE AND
IRRIGATE FOR A MINIMUM OF 4 HOURS EVERY 3 DAYS DURING PERIODS OF DROUSHT
ANT NECESSARY EXCAVATION ADIACENT OR WITHIN THE CRITICAL ROOT ZONES SHALL BE PERFORMED BY HAND OR COMPRESSED AIR; MACHING
TRENCHING SHALL NOT BE PERMITTE
1T EXCAVATION OR TRENCHING auTau?E THE TREE PROTECTION ZONE ENCONTERS ROOTS OF SMALLER THAN 2 INCHES, HAND TRIM AND CLEAN
5; ALL DAMAGED, TORN, AND CUT ROOTS SHALL BE GIVEN A CLEAN CUT TO REMOVE RAGGED EDGES. TRENCHES SHALL BE FILLED

A 2 24 HOUW& PHERE THS 19 NOT FOSSIBLE, THE SIDE OF THE TRENCH ADJACENT TO e TREES SHN,L D RarT SUADED MITH FOIR LAYERS

OF DAMPENED, UNTREATED BURLAP, WETTED AS FREGUENTLY AS NECESSARY TO KEER P WET. ROOTS 2 INCHES OR | ARGER, W
EN(/OUNTERED DAL B PEPORTLD MVEDIATELY 16 TiE PROJECT ARBORIST, NHO L DECIDE TS T CONTRACTOR Mt €U HE ROOT
AS MENTIONED ABOVE OR SHALL EXCAVATE BT HAND OR WITH COMPRESSED AIR UNDER THE ROOT. ALL EXPOSED ROOTS ARE TO BE PROTECTED
WITH DAMPENED BURLAP.
ROUTE FIFES OUTSIDE OF THE TREE PROTECTION ZONE OF A FROTECTED TREE TO AVOID CONFLICT WITH ROOTS. WHERE IT IS NOT FOSSIBLE TO
REROUTE PIPES OR TRENCHES, BORE OR TUNNEL BENEATH THE TREE PROTECTION ZONE OF Tt E. THE BORING SHALL TAKE PLACE NOT LESS
THAN 3' BELOW THE SURFACE OF THE SOIL IN ORDER TO AVOID ENCOUNTERING FEEDER ROOTS. ALL BORING EQUIPMENT MUST BE STAGED CUTSIDE
OF THE TREE PROTECTION ZONE
ALL GRADE CHANGES ADUACENT TO THE TREE PROTECTION ZONE OF A SIGNIFICANT TREE SHALL BE SUPERVISED BY THE PROJECT ARBORIST.
CUTS OR FILLS OF SOIL THAT ARE ADJACENT TO THE TREE PROTECTION ZONE WILL HAVE A RETAINING WALL STSTEM DESIGNED IN CONSULTATION
WITH THE PROJECT ARBORIST AND APPROVED IN WRITING BY CITY STAFF.
ANT DAMAGE DUE TO CONSTRUCTION ACTIVITIES SHALL BE REPORTED TO THE PROJECT ARBORIST AND CITY STAFF WITHIN SIX HOURS SO THAT
REMEDIAL ACTION CAN BE TAKEN,
THE PROJECT ARBORIST SHALL BE RESPONSIBLE FOR THE PRESERVATION OF THE DESIGNATED TREES. SHOULD THE BULDER FAIL TO FOLLOW THE
TREE PROTECTION SFECIFICATIONS, IT SHALL BE THE RESPONSIBILITY OF THE PROJECT ARBORIST TO REFORT THE MATTER TO CITY STAFF AS AN
ISSUE OF NON-COMPLIANCE .

POST CONSTRUCTION,

2
3.
4
5.

o

COMPLETE POST-CONSTRUCTION TREE MAINTENANCE, INCLUDING PRUNINS, MCHING, FERTILIZATION, IRRISATION, AND SOIL AERATION HHERE
Ci

REMOVE, BY HAND, ALL SOIL AND ROOT PROTECTION MATERIAL SUCH AS WOOD CHIPS, GRAVEL AND PLYWOOD.

PROVIDE FOR REMEDIATION OF COMPACTED SOIL BY METHODS SUCH AS AERATION OR VERTICAL MULCHING.

APPLY AT LEAST | INCH OF WATER PER WEEK BY DEEP WATERING IN THE ABSENCE OF ADEGUATE RAINFALL.

FERTILIZE TREES WITH SLOW RELEASED PHOSPHORUS, POTASSIUM, CALCIUM, MASNESIUM, AND OTHER MACRO- AND MICRO-NUTRIENTS AS INDICATED
BY A SOIL TEST, BUT WAIT AT LEAST ONE TEAR TO APPLT ANT NITROGEN,

PERTILIZE LIGHTLY AITH SLOW RELEASE NITROSEN AFTER | YEAR, AND THEN MAKE ANMJAL LIGHT NITROSEN APFLICATIONS FOR THE NEXT 370 5

INSPECT TREES ANNUALLY FOR AT LEAST 3 AND UP TO 5 YEARS AFTER CONSTRUCTION TO LOOK FOR CHANGES IN CONDITION AND SIGNS OF
INSECTS OR DISEASE, AND TO DETERMINE MAINTENANCE NEEDS.

REMOVE TREES THAT ARE BADLY DAMAGED OR ARE IN IRREVERSIBLE DECLINE AS DETERMINED BY THE PROJECT ARBORIST AND CITY STAFF.
CONTINVE TO PROTECT NOT ONLY THE LARGE, ESTABLISHED TREES ON THE SITE BUT ALSO THOSE NEWLY PLANTED IN THE LANDSCAPE AS PER LUC
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PLANTING SPECIEICATIONS

NN 174, SECTION 25, TOWNSHIP 25N, RANGE 5E, AWM.

PART I: GENERAL
Il SEQUENCING
A. LANDSCAPE WORK THIS SECTION INCLUDES BUT 15 NOT LIMITED TO THE FOLLOWING:
| PREPARATION OF SUB-BASE AS REQUIRED FOR ERASS AND PLANTING BEDS.
2.FINISH GRADING OF TOPSOIL MATERIALS.
3. PREPARATION OF SOIL MIXTURES.
4.EXCAVATION AND BACKFILLING FOR TREES AND SHRUBS.
5.PLANTING OF TREES, SHRUBS AND GROUNDCOVERS.
6. MISCELLANEOUS LANDSCAPE WORK.
T QUALITY ASSURANGE: SUBCONTRAGT LANDSGAPE WORK TO A SINSLE FIRM SPECIALIZING IN LANDSCAPE
R

12 SOURCE QUALITY CONTROL
NERAL:_ SHIP LANDSCAPE MATERIALS WITH CERTIFICATES OF INSPECTION REGUIRED BY GOVERNING

RIS COMPLY AT REGULATIONS AL CABLE 15 LANDSCABE MATERIALS

1| 2O NOT MAKE SUBSTIUTIONS - SPECIFIED LANDECARE MATERIAL 15 NOT OBTANABLE, SUBMiT
NON-AVAILABILITY 0 LANDSCARE ARCHITECT, TOSETHER WITH PROPOSAL FOR Usiz OF EGUIVALENT

RIAL. WHEN AUTHORIZED, ADWSTMENT OF CONTRAGT AMOUNT WILL BE MADE, IF NEGESSARY.

2. ANALTSIS AND STANDARDS: PACKAGE STANDARD PRODUCTS WITH MANJFACTURERS CERTIFIED
ANALYSIS, FOR OTHER MATERIALS, PROVIDE ANALTSIS BY RECOGNIZED LABORATORT MADE IN
ACCORDANCE WITH METHODS ESTABLISHED BY THE ASSOCIATION OF OFFICIAL AGRICULTURE CHEMISTS,
WHEREVER APPLICABLE

B. BEFORE DELIVERT OF ADDITIONAL TOPSOIL, FURNISH LANDSCAPE ARCHITECT WITH WRITTEN

STRTEVENT GIvING LOGATION OF PROPERTIES FROM RACH TOPSOIL 16 70 BE OSTAINED.

PLANT MATERIAL: PROVIDE PLANT MATERIAL OF GUANTITY, SIZE, GENUS, SPEGIES AND VARIETY SHONN AND
SCHEDULED FOR LANDSCAPE WORK AND COMPLYING WITH RECOMMENDATIONS AND REGUIREMENTS OF AN
260.), CURRENT EDITION, "AMERIGAN STANDARD FOR NURSERT STOCK". PROVIDE HEALTHY, VIGOROUS
STOCK, GROWN IN RECOGNIZED NURSERT IN ACCORDANCE WITH GOOD HORTICULTURAL PRACTICE AND FREE
OF DISEASE, INSECTS, ES6S, LARVAE AND DEFECTS SUCH AS KNOTS, SUN-SGALD, INIURIES, ABRASIONS, OR
DISFIGUREMENT,
| EXCEPT AS FOLLOWS, LABEL AT LEAST ONE TREE AND ONE SHRUB OF EACH VARIETY WITH A SECURELY

ATTAGHED WATERPROOF TAG BEARING LEGIBLE DESIGNATION OF BOTANICAL AND COMMON NAME.
2.NOTIFY LANDSCAPE ARCHITECT PRIOR TO INSTALLATION FOR GUALITY INSPECTION, LOCATION OF FLANT

MATERIAL AND REVIEW OF PLANTING TIME AND SCHEDULE. LANDSCAPE ARCHITECT RETAINS THE RIGHT

TO FURTHER INSPECT PLANT MATERIAL FOR SIZE AND CONDITION OF BALLS AND ROOT SYSTEMS, INSECTS,

INIURIES AND LATENT DEFECTS, AND TO REECT UNSATISFACTORY OR DEFECTIVE MATERIAL AT ANY TIME

DURING PROGRESS OF WORK. REMOVE REJEGTED TREES OR SHRUBS IMMEDIATELY FROM PROJECT SITE.
TESTING: OBTAIN SOIL TEST TO DETERMINE PH AND LIME REGUIREMENTS PRIOR TO PLANTING.
MAINTENANCE INSTRUCTIONS: SUBMIT TYPEWRITTEN INSTRUCTIONS RECOMMENDING PROCEDURES TO BE
ESTABLISHED BY OWNER FOR MAINTENANCE OF LANDSCAPE WORK FOR ONE FULL TEAR. SUBMIT TO
LANDSGAPE ARCHITECT FOR APPROVAL PRIOR TO EXPIRATION OF REGUIRED MAINTENANCE PERIOD(S).

13 DELIVERY STORAGE AND HANDLING
A TREES A\D SHRUBS  PROVIDE FRESHLY DUS TREES AND CONTAINERIZED SHRUBS. DO NOT PRINE PRIOR
TO DELIVERY UNLESS OTHERWISE APPROVED BY LANDSCAPE ARCHITECT DO NOT BEND OR BIND-TIE
TRELS OF. SHRUES, IN SUCH MANNER AG 70 DAMAGE BARK, BREAR BRANGHES OF DEGTROT NATURAL
2 VIDE PROTECTIVE COVERING DURING DELIVERT. DO NOT DROP BALLED AND BURLAPPED

STOCK DURING DELIVERT

- PELIVER TREES AND SHRUBS AFTER PREPARATIONS FOR PLANTING HAVE BEEN COMPLETED AND PLANT
IMMEDIATELY . IF FLANTING 15 DELAYED HAN 6 HOURS AFTER DELIVERY, SET PLANT MATERIAL IN

SHADE, PROTECT FROM WEATHER AND TECHANICAL DAMAGE, AND KEEP ROOTS MOIST BY COVERING
WITH MULCH, BURLAP OR OTHER ACCEPTABLE MEANS OF RETAINING MOISTURE.
2.D00 NOT REMOVE CONTAINER SROWN STOCK FROM CONTAINERS UNTIL PLANTING TIME.

0

mg

14 JoB CONDITIONS
PROCEED WITH AND COMPLETE LANDSCAPE WORK. AS RAPIDLY AS PORTIONS OF THE SITE BECOME
AVAILABLE, WORKING WITHIN SEASONAL LIMITATIONS FOR EACH KIND OF LANDSCAPE WORK. REGUIRED.

I UTILITIES, DETERMINE LOGATION OF UNDERSROUND UTILITIES AS REGUIRED BY LAW AND PERFORM WORK
IN A MANNER WHICH WILL AVOID POSSIBLE DAMAGE. HAND EXCAVATE, AS REQUIRED. MAINTAIN GRADE
STAKES SET BY OTHERS UNTIL REMOVAL IS5 MUTUALLY AGREED UPON BY PARTIES CONCERNED.

2.EXCAVATION: IWHEN CONDITIONS DETRIMENTAL TO FLANT GROWTH ARE ENCOUNTERED, SUCH AS RUBBLE

ILL, ADVERSE DRAINAGE CONDITIONS, OR OBSTRUCTIONS, NOTIFY LANDSCAPE ARCHITECT BEFORE
PLANTING.

3.PLANTING TIME: PLANT OR INSTALL MATERIALS DURING NORMAL PLANTING SEASONS FOR EACH TTPE OF
LAY QUIRED. CORRELATE PLANTING WITH SPECIFIED MAINTENANCE PERIODS TO
PRD\/\DE MA\NTENANCE FROM DATE OF SUBSTANTIAL GOMPLETION.

15 GENERAL SITE CONDITIONS

A LANDSCAPE CONTRACTOR SHALL GIVE LANDSCAPE ARCHITECT A MINIMUM OF TEN. (I0) DATS NOTICE PRIOR
TO INTENTION TO PROCEED WITH CONSTRUCTION.

B. GONSTRUCTION MUST BE PERFORMED IN ACGORDANCE WITH ALL APFLICABLE CODES, PERMIT GONDITIONS,
ORDINANCES AND POLICIES OF THE GOVERNING JURISDICTION.

C. THE APPLICANT IS RESPONSIBLE FOR OBTAINING ANY OTHER RELATED OR REQUIRED PERMITS PRIOR TO
THE START OF CONSTRUCTION.

D. A COPY OF THE APPROVED PLANS, SPECIFICATIONS, AND PERMIT APFROVALS MUST BE ON SITE WHENEVER

CONSTRUCTION IS IN FROSRESS AND SHALL REMAIN ON SITE UNTIL PROECT COMPLETION.

E. LANDSCAPE ARCHITECT SHALL BE ON SITE, AS NECESSARY, TO MONITOR CONSTRUCTION AND AFPROVE
MINOR REVISIONS TO THE PLAN.

16 ToPsOIL

A ALL BRADING SHALL BE DONE FER THE AFPROVED CIVIL SET AND SPECIFICATIONS. ALL PLANTING AREAS
SHALL EE OVER-EXCAVATED d' FOR PLACEMENT OF STOCKPILED TOPSOIL OR IMPORTED 3-WAY TOPSOIL

ROVE OR EQUAL) TOPiO\L \F A\/A\LABLE ONSITE, 5HALL BE EXCAVATED FROM WEED-FREE

et SITE, SELECTED BY L,

SITE WORK. LANDSCAPE ARCHITECT SHAu DETEN DETH OF T TOPSOIL TO STOCKPILE

CONTRAGTOR SHALL PROTECT TOPSOIL AS NECESSARY TO ENSURE STABILITY AND ADEGUATE EROSION

CONTROL. SEE TESC FLAN BT CIVIL FOR EROSION BMPS FOR THE SITE. STOCKPILED TOPSOIL SHALL BE

SCREENED THROUGH A 1" MESH PRIOR TO PLACEMENT IN PLANTING BEDS.

B.IN ALL IN-SROUND LANDSCAFE BEDS OVER-EXCAVATE 4" BELOW FINISHED ELEVATION SHOWN ON FLANS
FOR PLACEMENT OF 9" OF STOCKPILED ORGANIC TOPSOIL OR IMPORTED 3-WAY TOPSOIL. TILL INTO THE
TOP &' OF SUBGRADE PRIOR TO PLANTING. INSTALL AREA DRAINS WHERE LANDSCAPE CONTRACTOR
DEEMS NECESSARY FOR PROPER DRAINAGE. THIS PLAN DOES NOT INCLUDE DRAINAGE FOR LANDSCAPED
AREAS. THIS SHALL BE ASSESSED AND INCLUDED WITH THE LANDSCAPE CONTRACTOR'S SCOPE FOR
IMPLEMENTATION OF THIS LANDSCAPE PLAN.

17 PROECT WARRANTY

WARRANTY ALL PLANTING FOR A PERIOD OF ONE YEAR AFTER DATE OF FINAL ACGEPTANCE BY OWNER,
AGAINST DEFECTS INCLUDING DEATH AND UNSATISFACTORT GROWTH, EXCEFT FOR DEFECTS RESULTING
FROM NEGLECT BY OWNER, ABUSE OR DAMAGE BY OTHERS, OR UNUBUAL PHENOMENA OR. INCIDENTS WHICH
ARE BETOND LANDSCAPE CONTRACTOR'S CONTROL.

. IMMEDIATELT REMOVE AND REFLACE TREES, SHRUBS OR OTHER PLANTS FOUND TO BE DEAD OR IN
UNHEALTHY CONDITION DURING INARRANTY PERIOD. REPLACE PLANT MATERIAL IN DOUBTFUL CONDITION AT
END OF WARRANTY PERIOD; UNLESS, IN OPINION OF L ANDSCAFE ARCHITECT, IT 15 ADVISABLE TO EXTEND
WARRANTY FERIOD FOR A FULL GRONING SEASON,

C. ANOTHER INSPECTION WILL BE CONDUCTED AT END OF EXTENDED WARRANTY PERIOD TO DETERMINE

ACCEPTANCE OR REJECTION OF PLANT MATERIAL. ONLY ONE REPLACEMENT (PER HRUB OR PLANT)

WILL BE REQURED AT END OF WARRANTY PERIOD, EXGEPT FOR LOSSES OR REFLACEMENTS DUE TO

FAILURE TO COMPLY WITH SPECIFIED REGUIREMENTS.

>

w

PART 2: PRODUCTS AND MATERIALS
21 TorsolL

A TOPSOIL THAT HAS BEEN STOCKPILED FOR REUSE IN LANDSCAPE WORK SHALL BE FERTILE, FRIABLE, SANDY
LOAM, SURFACE SOIL, FREE OF SUBSOIL, CLAY LUMPS, BRUSH, NEEDS AND OTHER LITTER, AND FREE OF
ROOTS, STUMPS, STONES LARGER THAN I* IN ANY DIMENSION, AND OTHER EXTRANEOUS OR TOXIC MATTER
HARMFUL TO PLANT GROWTH,

B. PROVIDE ADDITIONAL TOPSOIL FROM LOCAL SOURCES OR FROM AREAS HAVING SIMILAR SOIL
CHARACTERISTICS TO THAT FOUND AT PROJECT SITE. OBTAIN TOPSOIL ONLY FROM NATURALLTY,
NELL-DRAINED SITES MHERE TOPSOIL OCCURS IN A DEPTH OF NOT LESS THAN 6"} DO NOT OBTAIN FROM
BOGS, MARSHES OR OTHER WETLAND AREAS

22 SOl AMENDMENTS

A.LIME: NATURAL DOLOMITIC LIMESTONE CONTAINING NOT LESS THAN 85% OF TOTAL CARBONATES WITH A
M OF 50% MASNESUN CARBO SO THAT NOT LESS THAN 90% PASSES A [O-MESH

RATE OF APPLICATION SUITED TO SOIL
Aﬁ\DH‘( AND TYPE OF F’LANT\N& AS DETERMINED BY SOIL TESTING.

B. ORGANIC MATTER: ORGANIC, WEED- AND DEBRIS-FREE COMPOST, CEDARGROVE OR EQUIVALENT.

23 MiLcH

A BARK OR WOOD CHIP MILCH SHALL BE DERIVED FROM DOUGLAS FIR, PINE, OR HEMLOCK SPECIES. THE
MULCH SHALL NOT CONTAIN RESIN, TANNIN, OR OTHER COMPOUNDS IN QUANTITIES THAT WOULD BE
DETRIMENTAL TO ANIMAL, PLANT LIFE, OR WATER GUALITY. SAWDUST SHALL NOT BE USED AS MULCH.

B. MULCH SHALL BE MEDIUM-COARSE GROUND WITH AN APPROXIMATELY 3-INCH MINUS PARTICLE SIZE, FINE
PARTICLES SHALL BE MINIMIZED S0 THAT NOT MORE THAN 30%, BY LOOSE YOLUME, WILL PASS THROUSH A
US NO. 4 SIEVE.

24 COMMERCIAL FERTILIZER

D.EOR ALL PLANTING BEDS: PLANTINGS SHALL BE FERTILIZED WITH A SLON-RELEASE GENERAL GRANULAR
FERTILIZER (16-16-16), OR SLOW-RELEASE FERTILIZER TABLETS, WITH APFLICATION RATES AS SPECIFIED BT
MANUFACTURER. FERTILIZER SHALL BE APPLIED AFTER PLANTING PIT IS BACKFILLED (OR DURING BACKFILL
IN THE CASE OF TABLETS), AND PRIOR TO APPLICATION OF MULGH. FERTILIZER SHALL NOT BE APPLIED
BETWEEN NOVEMBER AND MARCH.

E

25 PLANT MATERIALS

A VERIFY GUANTITIES: VERIFY PLANT LOGATIONS AND GUANTITIES OF PLANTS ON THE PLANT SCHEDULE WITH
THOSE REPRESENTED ON THE PLAN. ACTUAL PLANT QUANTITIES SHOIWN ON PLANTING PLANS TO PREVAIL
OVER QUANTITIES SHOWN ON PLANT SCHEDULE IN THE EVENT OF A DISCREPANCT.

B.Gl PROVIDE PLANT MATERIAL OF SIZE, GENUS, SPECIES AND VARIETY SHOMN AND SCHEDULED FOR
LAND%APE NORK AND COMPLYING WITH RECOMMENDATIONS AND REQUIREMENTS OF ANSI Z60 1, CURRENT

EDITION “AMERICAN STANDARD OB NIREERT STOCK- AL PLANT MATERIALS 76 BE LOGALLY GRONN

TERN WA, HESTERN OR, OR WESTERN BCJ, HEALTHY, BUSHT, AND IN VIGOROUS GROWING CONDITION.  IF
REPLAGEMENT OF PLANT MATERIAL |5 NECESBART DUE TO GONSTRUCTION DAMAGE OR PLANT FAILURE
WITHIN ONE TEAR OF INSTALLATION, SIZE AND GUALITY SHALL BE AS INDICATED ON THE PLANS.

€. DECIDUOUS AND EVERGREEN TREES: PROVIDE BALLED AND BURLAPPED (B4B) TREES OF HEIGHT AND/OR
CALIPER SGHEDULED AND WITH BRANCHING coNHaJRAT\oN RECOMMENDED BY ANSI 260, CURRENT
EDITION, FOR  TYPE AND SPECIES REQUIREL O HAYE UNIFORM BRANCHING, SINGLE STRAIGHT
TRUNKS, (INLESS SPECIFIED AS MILTI-STEM) AND CENTRAL LEADER INTACT AND UNDAMAGED. BALLED AND
BURLAPPED STOCK SHALL HAVE BEEN ROOT PRUNED AT LEAST ONCE IN THE LAST THREE YEARS.
CONTAINER STOCK SHALL BE FULLY ROOTED BUT NOT ROOT-BOUND. PLANT MATERIAL WITH DAMAGED
ROOT ZONES OR BROKEN ROOTBALLS WILL NOT BE ACCEPTED.

26 TEMPORARY IRRIGATION

A A TEMPORARY (3 YEAR WARRANTEE) DRIP IRRIGATION STSTEM SHALL BE DESIGNED AND INSTALLED BY
LANDSCAPE CONTRACTOR UPON COMPLETION OF TOPSOIL PLACEMENT AND PRIOR TO INSTALLATION OF
PLANTINGS WITHIN THE LANDSCAPE AREA. LANTED AREAS SHALL RECEIVE ADEQUATE DRIP
COVERAGE TO ALL NEW PLANTINGS IN THE LANDSCAFED BEDS.

B. PROVIDE WRITTEN VERIFICATION TO LANDSCAPE ARCHITECT THAT BACKIFLOW FREVENTION FER CODE
EXISTS ON THE LINE TO BE USED AS A POINT OF CONNECTION FOR THE IRRIGATION SYSTEM. I
VERIFICATION CANNOT BE MADE, FROVIDE BACKFLOW PREVENTION FER CODE AS A PART OF THE
INSTALLATION.

C. GENERAL CONTRACTOR SHALL FROVIDE SLEEVING, WATER AND ELECTRICITY FOR THE SYSTEM.
LANDSCAPE CONTRACTOR SHALL PROVIDE ISOLATION VALVE AND CONNECTION TO WATER AND
CONTROLLER.

D. LANDSCAPE GONTRAGTOR SHALL INSTALL SOIL MOISTURE PROBE CONNEGTED TO IRRIGATION SYSTEM TO
DETERMINE IWHEN IRRIGATION 15 NECESSARY DURING THE DRY SEASON. INSTALL PER MANUFACTURER'S
SPECIFICATIONS.

E. LANDSGAPE CONTRAGTOR |5 RESPONSIBLE FOR ENSURING PROPER FUNCTION AND GONNECTION OF THE
IRRIGATION SYSTEMS, AND TO "WINTERIZE" INSTALLED IRRIGATION STSTEM PRIOR TO OCTOBER 3IST.

27 MISCELLANEOUS LANDSCAPE MATERIALS

A. STAKES, DEADMEN AND 6UYS: PROVIDE STAKES AND DEADMEN OF SOUND NEW, PRESSURE TREATED
HEM-FIR, FREE OF KNOT HOLES AND OTHER DEFECTS. SIZE AS FOLLOWS: STAKES: 2'X2'X8'-0", POINTED,
STAINED DARK BROWN

B. DEADMEN: 2'X2"X3'-0", POINTED, STAINED DARK BROWN. PROVIDE WIRE TIES AND 6UYS OF 2-STRAND,
TWISTED, PLIABLE GALVANIZED IRON WIRE NOT LIGHTER THAN |2 GA. W TH ZINC-COATED TURNBUCKLES
PROVIDE NOT LESS THAN 3/4 INCH DIAMETER BLACK RUBBER OR FLASTIC HOSE, CUT TO REGUIRED LENSTHS
TO PROTECT TREE TRUNKS FROM DAMAGE BY WIRES.

C. LIGHTING: SEE DRANINGS BY OTHERS FOR ALL OUTDOOR LIGHTING DETAILS.

PART 2: EXECUTION

3] SOIL PREPARATION

A COORDINATE THE WORK. OF THIS SECTION WITH *IRRIGATION STSTEM INSTALLATION".
| STAKE PROPOSED TREE LOCATIONS AND SECURE L ANDSCAPE ARCHITECT'S ACCEPTANCE BEFORE START

OF PLANTING HORK. MAKE MINOR ADJUSTMENTS AS MAY BE REQUESTED.

2 PREPARATION OF PLANTING AREAS: FRIOR TO PLANTING, TOPSOIL SHALL BE PLACED AND TILLED INTO
THE SUBGRADE FER THE TOPSOIL SECTION.

3.EXCAYATION FOR TREES AND SHRUBS: EXCAYATE PITS AND BEDS MTH VERTICAL SIDES AND WITH

M OF EXCAVATION SLIGHTLY RAISED AT CENTER TO PROVIDE PROPER DRAINAGE. SCARIFT SOIL
IN BOTTOM AND SIDES OF PLANTING PIT,

4 FOR BALLED AND BURLAPPED (BiB) TREES AND SHRUBS, MAKE EXCAVATIONS AT LEAST TWICE AS WIDE
AS THE BALL DIAMETER AND EQUAL TO THE BALL DEPTH, PLUS AN ALLOWANGCE FOR SETTING OF BALL ON
A d" LATER OF COMPACTED PLANTING SOIL MIXTURE,

5.FOR CONTAINER GROWN STOCK, EXCAVATE AS SPECIFIED FOR BALLED AND BURLAFPED STOCK,
ADUSTED TO SIZE OF CONTAINER WIDTH AND DEPTH.

32 PLANTINS

A TIMING: TO OCCUR BETWEEN NOVEMBER ST AND MARGH BIST.

B.INSPECTION: NOTIFT LANDSCAFE ARCHITECT FRIOR TO PLANTING TO REVIEW GUALITY, PLACEMENT AND
TIMING. STAKE THE PROPOSED LOCATION OF ALL SHRUBS WITH AN APPROVED CODING STSTEM
FOR LARGE GROUPINGS OF SINSLE SHRUB SPECIES, BOUNDARY MAY BE STAKED. LANDSCAPE ARCHITECT
TO REVIEA AND APPROVE LOCATIONS PRIOR TO FLANTING OR RELOCATING PLANT MATER\AL

C. PLANTING TREES AND SHRUBS: SET BALLED AND BURLAPPED (B¢B) STOCK ON LAYER OF SOMPACTED
PLANTING SOIL MIXTURE, PLUMB AND IN CENTER OF PIT WITH TOP OF BALL SLIGHTLY HIGHER T}
ADJIACENT FINISHED LANDSCAPE GRADES TO ACCOUNT FOR MULGH DEPTH. UNTIE AND REMOVE BURLAP
FROM SIDES OF BALLS; RETAIN ON BOTTOMS. WIRE BASKETS, IF USED, SHALL BE CUT AWAT FROM
ROOTBALL TO THE MAXIMM BXTENT PRACTICABLE, WHEN SET, PLACE ADDITIONAL BACKFILL AROUND BASE
AND SIDES OF B, ND EACH LAYER TO SETTLE BACKFILL AND ELIMINATE VOIDS AND AIR
POCKETS, PLAGE FERTILIZER FHILE PACEEILLING. RATER AFTER FLACING FINAL LAYER OF BACKFILL AND

CORRECT ANY SETTLEMENT THAT MAY OCCUR.

I SET CONTAINER GROWN STOCK AS SPECIFIED FOR BALLED AND BURLAPPED STOCK, EXCEPT FULLY
REMOVE CONTAINER.

2.CREATE SAUCER IN BACKFILL AROUND TREES TO HELP RETAIN WATER. SAUCER AREA SHALL HAVE A
DIAMETER OF AT LEAST 3 FEET.

D. PRUNE TREES AND SHRUBS ONLY TO REMOVE BROKEN OR DAMAGED BRANCHES, OR AS DIRECTED BT
LANDSCAPE ARCHITECT. ALL PRUNING SHALL FOLLOW STANDARD HORTICULTURAL PRACTICES. DO NOT CUT
TREE LEADERS, ANY PRUNING OF SHRUBS SHALL RETAIN A NATURAL CHARAGTER. DO NOT SHEAR SHRUBS
WITH HAND OR POWERED HEDGE SHEARS.

I. REMOVE AND REPLAGE EXCESSIVELY PRUNED OR MALFORMED STOCK RESULTING FROM IMPROPER
PRUNING.

E£. APPLY ANTI-DESICCANT USING POWER SPRAT TO PROVIDE AN ADEGUATE FILM OVER TRUNKS, BRANCHES,
STEMS, TWIGS AND FOLIAGE
I IF DECIDUOUS TREES OR SHRUBS ARE MOVED IN FULL-LEAF, SPRAT WITH ANTI-DESICCANT AT NJRSERT

BEFORE MOVING AND AGAIN 2 WEEKS AFTER PLANTING.

F. QUY AND STAKE TREES IMMEDIATELY AFTER PLANTING, WITH 2 STAKES PER DECIDUOUS TREE OR 3
DEADMEN PER EVERGREEN TREE. ORIENT STAKES TO RESIST THE FORCE OF THE WIND.

. PLANTING GROUNDCOVER: SPACE PLANTS AS SHOWN IN DETAIL.

I. DI HalEs LARSE ENOUSH 10 ALLON FOR SPREADING o ROOTS AND BAGKFILL WITH PLANTING S0
0TS TO ELIMINATE AIR POCKETS AND LEA IGHT SAUCER INDENTATION

T [ TER THOROUGHLY AFTER PLANT\NG TAEIRE CARE NOT 16 COVER

RO OF PLANTS Witk T SOILS.
2.MULGH AREAS BETWEEN GROUNDCOVER PLANTS TO A DEPTH OF 3'. TAPER MULCH TO BASE OF
SROUNDCOVERS AND TAKE EXTRA CARE TO ENSURE GROUNDCOVERS ARE NOT BURIED WITH MULCH.

H.MULCH ALL PLANTING BEDS: PROVIDE NOT LESS THAN A 3-INCH THICKNESS OF MULCH AND FINISH LEVEL
WITH ADJACENT FINISHED GRADES AND PAVED SURFACES

34 MAINTENANCE

A.BESIN MAINTENANCE IMMEDIATELT AFTER PLANTING.

B. MAINTAIN TREES, SHRUBS AND OTHER PLANTS UNTIL FINAL PROJECT ACCEPTANCE BY OWNER BUT IN NO
CASE LESS THAN dO DAYS AFTER SUBSTANTIAL COMPLETION OF THE PROJECT.
© VANTAN TREES, SHRUBS AND OTHER PLANTS BY HATERING, PRUNING, CULTIVATING AND NEEDING A9
REQUIRED FOR HEALTHY GROWTH. APPLY ANTI-DESICCANT AS SPECIFIED. E FLANTING SAUCERS.
TIGHTEN AND REPAIR STAKE AND GUT SUPPORTS AND RESET TREES AND SHRUBS TO PROPER GRADES OR
VERTICAL POSITION AS REQUIRED. SPRAT AS REGUIRED TO KEEP TREES AND SHRUBS FREE OF INSECTS
AND DISEASE

35 CLEANUP AND PROTECTION
A DURING LANDSCAPE WORK, KEEP PAVEMENTS CLEAN AND NORK AREA IN AN ORDERLY CONDITION.

B. PROTECT LANDSCAPE HORK AND MATERIALS FROM DAMAGE DUE TO LANDSCAPE OPERATIONS,
OPERATIONS BY OTHER CONTRACTORS AND TRADES AND TRESPASSERS. MAINTAIN PROTECTION DURING
INSTALLATION AND MAINTENANCE PERIODS. TREAT, REPAIR OR REPLACE DAMASED LANDSCAPE NORK AS
DIRECTED.

36 INSPECTION AND ACCEPTANCE

A NHEN LANDSCAPE WORK. 1S COMPLETED, INCLUDING MAINTENANCE, LANDSCAPE ARCHITECT WILL, UPON
REGUEST, MAKE AN INSPECTION TO DETERMINE ACCEPTABILITY.

B. LANDSCAPE WORK MAY BE INSPECTED FOR AGCEPTANCE IN PARTS ONLY IF AGREEABLE TO LANDSCAPE
ARCHITECT, PROVIDED WORK OFFERED FOR INSPECTION 15 COMPLETE, INCLUDING MAINTENANCE.

C. NHERE INSPECTED LANDSCAPE WORK DOES NOT COMPLY WITH REQUIREMENTS, REPLACE REJECTED WORK
AND CONTINUE SPECIFIED MAINTENANCE UNTIL RE-INSPECTED BT LANDSCAPE ARCHITECT AND FOUND TO BE
ACCEPTABLE. REMOVE REJECTED FLANTS AND MATERIALS FROMPTLY FROM PROJECT SITE
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NN 174, SECTION 25, TOWNSHIP 25N, RANGE 5E, AWM.

STRUCTURAL SOIL SPECIFICATIONS (PER CITY OF BELLEVUE)

MATERIALS
THE CHARACTERISTICS OF THE COMPONENTS FOR STRUCTURAL SOIL ARE AS FOLLOWS.

AGGREGATE, AGGREGATES FOR STRUCTURAL SOIL SHALL CONSIST OF CLEAN STONE THAT IS HIGHLY ANGULAR. STONE SIZE
SHOULD BE I-I/4-INCHES TO 2-1/2-INCHES CLEAR, WITH A DIMENSION ASPECT RATIO OF LENGTH TO HEIGHT OF Ixl:]. MAXIMUM
DIMENSION ASPECT RATIO OF 2:1: 1S ALLOWED PROVIDED THE MAJORITY OF THE MATERIAL CONFORMS TO THE I:l:|
REGUIREMENT. ALL PIECES SHALL HAYE A MINIMUIM OF 3 FRACTURED FACES.

AGEREGATE SHALL BE SOUND, HARD DURABLE, AND HIGHLY ANGULAR. AGGREGATES SHALL BE FREE FROM SALT, THIN
ELONGATED OR LAMINATED PARTICLES, ORGANIC MATERIAL, CLAY LUMPS, OR OTHER SUBSTANCES THAT WOULD ACT IN A
DELETERICUS MANNER OR INTERFERE WITH VEGETATIVE GROWTH.

PRE-APPROVED MATERIALS-2-INCHES CLEAR CRUSHED, CADMAN

SRONING MEDIUM: SEE SOIL SPECIFICATIONS

PRE-APPROVED MATERIAL-SEE SOIL SPECIFICATIONS

SOl_STABILIZER, SOIL STABILIZER SHALL BE A NON-TOXIC ANIONIC LINEAR POLYMER PER WSS SECTION d-14.5(1) CAPABLE
OF BINDING THE SOIL PARTICLES TO THE AGGREGATE DURING MIXING AND PLACEMENT OF THE STRUGTURAL SOIL MIXTURE.
CROSS-LINKED POLYMERS SHALL NOT BE PERMITTED. APFLICATION SHALL BE PER THE MANJFACTURER'S WRITTEN
INSTRUCTIONS.

PRE-APPROVED MATERIAL- @STABILIZERS FROM STABILIZER SOLUTIONS (602) 225-5900 4 |-(800)-336-2466 PHONE
WA STABILIZERSOLUTIONS COM

GEOTEXTILE FOR SEPARATIONS:  GEOTEXTILE FOR THE SEPARATION BETWEEN THE STRUCTURAL SOIL AND CRUSH SURFACING
TOP COURSE SHALL BE PER WSS SECTION d-33 AND MEET THE PROPERTIES LISTED IN SECTION 9-33.2(1) TABLE 3.

WATER: PER W55 SECTION 4-25.2

MIX DESISN
AT LEAST 30 DAYS PRIOR TO ORDERING MATERIALS, THE CONTRACTOR SHALL PROVIDE A MIX DESIGN IN WRITING
DESCRIBING THE PROPOSED MATERIAL PROPORTIONS, MIXING PROCEDURE, AND MATERIAL SOURCES

MATERIAL PROPORTIONS: MIXES SHALL UTILIZED THE FOLLOWING BASE RATIO; HOWEVER, VARIATIONS OF THE PHYSICAL
PROPERTIES OF THE MATERIAL COMPONENTS MAY REQUIRE AD JUSTMENTS TO THE DESIEN TO ENSURE ADEQUATE
STRUCTURAL AND VOID SPACE REQUIREMENTS ARE MAINTAINED.

ACOREGATE 4cr

SRONING MEDIUM ler

4 LBS, PER MANUFAGTURERS

SOIL STABILIZER WRITTEN INSTRUCTIONS

WATER 46 GALLONS*

*WATER SHALL BE ADJUSTED AS REGUIRED TO ACHIEVE A TARGET MOISTURE CONTENT OF 20% BY WEIGHT BY WEIGHT OF
THE GROWING MEDIUM COMPONENT.
FINOTE THAT A VOLUME REDUCTION OF APPROXIMATELY 10% DUE TO THE MIXING PROCESS 15 TYPICAL

MIXING PROCEDURE: STRUCTURAL SOIL SHALL BE MIXED IN BATCHES SUITABLE FOR THE CHOSEN EQUIPMENT. MIXING SHALL
BE PERFORMED ON A PAVED SURFACE AT THE SUFPLIER'S TARD AND A SUITABLE AREA FREE FROM FOREIGN MATERIAL OR
MOISTURE WILL BE PROVIDED.

A TYPICAL MIXING PROCEDURE WILL INVOLVE STARTING WITH HALF OF THE ASSREGATE, ADD HALF OF THE TOPSOIL, ADD
ALL OF THE SOIL BINDER, ADD HALF OF THE ESTIMATED WATER, AND ADD THE OTHER HALF OF THE AGGRESATE, AND MIX IT
TOSETHER. SLONLY ADD WATER TO THE MIXTURE AND CONTINUE TO MIX, ADDING WATER INCREMENTALLY UNTIL THE TOPSOIL.
UNIFORMLY COATS THE AGGREGATE AND DOES NOT FALL QUT OF THE MIXTURE. IF TOO MUCH WATER IS5 ADDED TO THE
MIXTURE, WATER WILL DRAIN OUT OF THE MATERIAL AND THE TOPSOIL WILL WASH OFF THE ASGREGATE. IF THIS OCCURS,

THE BATCH OF MATERIAL IS TO BE DISCARDED.

THE FINISHED PRODUCT SHOULD CONSIST OF THE UNIFORMLY BLENDED MIXTURE, MIXING SHOULD BE DONE IN STEPS TO
ENSURE HOMOGENEOUS DISTRIBUTION OF MATERIALS AND ADEGUATE MOISTURE CONTENT 15 MAINTAINED THROUGHOUT THE
MIXING PROCESS. THE MIXTURE SHALL EASILT SHRED AND BREAK DOWN WITHOUT CLUMPING, THE GROWING MEDIUM SHALL
NOT BE OVERLY WET OR DRY DURING MIXING OPERATIONS. PERIODIC ADUSTMENT OF THE WATER CONTENT MAY BE
REGUIRED TO MAINTAIN OPTIMUM MOISTURE LEVELS.

DELIVERY STORAGE AND HANDLING

MIXED STRUCTURAL SOIL MUST BE PROTECTED FROM ABSORBING EXCESS WATER AND FROM EROSION AT ALL TIMES. DO
NOT STORE OR TRANSPORT MATERIALS UNFROTECTED DURING RAINFALL EVENTS. DO NOT ALLOW EXCESS WATER TO ENTER
THE SITE PRIOR TO COMPACTION OF THE STRUCTURAL SOIL MATERIAL.

DELIVERY OF THE STRUCTURAL SOIL TO THE JOB SITE SHALL OGCUR IMMEDIATELY AFTER MIXING FROCEDURES ARE
COMPLETE. EXTENDED STORAGE OR STOCKPILING OF STRUCTURAL SOIL IS NOT PERMITTED. STRUCTURAL SOIL SHALL BE
PROTECTED FROM PREGIFITATION OR EXCESSIVE HEAT, AND THE GONTRAGTOR MIST NOTIFY THE ENSINEER OR THEIR
REPRESENTATIVE OF ANT MATERIALS POTENTIALLY AFFECTED BY A RAINFALL EVENT. THE ENGINEER OR THEIR
REPRESENTATIVE SHALL DETERMINE IF INSPEGTION OF THE MATERIAL 1S WARRANTED DUE TO ADVERSE WEATHER
CONDITIONS, OR THE MATERIALS VARY SIGNIFICANTLY FROM THE APPROVED REPRESENTATIVE SAMPLE. HANDLING OF
STRUGTURAL SOIL SHALL BE KEPT TO A MINIMUM DUE TO POTENTIAL SEPARATION OF COMPONENTS AND TO REDUCE
POTENTIAL VARIANCE TO OPTIMUM MOISTURE CONTENT.

SITE PREPARATION AND INSTALLATION

THE JOB SITE SHALL BE PREPARED AND INSPECTED PRIOR TO DELIVERY AND INSTALLATION OF STRUCTURAL SOIL. CONFIRM
THAT THE SUB-SRADE IS AT THE PROFER ELEVATION AND COMPACTED AS REGUIRED, AND SUB-GRADE ELEVATIONS ARE
PARALLEL TO THE FINISHED GRADE. CLEAR THE EXCAVATION OF ALL CONSTRUCTION DEBRIS, TRASH, RUBBLE, AND FOREIGN
MATERIAL. SUBSURFACE DRAIN LINES SHALL BE INSTALLED PRIOR TO FLACEMENT OF THE STRUCTURAL SOIL. EXCAVATE AND
COMPACT SUBGRADE. IN THE EVENT THAT MOISTURE OR PRECIPITATION ENTERS THE EXCAVATION SITE, THE AREA SHALL BE
DRAINED AND INSFECTED PRIOR TO INSTALLATION OF STRUCTURAL SOIL.

STRUCTURAL SOIL SHALL BE PLACED IN THE EXCAVATED TRENCH IN 6-INCH LIFTS, AND SPREAD WITH SUITABLE EGUIPMENT
THE STRUCTURAL SOIL SHALL BE COMPACTED BY A STATIC DRUM COMPACTOR EVIDENCED BY N UNTIELDING SUBBASE.
AFTER COMPACTION 1S ACHIEVED, GECTEXTILE FABRIC SHALL BE INSTALLED AS A BARRIER BELOW THE CRUSHED
SURFACING TOP COURSE AND PAVEMENT. THE STRUCTURAL SOIL SHALL BE PROTECTED FROM VIBRATORT SOURCES UNTIL
FINAL STRUCTURE OR PAVEMENT IS IN PLACE. IN THE EVENT THAT THE STRUCTURAL SOIL IS NOT IMMEDIATELY PROTECTED
FROM THE ELEMENTS BY SUBSEGUENT WORK, THE CONTRACTOR SHALL PROVIDE TEMPORARY FROTECTION WITH FLASTIC,
PLYWOOD, OR OTHER SUITABLE MATERIAL AS DIRECTED BY CITY STAFF.

THE CONTRACTOR IS RESPONSIBLE FOR SCHEDULING WORK ACTIVITIES TO PROTECT STRUCTURAL SOIL DURING FLACEMENT,

NOTE: PERTAINS TO THE CONSTRUCTION OF THE CITY ROW SIDEWALKS ONLY

AND INSTALLATION OF ELEMENTS DEPENDENT ON THE STRUCTURAL SOIL SHOULD COMMENCE IMMEDIATELY AFTER MATERIAL

HAS BEEN PLACED.

SOIL CELL STSTEMS

SOIL CELL STSTEMS (I E. SILVA CELL, STRATACELL) ARE THE PREFERRED METHOD FOR PROVIDING A ROBUST PLANTING
ENVIRONMENT WHEN SITE CONDITIONS GONSTRAIN SOIL VOLUMES AVAILABLE TO TREES. THESE STSTEMS INVOLVE
ARRANGING MODULAR PLASTIC/FIBERGLASS STRUCTURES CAPABLE OF CONTAINED BY THESE SYSTEMS MAT BE COUNTED
TOWARD MINIMIM SOIL VOLUME REGUIREMENTS. PRODUCTS SHALL MEET ALL OF THE FOLLOWING STANDARDS.

A, AMNIMUM OF 40 PERCENT OF THE CELL PRODUCT IS VOID SPACE.

B.
c.

VOID SPACE 15 FILLED WiTH AN APPROVED SOIL THAT MEETS STANDARDS AS DEFINED BY THIS CHAFTER,
PRODUGT IS DESIGNED TO BE COMPATIBLE WITH UNDERSROUND UTILITIES AND SHALL BE CAPABLE OF ALLOWING

PASSAGE AND ACGESS TO DUGT BANKS AND PIPES WITHOUT COMPROMISING STRUGTURAL INTESRITY OF THE GELL

MATRIX,

D.  CELL SYSTEMS ARE CAPABLE OF SUPFORTING LOADS UF TO AND INCLUDING AASHTO H-20.
EFRODLCT IS INSTALLED TO MANJFACTURER SPECIFICATIONS,
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SCALE: NT.S. [MTer IRRIGATION DETAIL

IRRIGATION CONSTRUCTION NOTES

N 1/4, SECTION 28, TOWNSHIP 25N, RANGE 5E, WM.

(D) ALUSH v
() HATER D Rkt
ORP UNE

{3) HUNTER PLD TEE

{3) UBING STAE

(5) UTERAL TO PLD CONNECTION
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DORIP_CONTROL WALVE HUNTER:
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(5 LATERAL TO PLD CONNECTION
HUNTER PLD X6-X6-X4
it

() HUNTER PLD TEE
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ey RRIGATION DETAL
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SELECT BACKFILL;
REMOVE ROCKS,
DESRES ¢ SHARE

PYC CLASS 200
SLEEVING 2¢ SIZE
FIFE

LATERAL OR
MAIN LINE

SLEEVING DETAIL

I GENERAL CONTRACTOR. AND LANDSCAPE CONTRACTOR TO COORDINATE:

. PROTECTION OF SITE, INCLUDING: LOCATING ALL EXISTING AND NEW
UNDERGROUND UTILITY LINES PRIOR TO ANT CONSTRUCTION, SAVING AND
PROTECTING EXISTING TREES DESIGNATED TO REMAIN, REPAIRING ANY
DAMAGE DONE TO CURBING, SIDEWALKS,  FENCES, AND ANY OTHER
DAMAGE CAUSED AS A RESULT OF THIS CONTRACT.

5. INSTALLATION OF 110V ELECTRICAL SERVICE FROM ELECTRICAL
SOURCE TO AUTOMATIC CONTROLLER, INCLUDING WIRE HOOK-UF INTO
MOUNTED CONTROLLER. IRRIGATION CONTRACTOR WILL MOUNT
CONTROLLER PER OWNER AND COORDINATE WITH GENERAL CONTRACTOR

C. INSTALLATION OF IRRIGATION/SERVICE METER AND STUB TO
IRRIGATION POINT OF GONNECTION, PER UTILITY PLANG).

D. PROVISION OF STANDARD THREADED STUB-OUT WITH THREADED
CAP ON DISCHARSE SIDE OF METER. STUB-OUT TO BE INSTALLED
APPROXIMATELT 18 INCHES BELON FINISHED GRADE

E. VERIFICATION OF STATIC WATER PRESSURE AT
POINT-OF-CONNECTION (PO.C.) CONTRACTOR SHALL DETERMINE STATIC
PRESSURE AND STSTEM DEMANDS.

F. INSTALLATION OF SLEEVING, AS NECESSARY.

2 LANDSCAPE CONTRACTOR TO DESIGN SYSTEM IN ACCORDANCE WITH
LANDSCAPE FLANS

ALL WORK PER LOCAL CODE AND INSTALLATION PER MANUFACTURER'S
5PEC\F\CAT\ON5

4. ALL VALVES TO BE PLACED IN CARSON' (OR APFROVED EGUAL) VALVE

NOTE:

PRIOR TO DEMOLITION OF THE SIDEWALK AND EXISTING PLANTER ALONG
NORTHUP ROW, CONTRACTOR IS TO CONTACT CITY REPRESENTATIVE MIKE
HAUER OF THE CITT'S PARKS DEPARTMENT AT 425-452-4480 TO INFORM OF
PENDING WORK. AND REGUEST DIRECTION ON THE EXISTING IRRIGATION IN THE
RO, CONTRACTOR WILL BE REGUIRED TO RE-ESTABLISH RRISATION ALONS
THE GITY ROW FLANTER STRIP.

BOXES WITH BOLT-LOCK LIDS. SET BOXES FLUSH WITH FINISHED SRADES,
IN PLANTING AREAS OUTSIDE OF LANN AND PAVEMENT.

5. MAINLINE PIPE TO BE BURIED 18 INCHES AND LATERALS 12 INCHES BELOW
FINISHED GRADE. NO ROCK OR DEBRISTO BE BACKFILLED OVER PIPE
PIPES FOR LATERAL LINES SHALL BE SIZED BY CONTRAGTOR IN

REASING DOWNSTREAM ORDER (PER PRODUCT DESIGN STANDARDS).

6. HEAD AND LINE POSITIONING IS DIASRAMMATIC ON PLAN. ADIST IN
FIELD AS NECESSARY FOR ADEGUATE COVERASE, COORDINATE WITH
LANDSCAPE PLANS. VALVES SHALL BE POSITIONED ADJACENT TO CURBS.
FOR SGHEMATIC CLARITY, MA\N AND LATERAL UNE 5YMEOL5 ON PLAN5
MAT BE INDICATED AT PAVEME LEL TO
PLANTING AREAS, AND OUTS\DE OF e REe DRIP Linge Sreni FoR
CLARITY IN THESE AREAS E PLACED IN ADJAGENT PLANTING
AREAS, WITHIN THE PRO‘IECT SiTE,

7. PROVIDE OWNER WITH THO (2) SETS OF AS-BUILT DRANINGS AND
OPERATOR'S MANUAL UPON COMPLETION. INSTRUCT OWNER AS TO PROPER
WINTERIZATION OF IRRIGATION SYSTEM (BLOW OUT).

. FAMILIARIZE FACILITY OPERATOR IITH IRRIGATION STSTEM FUNCTION,
CONTROLLER PROGRAMMING, 5YSTEM OPERATION AND MAINTENANCE
REQUIREMENTS,

9. NO TEMPORARY SPRINKLERS SHALL BE INSTALLED ADJACENT TO

KS, STREET, AND/OR PAVEMENT. AS-BUILT DRAWINGS OF DRIP
IRRIGATION STSTEM SHALL BE PREPARED IN FIELD BY CONTRACTOR, AS
NECESSARY, AND DISCUSSED DURING CONSTRUCTION WITH LANDSCAPE
ARGHITECT.

10. ALL CONTROL WIRE SPLICES SHALL BE MADE AT VALVE BOXES WITH
NATERTIGHT ELECTRICAL SPLICES, 3M, SCOTT'S LOCK SEAL TACK 367618,

OR EGUAL.

1L EACH VALVE BOX TO CONTAIN A MINIMUM OF OIE (1) SPARE ORANGE
CONTROL WIRE FOR JACKETED ONE SPARE WIRE FROM THE
GONTROLLER TO THE LAST \/AL\/E5 OF EAcH TIANLINE BRANGH. COMMON
WIRE SHALL BE WHITE. SINGLE STRAND WIRE SHALL BE A MINIMUM OF 14
SAUGE WITH SPARE WIRE TO BE ORANGE.

12. ALL ELECTRICAL EGUIPMENT SHALL BE UL. TESTED AND APFROVED,
AND SHALL BEAR THE UL. LABEL.

13. PROVIDE MANUAL SHUT-OFF VALYE TO LINES ENTERING RIGHT-OF-WAY
HEN ZONED.

14. CROSS CONNECTION PROTECTION INSPECTION REGUIRED.
BACKFLOW DEVIGE SHALL BE TESTED UPON THE ORIGINAL \NETALLAT\ON
A PERSON HOLDING A CURRENT CERTIFICATE AS A BACKFLOW TESTER
SHALL PERFORM THE TESTING. THE TEST REPORT SHALL BE SUBMITTED TO
THE LOCAL WATER DISTRICT AND OWNER CONTRACTOR SHALL INCLUDE
TESTING IN THE SCOPE OF WORK. OWNER IS RESPONSIBLE FOR ANNUAL.
INSPECTIONS AFTER THE INITIAL INSPECTION.

19 SONTRACTOR SHALL PROVIDE STSTEM W\NT‘ER\ZAT\ON/SPR\NG SERVICE
OVEMEE

FREEZE/PRECIPITATION CONDITIONS DETERMINE SERVICE NEED.

16. FROVIDE AUTOMATIC RAIN SHUT-OFF, AS APFROFRIATE, TO BE
SELECTED BY OWNER.

I7. IRRIGATION CONTRACTOR TO PROVIDE A ONE YEAR WARRANTY
AGAINST DEFECTS IN MATERIALS AND NORKMANSHIP,

R
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ATTACHMENT B
SEPA ENVIRONMENTAL
CHECKLIST


Mark C. Brennan                 (425) 452-2973                        mcbrennan@bellevuewa.gov
Text Box
SEPA ENVIRONMENTAL                CHECKLIST


A

B,
o

Sevelonmet cori SEPA
evelopment Services . .
Environmental Checklist

B\,
o,
# (3017

The City of Bellevue uses this checklist to help determine whether the environmental impacts of
your proposal are significant. This information is also helpful to determine if available avoidance,
minimization or compensatory mitigation measures will address the probable significant impacts
or if an environmental impact statement will be prepared to further analyze the proposal.

Instructions

The checklist asks you to describe some basic information about your proposal. Please answer
each question accurately and carefully and to the best of your knowledge. You may need to
consult with an agency specialist or private consultant for some questions.

You may respond with “Not Applicable” or "Does Not Apply" only when you can explain why it
does not apply and not when the answer is unknown. You may also attach or incorporate by
reference additional studies and reports. Please make complete and accurate answers to these
questions to the best of your ability in order to avoid delays. For assistance, see SEPA Checklist
Guidance on the Washington State Department of Ecology website.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a
period of time or on different parcels of land. Attach any additional information that will help
describe your proposal or its environmental effects. The city may ask you to explain your answers
or provide additional information reasonably related to determining if there may be significant
adverse impact.

Background (2295 Noattop us, [Potowisc.

1. Name of proposed project, if applicable Public Storage 124th West .

~3. Name of applicant Public Storage

~3. Contact person Bryan Miranda Phone 714-338-1262x3158

A Contact person address 2200 E. McFadden Avenue Santa Ana, CA 92705-4704

/5. Date this checklist was prepared 9/25/2019

. Agency requesting the checklist City of Bellevue

FENFWERD BY AApjC, Ergnyan
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7. Proposed timing or sghiedule (

including phasing, if applicable)

Submit ADR/MDP%—'aII 2019. Obtain construction permits Fall 2020.

Construction may occur as soon as 2020-2021 or it may wait until the City's 124th
improvements are complete in front of the project.

AOR « Aosmw s 1250vE
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~8. Do you have any plans for future additions, expansion or further activity related to or

connected with this proposal? If yes, explain.

No.

9. List any environmental information you know about that has been prepared or will be

prepared, that is directly related to this proposal.

/]
7

’-Geotechnical Engineering Exploration and Analysis by Giles Engineering Associates
dated 3/1/18

-Stormwater Drainage Report by Navix Engineering to be prepared for the ADR and
UE permit submittals.

~ QeI AL A2 [Hret & MTjeafien) J2AN) 1/
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10. Do you know whether applications are pending for governmental approvals of other

proposals directly affecting the property covered by your proposal? If yes, explain.

None known.

11. List any government approvals or permits that will be needed for your proposal, if known.

City of Bellevue approvals and permits include Design Review w/ Master Development
Plan review, SEPA Environmental Review, Demolition Permit, Clear and Grade

Permit, Utility Extension Permit, Right-of-Way Permit, Fire Department Permit, and
Building-related Permits.

SHAR= LWL
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12. Give a brief, complete description of your proposal, including the proposed uses and the
size of the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not need to repeat those answers on this
page. (Lead agencies may modify this form to include additional specific information on

project description.) Y HE-comBNAN o 2. EXSTING ﬂ%fﬁw@#b)m A SWE
The proposed development consists oflone new 4-story self-storage building with (7247 uMit

associated parking and utility improvements on a 7.02-acre site at 12385 Northup Way 162
(Parcel gsand 2001 124th Ave NE (Parcel A) in Bellevue, Washington. Three existing W)
buildings’on Parcel A will be demolished as part of this redevelopment and four buildings Fords
will remain. The one existing building on Parcel B will remain. ,

W JPVAEL A
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13. Location of the proposal. Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and the section,
township and range, if known. If a proposal would occur over a range of area, provide the
range or boundaries of the site(s). Provide a legal description, site plan, vicinity map and
topographic map, if reasonably available. While you should submit any plans required by
the agency, you are not required to duplicate maps or detailed plans submitted with any
permit applications related to this checklist.

The project site is located at 2001 124th Avenue and 12385 Northup Way, south of =~

Northup Way, within the City of Bellevue. The site consists of two tax parcels

(282505-9236 and 282505-9005 ) totaling approximately 7.02 acres. The Public Land

Survey System location of the project site is within Section 28 NE, Township 25 N,
Range 05 E, Willamette Meridian.

Environmental Elements

Earth
1. General description of the site:
Flat
Rolling
Hilly
Steep Slopes
Mountainous
Other : N

[ s i

2, WPat is the steepest slope on the site (approximate percent slope)? 55%
Y
persvan P@V#ﬂf\féﬁ—# EXRENT ) MA] RXUp|A5 A st S0y
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3.7 What general types of soils are found on the site (for example, clay, sand, gravel, peat,
muck)? If you know the classification of agricultural soils, specify them and note any
agricultural land of long-term commercial significance and whether the proposal results in
removing any of these soils.

The site is underlain by recessional outwash deposits consisting of mostly stratified
sands and gravel with minor silt and clay layers. No agricultural soils are contained on
site.

4. " Are there surface indications or history of unstable soils in the immediate vicinity? If so,
describe.

No, there are no prior reports or surface indications of unstable soils on or in the
immediate vicinity of the site. A liquefaction analysis was performed by Giles
Engineering Associates as part of their geotechnical investigation and it was
determined that the on-site soils are not subject to liquefaction during seismic activity.

5./Describe the purpose, type, total area and approximate quantities and total affected area
of any filling, excavation and grading proposed. Indicate the source of the fill.

In order to construct the proposed facility with associated parking, landscaping, and
utilities, approximately 25,000 CY of cut and approximately 3,000 CY of fill are
proposed. Fill will be re-used if possible and any additional fill will be from
WSDOT-approved sites.

6./Could erosion occur as a result of clearing, construction or use? If so, generally describe.

Some erosion typical to construction activity is anticipated. Potential erosion related to
construction will be addressed by erosion and sediment control plans consistent with
the 2019 City of Bellevue Storm and Surface Water Engineering Standards.

beosiy W TlegL PE- CURUNG 3 CpRonlo INSPECTN -}—VW(/L?.’I(,

7./About what percent of the site will be covered with impervious surfaces after project
construction (for example, asphalt or buildings)? Approximately 79% of the site.

June 7,2019 City of Bellevue | Development Services w //‘ 4—' /ﬁ 4



8.  Proposed measures to reduce or control erosion, or other impacts to the earth, if any.

Air
1

To address short-term construction-related erosion, erosion and sediment control
plans consistent with the 2019 City of Bellevue Storm and Surface Water Engineering
Standards will be included in project plans, as required for City of Bellevue permit
applications and approvals.

L N & —
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.~ What types of emissions to the air would result from the proposal during construction,

operation and maintenance when the project is completed? If any, generally describe and
give approximate quantities if known.

Short-term, temporary air emissions during construction from the equipment is
expected. Long-term increases in vehicle exhaust typical of a self-storage facility are
not anticipated to result in significant impacts to air quality.

CONSPIVLReN DVSS SugmriiEsieN MERVRES [PErZ Bie— 23.7T6

L

2.4e there any off-site sources of emissions or odor that may affect your proposal? If so,

3.

generally describe.

N/A. No off-site sources of emissions or odor are anticipated to affect the proposed
redevelopment.

b

roposed measures to reduce or control emissions or other impacts to air, if any.

None. Short-term impacts to air quality, such as an increase in suspended particulate
levels, are anticipated during construction activity. Long-term increases in vehicle
exhaust typical of a self-storage facility are not anticipated to result in significant
impacts to air quality.

June 7,
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Water
1. Surface Water
Is there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe
type and provide names. If appropriate, state what stream or river it flows into.

The West Tributary of Kelsey Creek extends along the west side of the project site or an adjacent parcel. The
day-lighted portion of the stream terminates at its south end at a gate-controlled weir. At the weir, the stream
is routed through pipes for approximately 180 feet prior to daylighting again offsite on the King County Metro
Transit Property, south of an offsite from the project site. According to the City of Bellevue Kelsey Creek Basin
Map, the West Tributary of Kelsey Creek is designate as a non-fish bearing, perennial stream. Wetland A is
located offsite to the west of the project site. Wetland B is located offsite to the south of the project site.

b. Will the project require any work over, in or adjacent to (within 200 feet) the described
waters? If yes, please describe and attach available plans.

Yes, work is proposed adjacent to the above-referenced waters. Details will be provided in a Critical
Areas Report and Mitigation Plan prepared by Talasaea Consultants. The existing wetland buffer
onsite is all built-environment absent of vegetation. The project proposes to reduce the wetland
buffer from 110’ to a variable width and enhance all remaining buffer areas by removmg the existin
asphalt and buildings and planting native trees and shrubs. AL~ ﬁa VI:EVW j:'
o OF A cpzlf) AL dyeskS (Ao Vi =Zdal

pregifo Kganosst— oF MW

¢,~Estimate the amount of fill and dredge material that would be placed in or removed
from surface water or wetlands and indicate the area of the site that would be affected.
Indicate the source of the fill material.

o

H}/ EALUYA

N/A. No filling or dredging is proposed in wetlands or other surface waters.

d./WIII the proposal require surface water withdrawals or diversions? Give a general
description, purpose and approximate quantities, if known.

N/A. No surface water withdrawals or diversions are proposed.

e. “Does the proposal lie within a 100-year floodplain? No.
If so, note the location on the site plan.

mep - F- 19
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f. Does the proposal involve any discharges of waste materials to surface waters? If so,
describe the type of waste and anticipated volume of discharge.

No.

2 ?ound Water
a. Will groundwater be withdrawn from a well for drinking water or other purposes? If so,

give a general description of the well, proposed uses and approximate quantities
withdrawn from the well. Will water be discharged to groundwater? Give general
description, purpose, and approximate quantities if known.

No groundwater will be withdrawn. Surface runoff from roof, pavement, and
landscape surfaces that does not infiltrate will be collected and routed through a
detention facility. At a minimum, runoff from paved surfaces will also routed
through a GULD-approved water quality treatment facility. Stormwater will be
discharged to the municipal storm drainage system adjacent to the site.

4 Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals...; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve.

No septic systems will be used on site. All sewer discharge will be connected to
the City sanitary sewer system.

Mepll- 41
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3. W?er Runoff (including stormwater)

Describe the source of runoff (including storm water) and method of collection and
disposal, if any (include quantities, if known). Where will this water flow? Will this water
flow into other waters? If so, describe.

d.

Stormwater runoff will be generated by rainfall landing on the project site. All
stormwater runoff from the site will be collected and discharged to the adjacent
municipal storm drainage system. Prior to discharge, stormwater will be routed to a
detention system and runoff from paved surfaces will be routed to a
GULD-approved water quality treatment facility prior to discharge from the site. The
municipal storm drainage system adjacent to the site drains to the West Tributary
drainage basin.

b. Could waste materials enter ground or surface waters? If so, generally describe.

There is an unlikley possibility that minimal amounts of waste materials could enter ground
or surface waters (e.g. small amounts of petroleum products, sediments, or concrete
materials) from construction activities. Qils, fuels, or chemicals will not be discharged to
surface waters or onto land where there is a potential for entry to the surface waters
downstream. The contractor will be required to utilize BMPs during construction in
accordance with City of Bellevue requirements to prevent and minimize the potential for
waste materials leaving the site during construction.

Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site?
If so, describe.

The proposed project does not alter drainage patterns except that capture runoff
will be temporarily detained, control-released, and routed through a
GULD-approved water quality treatment system in accordance with 2019 City of
Bellevue Storm and Surface Water Engineering Standards requirements.

Indicate any proposed measures to reduce or control surface, ground and runoff water,

/a’nd drainage pattern impacts, if any.

The proposed development will include stormwater infrastructure designed in accordance with 2019 City of
Bellevue Storm and Surface Water Engineering Standards requirements. Exposed surfaces not covered by
building or pavement will be compost-amended in accordance with stormwater code requirements. Flow
control BMPs will be evaluated for use on site and implemented if feasible. A Construction Stormwater
Poliution Prevention Plan (SWPPP) will be prepared for the project, including a Temporary Erosion and
Sedimentation Control (TESC) plan, and the contractor will |mplement BMPs in accordance with the SWPPP
and TESC pIan fgnd City of Bellevue Storm and Surface Water Engineering Standards requirements.

1UllEs k. 24.04 STru § Suyescl— WETEIZ -
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Pl‘a/nts
1. Check the types of vegetation found on the site:

8 30O

OooooOoanon

2w

deciduous tree: alder, maple, aspen, other trees are directly adjacent to the edge of the Site.

evergreen tree: fir, cedar, pine, other
shrubs

grass

pasture

crop or grain

orchards, vineyards or other permanent crops

wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other

water plants: water lily eelgrass, milfoil, other

other types of vegetation Himalayan blackberry

at kind and amount of vegetation will be removed or altered?

No vegetation will be removed or altered. The only vegetation that occurs on the Site
is deciduous trees planted along the perimeter directly adjacent to the Site to the west.

,B%.ist any threatened and endangered species known to be on or near the site.

sit

There are no known threatened or endangered species known to be on or near the

e.

44’0posed landscaping, use of native plants or other measures to preserve or enhance

vegetation on the site, if any.

wi

Vegetation occurs along the perimeter of the Site only. The majority of the Site is
paved and developed with buildings. Required landscaping will be provided around
the new buildings as required by City code. Additional native tree and shrub species

Il be planted in the buffer area in the southwest corner of the Site resulting in a net

increase in plants at the Site.

P VWL IES o Z4. 060 ﬁﬁm%ﬁw%

June 7, 2019

City of Bellevue | Development Services Mé,b /’ . 4‘-— }OI



57 List all noxious weeds and invasive species known to be on or near the site.

Himalayan blackberry occurs on the adjacent properties, but is generally absent from
the Site due to presence of asphalt and buildings.

Anima
1¢” List any birds and other animals which have been observed on or near the site or are
known to be on or near the site. Examples include:

Birds: Cdhawk, Cdheron, Oeagle, Mlsongbirds, Clother

Mammals: [ddeer, Clbear, Oelk, Obeaver, Cother

Fish: Obass, CJsalmon, Otrout, Oherring, Oshellfish, Clother

2. List any threatened and endangered species known to be on or near the site.

There are no known threatened or endangered species known to be on or near the
site.

3.I/sthe site part of a migration route? If so, explain.

Yes, the Site is within the path of the Pacific Flyway migratory route for birds.

. %

Proposed measures to preserve or enhance wildlife, if any.

Supplemental planting will provide a small area of habitat for birds or small mammals.

June 7, 2019 City of Bellevue | Development Services M% /j 4—; /q 10




54st any invasive animal species known to be on or near the site.

There are no known invasive animal species on or near the Site.

Energy and Natural Resources
1. /What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet the
completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc.

Electricity will be used for heating and air conditioning using a high-efficiency VRF
system.

5. Kk

Would your project affect the potential use of solar energy by adjacent properties? If so,
generally describe.

The proposed project has no solar shadow impact to the adjacent properties.

3./What kinds of energy conservation features are included in the plans of this proposal? List
other proposed measures to reduce or control energy impacts, if any.

The VRF HVAC system is an extremely energy-efficient system that will be set operate at indoor temperatures of 55 degrees F for
heating and 80 degrees F for cooling. Water heating is performed by electric point-of-use instantaneous heaters that have minimal
standby losses. Lighting will be via LED fixtures throughout the building, and will be controlled via occupancy sensors to limit their run-
time. Fixtures have been selected for their durability and extended life-cycle. Plumbing fixtures proposed are high efficiency and
commercial grade, for durability and extended life cycle. The building envelope is proposed to be constructed of high-efficiency
insulated metal panels, which reduce air infiltration and thermal loss.

june 7,2019 City of Bellevue | Development Services /Mé& //r 4', /q\ 11



Envir/on{nental Health :
1. Are there any environmental health hazards, including exposure to toxic chemicals, risk of
fire and explosion, spill or hazardous waste, that could occur as a result of this proposal? If
so, describe.

None known.

>

a.” Describe any known or possible contamination at the site from present or past uses.

None known.

Fd

b. Describe existing hazardous chemicals/conditions that might affect project
development and design. This includes underground hazardous liquid and gas
transmission pipelines located within the project area and in the vicinity.

None known.

c. Describe any toxic or hazardous chemicals that might be stored, used, or produced
during the project's development or construction, or at any time during the operating
life of the project.

No toxic or hazardous chemicals will be stored, used, or produced on site once the
development is completed. During construction, fueling operations for equipment
may occur.

June 7, 2019 City of Bellevue | Development Services MC,6 //, 4‘ jﬁ 12
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d. Describe special emergency services that might be required.

None known.

&

e.” Proposed measures to reduce or control environmental health hazards, if any.

No known environmental health hazards will be present on site. Tenant contracts
contain terms that prohibit the storage of toxic or hazardous chemicals on site.

Lty & 0PN a3 £CCZ2.T6
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2. Nois
a.” What types of noise exist in the area which may affect your project (for example: traffic,
equipment, operation, other)?

Traffic from the adjacent 124th and Northup rights of way are not anticipated to
adversely affect the project. Construction noise from the surrounding 124th and
Sound Transit projects will be present during allowable construction hours for the
next few years.

b./ﬁhat types and levels of noise would be created by or associated with the project on a
short-term or a long-term basis (for example: traffic, construction, operation, other)?
Indicate what hours noise would come from the site.

Construction noise will occur on a short-term basis. The project will generate
vehicular noise from tenants utilizing the storage facilities during business hours,
which are typically from 6am to 9pm.

NoIse= cavipzol [PEVE- £CC 4, |¥.

cA‘oposed measures to reduce or control noise impacts, if any.

The contractor will comply with the City of Bellevue limitations on construction
noise.

covrflons S gl 10 VS Nolse Syqansssion
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Land and Shoreline Uses
17 What is the current use of the site and adjacent properties? Will the proposal affect current
land uses on nearby or adjacent properties? If so, describe.

The current use of the site is a self-storage facility and the proposed use is a
self-storage facility. The proposed project is not anticipated to affect current land uses
on nearby properties.

2.45 the project site been used as working farmlands or working forest lands? If so,
describe. How much agricultural or forest land of long-term commercial significance will be
converted to other uses as a result of the proposal, if any? If resource lands have not been
designated, how many acres in farmland or forest land tax status will be converted to non-
farm or non-forest use?

No.

amll the proposal affect or be affected by surrounding working farm or forest land
normal business operations, such as oversize equipment access, the application of
pesticides, tilling and harvesting? If so, how?

No.

3Aescribe any structures on the site.

There are 6 existing 1-story self-storage buildings and one 2-story storage building on
Parcel A (2001 124th Ave NE), one covered parking area also on Parcel A, and there
is one 2-story self storage building on Parcel B(2001 124th Ave NE).
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4./Wi|l any structures be demolished? If so, what?

Yes, the three southernmost buildings on Parcel A (2001 124th Ave NE) and the
covered parking structure will be demolished. No structures will be demolished from
Parcel B (2001 124th Ave NE).

57 What is the current zoning classification of the site? Bel-Red Office/Residential (BR-OR)

6./What is the current comprehensive plan designation of the site? Bel-Red Office/Residential (B

7./If applicable, what is the current shoreline master program designation of the site?

Not applicable.

8. Has any part of the site been classified as a critical area by the city or county? If so, specify.

The City of Bellevue GIS map indicates that Parcel A is designated as "Low to Moderate
Liquefaction" hazard and Parcel B is listed as "Very Low Liquefaction" hazard. Several small
areas on Parcel B are indicated as steep slopes. The wetlands to the south and west of the
project and West Tributary are considered "environmentally sensitive" areas. Xy2 XS
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1 G{i\pproximately how many people would the completed project displace? Approximately 3 peEi

11. Proposed measures to avoid or reduce displacement impacts, if any.

No displacement is anticipated by the proposed project. There is no residential
component to either the existing or proposed developments.

12. Proposed measures to ensure the proposal is compatible with existing and projected land
uses and plans, if any.

The existing and proposed uses are the same so no change will occur in use. The
project will submit for and obtain all required permits through the City of Bellevue.

My REVIEW, Aye- PEVIEW £ L0 jIRE/EN
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13.4’6posed measures to ensure the proposal is compatible with nearby agricultural and
forest lands of long-term commercial significance, if any.

Not applicable.

Housin

1. ~Approximately how many units would be provided, if any? Indicate whether high, middle,
or low-income housing.

None.

2. Approximately how many units, if any, would be eliminated? Indicate whether high, middle,
or low-income housing.

None.

3./P{oposed measures to reduce or control housing impacts, if any.

None.

Aesthetics

. What is the tallest height of any proposed structure(s), not including antennas; what is the
principal exterior building material(s) proposed?

The building height is proposed to be 49 feet above the lowest adjacent grade. The primary exterior building materials are proposed to include a CMU
base between 4 to 10 feet above finished grade, and embossed insulated metal panel for the field and parapets of the building. The partially-glazed
display element at the southeast corner of the building includes a CMU base to 10 feet above grade, and display windows at the 2nd through 4th floors.

K BUONG PEHT 19 MEASURELD 200 AVEAcE= ELAKAoN oF- R NISHEID deiok=

2/ What views in the immediate vicinity would be altered or obstructed?

The proposed 4-story building will not significantly alter or affect the views from the

adjacent properties. 7Bt LAND /S Lo [BES Net W VIEWS
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! Proposed measures to reduce or control aesthetic impacts, if any

Total area of glazing is proposed to be well below the allowable wall-area ratio. Glazing is proposed to be concentrated at areas of
branding accent or operational necessity. The overall building height is proposed to be roughly the same height as the existing bank of
established, mature trees in the greenbelt to the west of the site, minimizing visual impact at the horizon. Building materials proposed
are simple and durable, in pleasing earth tones. Wali surfaces are broken visually using modular applications of color, pattern and
texture. Areas of stronger colors are limited to branding and way-finding elements, and street level applications of color are minimized.

Light and Glare

17 What type of light or glare will the proposal produce? What time of day would it mainly |
occur?

Building materials have been chosen to minimize reflected glare to adjacent properties. Areas of internally-lighted glazing are minimized and located only

at areas driven by the Owner's prototypical branding design and operationat needs. Lighted display windows re proposed to be on daylight sensors to limit
their operational hours. Rental Office lighting is only active during operational hours.

Z.é)uld light or glare from the finished project be a safety hazard or interfere with views?

No impact to safety or views from glare is anticipated.

3./What existing off-site sources of light or glare may affect your proposal?

No impactful off-site light sources have been identified.

4.7 Proposed measures to reduce or control light and glare impacts, if any.

The use of exterior LED lighting fixtures with 1 to 3 foot-candles at walks, and 2 to 4 foot-candles at
parking areas and gated entries are being proposed to limit the amount of offsite light pollution, as
required by the AHJ. Exterior lighting fixtures will have shields, if/as required, to restrain lighting

within the property lines. LAV VSE CopE— 2J.720. S22 LM}J:P-’:(/%?

Recr?tion
1.” What designated and informal recreational opportunities are in the immediate vicinity?

Several City of Bellevue Parks are within 4/2-mile of the project site.

[

"4

2.” Would the proposed project displace any existing recreational uses? If so, describe.
No.
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Proposed measures to reduce or control impacts on recreation, including recreation
opportunities to be provided by the project or applicant, if any.

Not applicable.

Historjc and Cultural Preservation
1.” Are there any buildings, structures or sites located on or near the site that are over 45
years old listed in or eligible for listing in national, state or local preservation registers
located on or near the site? If so, specifically describe.

No.

2.~ Are there any landmarks, features or other evidence of Indian or historic use or
occupation? This may include human burials or old cemeteries. Are there any material
evidence, artifacts or areas of cultural importance on or near the site? Please list any
professional studies conducted at the site to identify such resources.

No visible evidence, landmarks, or other features were noted.

3. /Describe the methods used to assess the potential impacts to cultural and historic
resources on or near the project site. Examples include consultation with tribes and the
department of archeology and historic preservation, archaeological surveys, historic maps,
GIS data, etc.

No professional studies were conducted. However, the vast majority of the Site is
disturbed with existing buildings and paved surface.
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4./ Proposed measures to avoid, minimize or compensate for loss, changes to and disturbance
to resources. Please include plans for the above and any permits that may be required.

Given the top 4 feet of the Site were already disturbed with the construction of the
existing buildings, this Project is unlikely to disturb additional areas of soil. BMPs will
be in effect during construction in case of any incidental findings of cultural resources
that would require a cultural resources specialist.
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Traniportation
1. ldentify public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any.

The project is served by 124th Ave NE and Northup Way.

2. 'Is the site or affected geographic area currently served by public transit? If so, generally
describe. If not, what is the approximate distance to the nearest transit stop?

Bus stops are located nearby the 124th Ave NE and Northup Way intersection,
serving bus routes 249 and 889.

ﬂiow many additional parking spaces would the completed project or non-project proposal
have? How many would the project or proposal eliminate?

There are 16 existing parking stalls on Parcel A, off Northup. These will all remain. There are 11 existing striped temporary
parking stalls on the Parcel B site (2100 124th Ave NE). There are 46 covered and uncovered parking stalls for rent on
Parcel B, and these will all be removed. The proposed development will provide approximately 14 stalls, providing a total of
30 parking stalls for the property. \ N MEL_ @

47 Will the proposal require any new or improvements to existing roads, streets, pedestrian,
bicycle or state transportation facilities, not including driveways? If so, generally describe
(indicate whether public or private).

No. The City of Bellevue will construct frontage improvements with the City's 124th
Ave NE roadway project, including planters and sidewalks.
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5. Will the project or proposal use (or occur in the immediate vicinity of) water, rail or air
transportation? If so, generally describe.

No.

~

6. How many vehicular trips per day would be generated by the completed project or
proposal? If known, indicate when peak volumes would occur and what percentage of the
volume would be trucks (such as commercial and non-passenger vehicles). What data or
transportation models were used to make these estimates?

The project will generate 249 net new weekday daily trips. Peak volumes are
anticipated to occur between 1:15 pm and 2:15 pm. Truck trips are estimated to be 2
to 15 percent of the weekday traffic. Estimates based on the Institute of Transportation
Engineers Trip Generation Manual, 10th Edition.

7. Mﬁll the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? If so, generally describe.

No.

S.Aoposed measures to reduce or control transportation impacts, if any.

The project will utilize the existing driveway from Northup during the 124th Ave NE
roadway project construction. After the 124th Ave NE roadway improvements project
is completed, the subject site will use a new driveway access to 124th Ave NE at the
southern end of the site, and will close the existing driveway off 124th Ave NE.
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Public Service
1. Would the project result in an increased need for public services (for example: fire
protection, police protection, public transit, health care, schools, other)? If so, generally
describe.

No.

2.7/ Proposed measures to reduce or control direct impacts on public services, if any.

Not applicable.

Utilities
1. Check the utilities currently available at the site:
Electricity
natural gas
water
refuse service
telephone
sanitary sewer
septic system

other

\NOONEEEEQ

N

Describe the utilities that are proposed for the project, the utility providing the service and
the general construction activities on the site or in the immediate vicinity which might be
needed.

The project will require water, sewer, storm drainage, power, telephone/internet, and
refuse service. The City will provide water, sewer, storm drainage. Republic Services
will provide refuse service, and telephone/internet may be provided by several
providers.
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Signature
The above answers are true and complete to the best of my knowledge. | understand that the lead
agency is relying on them to make its decision.

Signatu re Joa Taflln m'i'ﬁ&‘ﬁf;;:ﬁﬂ‘{ el Gy, o T

Name of sighee e Tatn

Position and Agency/Organization Principal / Navix Engineering

Date Submitted 9/27/2019
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Development Services Non-project Action
SEPA Checklist

Supplement to Environmental Checklist

These questions pertain to land use actions that do not involve building and construction projects,
but rather pertain to policy changes, such as code amendments and rezone actions.

Because the questions are very general, it may be helpful to read them in conjunction with the
Environmental Checklist. When answering these questions, be aware of the extent to which the
proposal, or the types of activities likely to result from the proposal, would affect the item at a
greater intensity or at a faster rate than if the proposal were not implemented.

Respond briefly and in general terms.

1.7 How would the proposal be likely to increase discharge to water; emissions to air; production,
storage, or release of toxic or hazardous substances; or production of noise?

The proposed project will not increase discharge to water as the proposed drainage discharge volume will approximately match
existing drainage discharge. There could be a slight reduction as the proposed project increases pervious area, which could
result in less runoff from the site by allowing more infiltration to occur. The proposed project will result in more net new daily
vehicle trips but the impact to air emissions is anticipated to be negligibie. No storage or release of toxic or hazardous
substances or noise would be expected from the completed project. Temporary noise and emissions will occur during the
construction phase. The proposed project will use efficient mechanical and electrical systems.

/Iédicate proposed measures to avoid or reduce such increases.

The contractor will implement BMPs during construction to minimize the risk of spills
or offsite environmental issues resulting from construction activities. The completed
project will utilize efficient mechanical and electrical systems.

-

How would the proposal be likely to affect plants, animals, fish or marine life?

No adverse effects are anticipated from the project to plants, animals, fish, or marine
life.
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/Indicate proposed measures to protect or conserve plants, animals, fish or marine life.

The developed project will include more landscaped areas with native plantings and
trees. Water quality from runoff leaving the site should improve over existing
conditions, since new pavement surfaces will route stormwater runoff through water
quality treatment systems prior to discharge from the site.

BAOW would the proposal be likely to deplete energy or natural resources?

The project is not anticipated to deplete energy or natural resources.

/Ifidicate proposed measures to protect or conserve energy and natural resources.

Efficient mechanical and electrical systems will be utilized in the proposed project.

4. Aow would the proposal be likely to use or affect environmentally sensitive areas or areas
designated (or eligible or under study) for governmental protection; such as parks, wilderness,
wild and scenic rivers, threatened or endangered species habitat, historic or cultural sites,
wetlands, floodplains or prime farmlands?

Discharges to wetlands will be managed on site to comply with flow control and

water quality treatment requirements in accordance with City of Bellevue stormwater
code. Therefore, the runoff discharged from the site should improved compared to

existing conditions.

/h’i’dicate proposed measures to protect such resources or to avoid or reduce impacts.

The proposed project will comply with City of Bellevue code requirements.

5. Aow would the proposal be likely to affect land and shoreline use, including whether it would
allow or encourage land or shoreline uses incompatible with existing plans?

The proposed project will not affect land and shoreline use.
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/\ﬁcate proposed measures to avoid or reduce shoreline and land use impacts.

Not applicable.

6./How would the proposal be likely to increase demands on transportation or public services
and utilities?

The project is not anticipated to have a significant impact on transportation or public
services and utilities.

Andicate proposed measures to reduce or respond to such demand(s).

None.

7. Identify, if possible, whether the proposal may conflict with local, state, or federal laws or
requirements for the protection of the environment.

The proposed project will not conflict with local, state, or federal laws or requirements
for the protection of the environment.
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GILES

CNGINEERING (T)SSOCIATES, INC.

GeoTechnicaL, EnvironmenTaL & ConstrucTion MateriaLs ConsuLtanTs

= Atlanta, GA

= Baltimore/Wash. DC
= Dallas, TX

= Los Angeles, CA March 30, 2015
* Milwaukee, WI

¢ Orlando, FL

Public Storage, Inc.
701 Western Avenue
Glendale, California 91201

Attention: Mr. Mitch Johnson
Real Estate Acquisitions

Subject: Geotechnical Engineering Exploration and Analysis
Proposed New Public Storage Building
SWC of Northup Way & 124" Avenue NE
Bellevue, Washington
Project No. 2G-1502008

Dear Mr. Johnson:

In accordance with your request and authorization, a Geotechnical Engineering Exploration and
Analysis report has been prepared for the above subject site. Conclusions and recommendations
developed from the exploration and analysis are discussed in the accompanying report.

We appreciate the opportunity to be of service on this project. If we may be of addttlonal
assistance, should geotechnical related problems occur, please do not hesitate to call

Respectfully submitted,

GILES ENGINEERING ASSOCIATES, INC.

W=

A lstant Branch Manager Regional Director

Distribution:  Public Storage, Inc. 217 Wloghs
Attn.: Mr. Mitch Johnson (3 US Mail, email: mjohnson@publicstorage.com)
Attn.: Mr. Phil Williams (email: pwilliams@publicstorage.com)
Attn.: Mr. Greg Kletzly (email: gkletzly@publicstorage.com)

_ 1965 North Main Street « Orange, CA 92865
Phone 714-279-0817 = Fax 714-279-9687 = E-Mail losangeles @ gilesengr.com
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GEOTECHNICAL ENGINEERING EXPLORATION AND ANALYSIS

PROPOSED NEW PUBLIC STORAGE BUILDING
SWC NORTHRUP WAY &124™ AVENUE NE
BELLEVUE, WASHINGTON
PROJECT NO. 2G-1502008

1.0 EXECUTIVE SUMMARY OUTLINE

The executive summary is provided solely for purposes of overview. Any party who relies on this
report must read the full report. The executive summary omits a number of details, any one of which
could be crucial to the proper application of this report.

Subsurface Conditions

e Fill and possible fill materials were encountered within all of our exploratory borings to depths
ranging from approximately 2 to 10 feet below existing grade. The fill/possible fill materials were
noted to be generally moist, loose to dense silty fine to coarse sand with some gravel and variable
clay content and silty to clayey sand. The deeper fills were encountered close to an existing storm
drain and may be associated with the backfill within this utility.

e Based on a review of the Geologic Map of the Kirkland Quadrangle, it appears that the site is
underlain by glacial outwash deposits. This condition was generally confirmed during our
subsurface exploration within the subject site. Native soils encountered beneath the fill and
possible fill consisted generally of moist to wet, loose to dense sand, silty to clayey fine to coarse
sand with some gravel, a very stiff silt and a fine sand. Possible cobbles and/or boulders were
present in deeper soils.

e Groundwater was encountered at depths ranging from about 8 to 15 feet below grade within four
of the test borings.

Site Development

e Site preparation will include demolition and removal of existing buildings along with removal of
vegetation and debris within the proposed new building and site improvement areas.

e Over-excavation of the existing soils to depths of 3 feet below planned footings and the floor slab
and 3 feet below grade is recommended within the building pad area. All fill placed at the site
should be compacted to at least 90 percent of the soil's maximum dry density, per ASTM D-1557.

e Following site clearing and lowering of site grades where necessary, the subgrades within the new
pavement areas should be proofrolled in the presence of the geotechnical engineer with
appropriate rubber-tire mounted heavy construction equipment or a loaded truck to detect
loose/soft yielding sail which should be removed to a stable subgrade or compacted in-place if
feasible.

¢ Site Class D is recommended for seismic design considerations.

¢ Due to the presence of dense to very dense soils at depth, the site is not considered to be
susceptible to sail liquefaction during a seismic event.

New Building Foundation

e Continuous strip footing foundation system is recommended for support of the perimeter bearing
walls, which is supported on the newly placed structural compacted fill and designed for a
maximum net allowable soil bearing pressure of 3,000 psf,

e Suitable bearing soil is anticipated to exist at nominal depth below existing grade following
completion of the recommended site grading.
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¢ Perimeter strip footings are recommended to be reinforced with at least 4 No. 4 bars (2 top and 2
bottom) for added rigidity.

New Floor Slab

+ The first floor slab may be designed by elastic procedures using a Modulus of Subgrade Reaction
(kv;) of 150 pci and a maximum net, allowable soil bearing pressure of 2,500 psf to support the
interior bearing walls.

e The floor slab should be underlain by a minimum 4 inch thick drainage layer and vapor retarder.

Pavement

e Asphaltic Concrete: 3 inches of asphaltic concrete underlain by 4 or 6 inches of base course in
parking stall and drive lane areas, respectively.

e Portland Cement Concrete: 6 inches in thickness in high stress areas such as entrance/exit
aprons lane and in trash enclosure loading zone with a 4 inch granular base.

2.0 SCOPE OF SERVICES

This report provides the results of the Geotechnical Engineering Exploration and Analysis that Giles
Engineering Associates, Inc. (“Giles”) conducted regarding the proposed development. The
Geotechnical Engineering Exploration and Analysis included several separate, but related, service
areas referenced hereafter as the Geotechnical Subsurface Exploration Program, Geotechnical
Laboratory Services, and Geotechnical Engineering Services. The scope of each service area was
narrow and limited, as directed by our client and in consideration of the proposed project. The scope
of each service area is briefly explained later.

Geotechnical engineering recommendations for design and construction of the foundations, floor
slabs, and below-grade walls for the proposed structure are provided in this report. Site preparation
recommendations are also given; however, those recommendations are only preliminary since the
means and methods of site preparation will depend on factors that were unknown when this report
was prepared. Those factors include, but are not limited to, the weather before and during
construction, subsurface conditions that are exposed during construction, and finalized details of the
proposed development. Environmental consulting was beyond our authorized scope of services for
this project.

3.0 SITES AND PROJECT DESCRIPTION

3.1 Site Description

The subject site is currently an existing Public Storage facility located adjacent to the southwest
corner of Northrup Way and 124" Avenue NE in the city of Bellevue, King County, Washington. The
site contains numerous single story storage buildings, an office building and asphalt paved parking
and drive lane areas. Based on a visual examination, the existing asphalt pavements were estimated
to be in fair condition. The roughly rectangular shaped subject lot is bordered on the north by Northrup
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Way, on the east by 124" Avenue NE, and commercial/light industrial buildings to the south and west.
The subject property is situated at approximately latitude 47.6279° North, longitude 122.1763° West.
The area of the new building is currently developed with two single-story storage buildings and a
carport structure.

Based on a review of the ALTA Survey prepared by Lanktree Land Surveying, Inc., elevations within
the site range from approximately El. 145 feet along the southerly property line to El. 155 feet along
the northerly property line. The site drains by sheet flow to the south.

3.2 Proposed Project Description

Based on information provided, we understand that a new three story storage building is proposed
within the southerly portion of the site. Two of the existing single-story storage buildings and the
existing carport structure are to be removed to allow construction of the new building. New limited
parking lot and drive lanes and landscape areas are also anticipated. We anticipate that the new
building will be supported by a perimeter load-bearing wall and interior load bearing walls. Interior
load bearing walls are typically spaced at about 10 feet on-center often supported by the floor slab.
The maximum combined live and dead load supported by the bearing walls is estimated to be about 3
and 4 Kips per lineal foot (kif) for perimeter and interior walls, respectively. Column footings (if used)
are anticipated to have a maximum axial load of 75 kips. The live load supported by the ground floor
slab is anticipated to be a maximum of 125 pounds per square foot (psf).

Other planned site improvements include concrete walkways and new pavements.

Preliminary project information did not indicate the planned finished floor elevation for the proposed
new structure. However, during our subsurface exploration the test boring elevations (within the
proposed new building area) were determined to be approximately at El. 142 to 145, based on the
ALTA/ACSM Land Title Survey prepared by Lanktree Land Surveying, Inc. Based on these existing
site grades, a finished floor at approximate El. 144 has been assumed for the geotechnical analysis.
Therefore, site grading is anticipated to consist of minor grading (cut and fill less than about 2 feet) to
establish the necessary planned finish grade elevations, exclusive of site preparation and over-
excavation requirements necessary to create a stable site suited for the proposed development.

It is anticipated that parking stalls and drive lanes will be constructed at the subject site. Parking stall
pavements areas are expected to be subjected to passenger vehicle traffic only. The drive lanes are
anticipated to be subjected to a daily traffic loading of 1 to 2 heavy trucks per day (5 Equivalent
Single/Axle Loads) and pavement design is based on a 20 year pavement design life.
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4.0 SUBSURFACE EXPLORATION

4.1 Subsurface Exploration

Our subsurface exploration consisted of the drilling of eight (8) test borings (B-1 through B-8) at the
approximate locations requested to depths ranging from approximately 15.5 to 33 feet below existing
ground surface. The deepest test boring (B-4), which was planned to be extended to a depth of 50
feet, was terminated at a depth of 33 feet due to auger refusal on very dense soils and/or cobbles or
boulders. The approximate test boring locations are shown in the Test Boring Location Plan (Figure

1),

The Test Boring Location Plan and Test Boring Logs (Records of Subsurface Exploration) are
enclosed in Appendix A. Field and laboratory test procedures and results are enclosed in Appendix B
and C, respectively. The terms and symbols used on the Test Boring Logs are defined on the
General Notes in Appendix D.

Where deemed appropriate, standard split-spoon tests (SS), also called Standard Penetration Test
(SPT), were performed at selected depth intervals in accordance with the American Society for
Testing Materials (ASTM) Standard Procedure D 1586. This method consists of mechanically driving
an unlined standard split-barrel sampler 18 inches into the soil with successive 30-inch drops of the
140-pound automatic trip hammer. Blow counts for each 6-inch driving increment were recorded on
the exploration logs. The number of blows required to drive the standard split-spoon sampler for the
last 12 of the 18 inches was identified as the uncorrected standard penetration resistance (N).
Disturbed soil samples from the unlined standard split-spoon samplers were placed in plastic
containers and transported to our laboratory for testing.

4.2 Subsurface Conditions

The subsurface conditions as subsequently described have been simplified somewhat for ease of
report interpretation. A more detailed description of the subsurface conditions at the test boring
locations is provided by the logs of the test borings enclosed in Appendix B of this report.

Existing Pavement

Existing asphalt pavement, ranging from approximately 3’ to 6-"z inches thick, was encountered at
the surface of the test boring locations. No apparent aggregate base was observed beneath the
asphalt pavement. Based on our visual examination, the pavements appeared to be in fair condition.

Fill & Possible Fill Soil

Fill and possible fill materials were encountered beneath the asphalt pavement within all of our
exploratory borings to depths of approximately 2 to 10 feet below existing grade. The fill/possible fill
materials were noted to be generally moist to very moist, loose to dense in relative density silty fine to
coarse sand with some gravel and variable clay content and silty {o clayey sand. The deeper fills were
encountered close to an existing storm drain and may be associated with the storm drain backfill.
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Native Soil

Based on a review of the Geologic Map of the Kirkland, Washington Quadrangle (1983), it appears
that the site is underlain by recessional outwash deposits derived from the receding Vashon glacier.
The soils within this unit are mostly stratified sands and gravels with minor silt and clay layers. This
condition was generally confirmed during our subsurface exploration at the site. Native soils
encountered beneath the fill and possible fill soils consisted generally of moist to very moist, loose to
very dense sand, silty to clayey fine to coarse sand with some gravel, very stiff silt and fine sand.
Possible cobbles and/or boulders were present in deeper soils.

Groundwater

Groundwater was encountered within four of the test borings drilled for the subsurface investigation at
depths ranging from about 8 to 15 feet below grade. Fluctuations of the groundwater table, localized
zones of perched water, and rise in soil moisture content should be anticipated during and after the
rainy season. Irrigation of landscape areas on or adjacent to the site can also cause fluctuations of
local or shallow perched groundwater levels.

5.0 LABORATORY TESTING

Several laboratory tests were performed on selected samples considered representative of those
encountered in order to evaluate the engineering properties of on-site soils underlying the site. The
following are brief description of our laboratory test results.

In Situ Moisture

Tests were performed on select samples from the test borings to determine the subsoil's natural
moisture contents in accordance with Test Method ASTM 2216-05. The results of these tests are
included in the Test Boring Logs enclosed in Appendix A.

Sieve Analysis

Sieve Analysis including Passing No. 200 Sieve were performed on selected samples from various
depths within Test Borings B-2, B-4 and B-5 to assist in soil classification. These tests were
performed in accordance with Test Method ASTM D 1140-00 (Reapproved 2006). The result of the
Passing No. 200 tests are presented in Test Boing Logs, Appendix A.
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Soluble Sulfate Analysis and Soil Corrosivity

A representative sample of the near surface soils which may contact shallow buried utilities and
structural concrete was performed to determine the corrosion potential for buried ferrous metal
conduits and the concentrations present of water soluble sulfate which could result in chemical attack
of cement. The following table presents the results of our laboratory testing.

Parameter B-2 @
2 feet
pH 7.25
Chloride 43 ppm
Sulfate 0.060%
Resistivity 7,300 ohm-cm

The chloride content of near-surface soils was determined for a select sample with results of this test
indicating that tested on-site soils have a Low exposure to chloride.

The results of the soil pH test, indicated the tested soils are slightly alkaline, an, based on the
laboratory resistivity test, the tested soils were found to be mildly corrosive when in contact with
ferrous materials. These test results have been evaluated in accordance with criteria established by
the Cast Iron Pipe Research Association, Ductile Iron Pipe Research Association, the American
Concrete Institute and the National Association of Corrosion Engineers.

Corrosivity testing also included determination of the concentrations of water-soluble sulfates present
in the tested soil sample. Our laboratory test data indicated that the tested near surface soils contain
approximately 0.060 percent of water soluble sulfates. A negligible exposure to sulfate can be
expected for concrete placed in contact with the on-site soils. No special sulfate resistant cement is
considered necessary for concrete which will be in contact with the tested on-site soils.

6.0 CONCLUSIONS AND RECOMMENDATIONS

Conditions imposed by the proposed development have been evaluated on the basis of the assumed
floor elevation and engineering characteristics of the subsurface materials encountered during our
subsurface investigation and their anticipated behavior both during and after construction.
Conclusions and recommendations presented for the design of building foundations, building floor
slab, and parking lot pavement, along with site preparation recommendations and construction
considerations are discussed in the following sections of this report.
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6.1 Seismic Design Considerations

Seismic Design

The site may be subject to seismic activity. The proposed structure should be designed in
accordance with the current version of the 2012 International Building Cade (IBC) and applicable local
codes. Based upon the encountered subsurface soils and the geologic mapping, a Site Class D is
recommended for design.

Within the International Code Council’'s 2012 International Building Code (IBC), the five-percent
damped design spectral response accelerations at short periods, Sps, and at 1-second period, Sp,
are used to determine the seismic design base shear. These parameters, which are a function of the
site’s seismicity and soil, are also used as parts of triggers for other code requirements. The following
values are determined by using USGS Design Maps. The location used for the site is latitude
47.6279° north, longitude 122.1763° west.

IBC 2012, Earthquake Loads

Site Class Definition (Table 1613.5.2) D

Mapped Spectral Response Acceleration Parameter, S; (Figure 1613.3.1(1) for 0.2 second) 1.294
Mapped Spectral Response Acceleration Parameter, S1 (Figure 1613.3.1(2) for 1.0 second) 0.497
Site Coefficient, F; (Table 1613.3.3 (1) 0.2-second short period) 1.0

Site Coefficient, F, (Table 1613.3.3 (2) 1-second period) 1.503
Adjusted Maximum Considered Earthquake Spectral Response Acceleration Parameter, Sys (Eq. 16-37) 1.294
Adjusted Maximum Considered Earthquake Spectral Response Acceleration Parameter, Su1 (Eq. 16-38) 0.747
Design Spectral Response Acceleration Parameter, Sps (Eq. 16-39) 0.863
Design Spectral Response Acceleration Parameter, Sps (Eq. 16-40) 0.498

Liguefaction

According to the Liquefaction Susceptibility Map prepared by King County Flood Control District, the
site is mapped as possessing a low to moderate liquefaction susceptibility. Based on this designation,
an assessment of the liquefaction potential was performed.

One deep test boring (B-4) was planned to be drilled at the site to a depth of 50 feet. However, the
test boring was terminated at a depth of approximately 33 feet within very dense fine to coarse sands
with gravel and possible cobbles and/or boulders. Groundwater was encountered at a depth of about
8 to 15 feet below grade within four of the test borings.
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To assess the potential for soil liquefaction and the resulting seismic-induced settlement, a
liquefaction analysis was performed. For this analysis we utilized the soil profile identified in Test
Boring B-4, an assumed water table at a depth of 8 feet and a site acceleration of 0.523g (PGAv)
abtained from the USGS website. The analysis was performed using the computer software program
LiquifyPro. The results of this analysis indicate that the site soils are not subject to soil liquefaction
upon application of the seismic earthquake. Some minor dry settlement is estimated for that portion of
the soil profile above the assumed water table of 8 feet. For the analysis performed, the dry
settlement during seismic activity is estimated to be approximately % inch.

6.2 Site Development Recommendations

The recommendations for site development as subsequently described are based upon the conditions
encountered at the test boring locations and the results of our laboratory testing and liquefaction
analysis. Moist to very moist soil conditions were encountered within some of the near surface soils
during our subsurface exploration. It is expected that similar conditions are likely to be encountered
during grading operations. Grading operations may require significant provisions for drying of the site
soils prior to compaction. In addition, due to the presence of moist to very moist soil at the proposed
remedial grading depths, the loads imposed by heavy rubber-tired equipment during grading may
induce localized pumping of the subgrade that will require stabilization prior to fill placement. The
grading contractor should therefore include contingencies for air-drying of excessively moist soil, as
well as the stabilization of the excavation bottoms in their bids. Imported granular soils or chemical
modification of the soils may be required for excavation stabilization or replacement of the site soils if
the soils cannot be effectively air-dried due to space, time constraints or weather.

The following recommendations for site development have been based upon the assumed floor
elevation and new foundation bearing grades, the conditions encountered at the test boring locations
and the time of year in which the exploration was performed.

Site Clearing

Clearing operations for the proposed development will include demolition and removal of the existing
buildings and pavements within the new building and pavement areas. Demolition should include
removal of all foundations, floor slabs and any below-grade construction. Clearing should also include
the removal of any vegetation and debris within the proposed site development area. Trees and large
shrubs to be removed should be grubbed out to include their stumps and major root systems.

Existing pavement within areas of proposed new development should be removed or processed to a
maximum 3-inch size and stockpiled for use as compacted fill or stabilizing material for the new
development. Processed asphalt may be used as fill, sub-base course material, or subgrade
stabilization material beyond the building perimeter. Processed concrete may be used as fill, sub-base
course material, or subgrade stabilization material both within and outside of the building perimeter.
Due to the moisture sensitivity of the on-site soils, the pavement is recommended to remain in-place
as long as possible to help protect the subgrade from construction traffic disturbance. All soils
disturbed by the demolition of the existing improvements should be removed to a suitable subgrade,
as determined by the project geotechnical engineer.
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Should any unusual soil conditions or subsurface structures be encountered during demolition
operations, they should be brought to the immediate attention of the project geotechnical consultant
for corrective recommendations.

Existing Utilities

All existing utilities should be located. Utilities that will be preserved are recommended to be
relocated outside the building area. Utilities that are not reused should be capped off and removed or
properly abandoned in-place in accordance with local codes and ordinances. The excavations made
for removed utilities that are in the influence zone of new construction are recommended to be
backfilled with structural compacted fill. Underground utilities, which are to be reused or abandoned
in-place, are recommended to be evaluated by the structural engineer and utility backfill is
recommended to be evaluated by the geotechnical engineer, to determine their potential effect on the
new development. If any existing utilities are to be preserved, grading operations must be carefully
performed so as not to disturb or damage the existing utility.

Building Pad Preparation

Due to the presence of relatively low strength existing fill/possible fill and the expected soil
disturbance during demolition of the existing buildings, we recommend that the soils within the
building pad area be over-excavated to a depth of at least 3 feet below the bottom of the planned
footings and floor slab and at least 3 feet below existing grade, whichever is deeper. The lateral extent
of this recommendation should include the area within a perimeter of at least 5 feet beyond the
building perimeter. The bearing suitability of the subgrade at the base of the over-excavation in the
areas of foundation influence should be evaluated by the geotechnical engineer using the criteria
established in the Foundation Recommendations section of this report. If unsuitable materials are
encountered, additional removals may be needed, as determined by the geotechnical engineer at the
time of site grading. Following documentation from the geotechnical engineer that the soils are
suitable for building support, the soils exposed at the base of the over-excavation area should be
compacted in-place to at least 90 percent of the soil's maximum dry density, per ASTM D-1557. The
excavation may then be backfilled with structural fill placed and compacted as described later in this
report.

Proofroll and Compact Subgrade

Following site clearing and lowering of site grades where necessary, the subgrades within the
proposed new pavement areas should be proofrolled in the presence of the geotechnical engineer
with appropriate rubber-tire mounted heavy construction equipment or a loaded truck to detect
loose/soft yielding soil which should be removed to a stable subgrade or compacted in-place if
feasible. Following proofrolling and completion of any necessary over-excavation, the subgrades
should be scarified to a minimum depth of 6 inches, moisture conditioned and recompacted to at least
90 percent of the Modified Proctor (ASTM D1557-00) maximum density. Low areas and excavations
may then be backfilled in lifts with suitable low expansive (PI<15) structural compacted fill. The
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selection, placement and compaction of structural fill should be performed in accordance with the
project specifications. The Guide Specifications included in Appendix D (Modified Proctor) of this
report are recommended to be used as an aid in developing the project specifications. The floor slab
and pavement subgrades may need to be recompacted prior to slab and pavement construction due
to weather and equipment traffic effects on the previously compacted soil.

Dry Weather/Conditions Grading

Site preparation and grading activities conducted during dry, fair weather conditions, are not expected
to require over-excavation or undercutting due to unstable sail conditions, provided the subgrade is
initially in stable condition and construction traffic does not disturb the near surface soil. However, as
noted in the Building Pad Preparation section of this report, some soil over-excavation is
recommended due to the presence of relatively low strength soils.

Wet Weather/Conditions Construction

Subgrade stability problems should be expected if site development and grading activities are
conducted during wet weather. If subgrade stability problems are encountered, undercutting on the
order of 8 to 12 inches or more should be expected to be necessary (potentially after each rain event)
to achieve a stable subgrade. The estimated depth of over-excavation is based upon the moisture
sensitivity of the soils and the anticipated effect of wet weather grading. Alternatively, subgrade
stability may be achieved by chemical modification of the soils through the addition of hydrated lime or
Portland cement (depending upon soil type and testing soils sensitivity to modification) followed by
proper compaction or through placement of a coarse aggregate working mat. [f over-excavation or
specialized subgrade stabilization techniques are required, the actual depth of over-excavation or
stabilization method should be determined by a representative of the geotechnical engineer to provide
the appropriate recommendations based on field evaluation and testing.

Reuse of On-site Soil

On-site material may be reused as structural compacted fill, during favorable weather conditions,
within the proposed building and pavement area provided they do not contain oversized materials (+3
inches) and significant quantities of organic matter or other deleterious materials. However, the use
of a select import fill may be desired/needed during cool and moist climatic conditions to achieve a
soil moisture content suitable to achieve the required degree of compaction.

Care should be used in controlling the moisture content of the soils to achieve proper compaction for
load bearing and pavement support. Some drying of overly moist soil should be expected. All
subgrade soil compaction as well as the selection, placement and compaction of new fill soils should
be performed in accordance with the project specifications under engineering controlled conditions.
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Import Structural Fill

The soils imported to the site for use as structural fill should consist of low expansive (Pl<15) soils
with not more than 12 percent passing the No. 200 sieve (silt and clay size). Material designated for
import should be submitted to the project geotechnical engineer no less than three working days for
evaluation. In addition to expansion criteria, soils imported to the site should exhibit adequate shear
strength characteristics for the recommended allowable soil bearing pressure and pavement support
characteristics, as well as low soluble sulfate content and corrosivity.

Subgrade Protection

The near surface soils that are expected to comprise the subgrade are sensitive to water. Unstable
soil conditions may develop if the soils are exposed to moisture increases or are disturbed (rutted) by
construction traffic. The site should be graded to prevent water from ponding within construction
areas and/or flowing into excavations. Accumulated water must be removed immediately along with
any unstable soil. Foundation concrete should be placed and excavations backfiled as soon as
possible to protect the bearing grade. The degree of subgrade instability and associated remedial
construction is dependent, in part, upon precautions taken by the contractor to protect the subgrade
during site development.

Silt fences or other appropriate erosion control devices should be installed in accordance with local,
state and federal requirements at the perimeter of the development areas to control sediment from
erosion. Since silt fences or other erosion control measures are temporary structures, careful and
continuous monitoring and periodic maintenance to remove accumulated soil and/or replacement
should be anticipated.

Fill Placement

All structural fill should be placed in 8-inch-thick maximum loose lifts; moisture conditioned and then
compacted in place to at least 90 percent (95% for upper 12 inches of pavement subgrade) of the
Modified Proctor maximum density in accordance with the project specifications. A representative of
the geotechnical engineer should be present on-site during grading operations to verify proper
placement and compaction of all fill, as well as to verify compliance with the other geotechnical
recommendations presented herein.

6.3 Construction Considerations

Construction Dewatering

Groundwater was encountered at depths ranging from about 8 to 15 feet below grade within four of
the test borings drilled at the site and is anticipated to exist below depths of excavations typical for the
proposed development. In the event shallower perched water conditions develop, filtered sump
pumps placed in pits in the bottoms of excavations are expected to be suitable if dewatering becomes
necessary. A more elaborate dewatering system may be needed if deep excavations, extending
several feet below the water table, are proposed.
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Soil Excavation

Some slope stability problems maybe encountered in steep, unbraced excavations considering the
low-cohesive nature of the subsoils. Slope stability problems should be anticipated for steep
unbraced excavations.

All excavations must be performed in accordance with OSHA requirements, which is the responsibility
of the contractor. Shallow excavations may be adequately sloped for bank stability while deeper
excavations or excavations where adequate back sloping cannot be performed may require some
form of external support such as shoring or bracing. Due to the presence of some dense soils, deep
excavations for utilities may require the use of specialized excavation equipment or techniques.

6.4 Foundation Recommendations

Building Foundation System

Upon completion of the recommended building pad preparation the proposed structure may be
supported by a shallow foundation system consisting of a continuous strip footing for support of the
perimeter walls with a thickened slab for support of interior walls. If needed, isolated column footing
pads are also suitable. Strip footings that will support the perimeter and interior bearing walls and
isolated column footing pads (if needed) may be designed for a maximum, net, allowable soil-bearing
pressure of 3,000 pounds per square foot (psf). Minimum footing widths are recommended to be 16
inches for walls and 24 inches for any column footing pad. The maximum allowable bearing pressure
is recommended to be 2,500 psf for a manolithically constructed foundation and floor slab (thickened
slab) used to support load bearing interior walls. These allowable soil bearing pressures may be
increased by % for short term wind and/or seismic loads.

Reinforcing

Perimeter strip footing pads are recommended to be longitudinally reinforced with at least 4 No. 4
bars (2 top and 2 bottom) for increase rigidity due to the presence of some marginal strength soil that
will remain in-place following completion of site grading. This minimum recommended steel
reinforcement is not intended to be used in lieu of that needed for structural purposes but is
recommended due to geotechnical conditions at the site. The interior combined foundation/floor slab
system may be designed as a Mat on Elastic Foundation based on a Modulus of Subgrade Reaction
(K.i) of 150 pci. The design of the foundations and the determination of the steel reinforcing should be
performed by a qualified structural engineer.

Lateral Load Resistance

Lateral load resistance will be developed by a combination of friction acting at the base of foundations
and slabs and the passive earth pressure developed by footings below grade. Passive pressure and
friction may be used in combination, without reduction, in determining the total resistance to lateral
loads. A one-third increase in the passive pressure value may be used for short duration wind or
seismic loads.
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A coefficient of friction of granular 0.38 may be used with dead load forces for footings placed on
newly placed compacted fill soil or competent native soil. An allowable passive earth pressure of 275
psf per foot of footing depth (pcf) below the lowest adjacent grade may be used for the sides of
footings placed against newly placed structural fill. The maximum recommended allowable passive
pressure is 2,000 psf.

Bearing Material Criteria

Structural fill placed and compacted under engineering controlled conditions continuous from a
suitable existing soil subgrade are considered to be suitable for direct foundation support. Soill
suitable to serve as the subgrade for foundation support should exhibit at least a firm relative density
(average N value of at least 10) for non-cohesive soils and a stiff comparative consistency (average
unconfined compressive strength of 1.5 tons per square foot) for cohesive soils for the recommended
allowable soil bearing pressure. For design and construction estimating purposes, suitable bearing
soils are expected to be encountered at nominal bearing depths following completion of the
recommended site grading.

Soils suitable as the structural fill subgrade (and indirect foundation support), at a depth of at least 3
feet below the bottom of the footings and floor slab, should possess at least a loose relative density
(N-value equal to or greater than 6) for granular soils or a medium stiff comparative consistency
(average unconfined compressive strength of 0.75 tsf) for cohesive soils.

Evaluation of the foundation subgrade should be performed using appropriate bearing capacity testing
methods and in-situ testing equipment such as dynamic or static cone penetrometers depending upon
the material and should typically include testing to a depth of 3 feet below the foundation bearing
grade. The actual depth of evaluation may be revised at the discretion of the geotechnical engineer.
If unsuitable bearing soils are encountered, they should be recompacted in-place if feasible, or
excavated to a suitable bearing soil subgrade and to a lateral extent as defined by ltem No. 3 of the
enclosed Guide Specifications, with the excavation backfilled with structural compacted fill to develop
a uniform bearing grade.

Foundation Embedment

We recommend that exterior foundations extend at least 18 inches below the adjacent exterior grade
or to the minimum embedment requirement by the local agency. Interior footings may be supported at
nominal depth below the floor, provided the interior space is continually heated. All footings must be
protected against weather and water damage during and after construction, and must be supported
within suitable bearing materials.
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Estimated Foundation Movement

Post-construction total and differential settlement of a shallow foundation system designed and
constructed in accordance with the recommendations provided in this report are estimated to be less
than % and Y inch, respectively, for static conditions and interior footings 10 feet on-center. The
estimated differential movement is anticipated to result in an angular distortion of less than 0.002
inches per inch on the basis of a minimum clear span of 10 feet. The maximum estimated total and
differential movement is considered within tolerable limits for the proposed structure provided it is
properly considered in the structural design.

6.5 Floor Slab Recommendations

Subgrade

The floor slab subgrade should be prepared in accordance with the appropriate recommendations
presented in the Site Development Recommendations section of this report. Foundation, utility
trenches and other below-slab excavations should be backfilled with structural compacted fill in
accordance with the project specifications.

Design

The ground floor of the proposed structure may be designed and constructed as load-bearing slab-on-
grade in which the slab includes thickened areas below the interior walls for support. The at-grade
floor may be designed as a “Mat on Elastic Foundation” using a Modulus of Subgrade Reaction (kv))
of 150 pounds per cubic inch (pci) where the slab provides structural support for the interior load
bearing walls. The design of the slab may also be based upon an allowable soil bearing pressure of
2,500 psf for distribution of structural loads. The design of the slab is recommended to be performed
by the project structural engineer to ensure proper reinforcing and thickness.

A minimum 4-inch thick layer of compacted granular material is recommended below the slab. A
synthetic sheet should be placed immediately below the floor slab to serve as a vapor barrier to
protect moisture sensitive floor coverings (i.e. tile, etc) and where moisture passing through the slab
presents a problem. If materials underlying the synthetic sheet contain sharp, angular particles, a
cushion layer of sand approximately 2 inches thick or a geotextile should be provided to protect it from
puncture. An additional layer of sand may be provided between the slab and vapor barrier to promote
proper curing. In addition, the vapor barrier sheets should be evaluated for holes and/or punctures
and the edges overlapped and taped prior to placement. If used, the sand layers may be used as a
substitute for the 4-inch thick granular layer. Proper curing techniques are recommended to be used
to reduce the potential for excessive shrinkage cracking.
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Estimated Settlement

With proper site preparation and construction monitoring, the total and differential settlements of a
load bearing slab-on-grade, are estimated to be less than % and " inches across a 10 foot span,
respectively. Therefore, settlements are on the order of the estimates for the building perimeter
foundation where the slab and perimeter footings are combining as one structural foundation unit.

6.6 Pavement Recommendations

The following recommendations for the new pavement are intended for vehicular traffic associated
with the new building development and are not intended for use throughout the existing facility.

Subgrades for New Pavement

Following completion of the recommended subgrade preparation procedures, the pavement subgrade
soils are expected to consist of silty sand with some gravel. The anticipated subgrade soils are
classified as good to excellent subgrade materials with estimated CBR values ranging from 10 to 20
when properly prepared based on the Unified Soil Classification System designation of SM. An
estimated CBR value of 10 has been used in the preparation of the pavement design based on the
silty sand soils. It should, however, be recognized that the City of Bellevue/King County may require
a specific CBR value test to verify the use of the following design. It is recommended that this testing
be conducted following completion of rough grading in the proposed pavement areas so that the CBR
value test results are indicative of the actual pavement subgrade soils. Alternatively, a minimum code
pavement section may be required if a specific CBR value test is not performed. To use this CBR
value, all fill added to the pavement subgrade must have pavement support characteristics at least
equivalent to the existing soils, and must be placed and compacted in accordance with the project
specifications.

Asphalt Pavements

The following table represents the recommended thicknesses for new asphaltic concrete pavement
with the appropriate state highway specifications so that the proper materials and construction
procedures are used. Considering the high quality of the subgrade soils, a full depth pavement
section is considered the most economical. However, local codes may require specific testing to
determine the soil support characteristics and/or minimum pavement section thicknesses. A parking
stall pavement section has also been presented. However, if truck traffic cannot be excluded from the
parking stalls, the drive lane pavement section should be used or a reduced service life (premature
failure) may occur.
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ASPHALT PAVEMENTS
Materials Thickness (inches) Washington DOT Standard
Parking Stalls Drive Lanes Specifications
Asphaltic Concrete .
Surface Course (b) ! ! Section 5-04 (a)
Asphaltic Concrete .
Binder Course (b) 2 2 Section 5-04 (a)
Aggregate .
Base Course 4 6 Section 4-04 (Base Course)
NOTES:

(a) Compaction to density between 95 and 100 percent of the 50-Blow Marshall Density
(b) The surface and binder course may be combined as a single layer placed in one lift if similar materials are utilized.

Pavement recommendations are based upon design parameters for a twenty-year design period and
assume proper drainage and construction observation and testing. It is, therefore, recommended that
the geotechnical engineer observes and tests subgrade preparation, and that the subgrade be
evaluated immediately before pavement construction. Pavement rehabilitation at 7- to 8-year
intervals should be expected to achieve a twenty-year service life.

Concrete Pavement

Portland cement concrete pavement is recommended for areas of new pavement that will be
subjected to channelized traffic, large loads or intense vehicular stresses such as the drive-thru lane,
trash enclosure loading zone and the entrance/exit aprons. In such areas, a 6-inch thick, praperly
reinforced concrete pavement is recommended. The concrete pavement is recommended to be
underlain by a 4-inch compacted coarse granular base placed on a properly prepared subgrade. The
use of concrete pavement is also recommended within the entrance/exit aprons to the parking lot and
the drive-thru lane. Minimum reinforcement within concrete pavements is recommended to consist of
heavy welded wire fabric (6 X 6-W2.9 X W2.9 WWF), placed at mid-slab height. The materials and
construction procedures should be in accordance with the Washington DOT Standard Specifications
Section 5-05 for concrete and Section 4-04 for base course.

General Considerations

Pavement designs are based on AASHTO design parameters. It is, therefore, recommended that a
representative of the geotechnical engineer observes and test subgrade preparation, and that the
subgrade be evaluated immediately before pavement construction. These designs are also based on
a routine pavement maintenance program and significant asphaltic concrete pavement rehabilitation
after about 8 to 10 years to obtain the anticipated pavement service life.
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Basis of Report

This report has been based on the project description given earlier in this report. Giles must be
notified if any part of the project description is not accurate so that this report can be amended, if
needed. This report is based on the assumption that the proposed development will be designed and
constructed according to the codes that govern construction at the site.

The conclusions and recommendations in this report are based on estimated subsurface conditions
as shown on the Records of Subsurface Exploration. Giles must be notified if the subsurface
conditions that are encountered during construction of the proposed development differ from those
shown on the Records of Subsurface Exploration because this report will likely need to be revised.
General comments and limitations of this report are given in the appendix.

© Giles Engineering Associates, Inc. 2015
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APPENDIX A

FIGURES AND TEST BORING LOGS

The Test Boring Location Plan contained herein was prepared based upon information
supplied by Giles’ client, or others, along with Giles’ field measurements and
observations. The diagram is presented for conceptual purposes only and is intended to
assist the reader in report interpretation.

The Test Boring Logs and related information enclosed herein depict the subsurface
(soil and water) conditions encountered at the specific boring locations on the date that
the exploration was performed. Subsurface conditions may differ between boring
locations and within areas of the site that were not explored with test borings. The
subsurface conditions may also change at the boring locations over the passage of time.
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G GEOTECHNICAL TEST BORING

NOTES:

1.) TEST BORING LOCATIONS ARE APPROXIMATE.

2.) BASE MAP DEVELOPED FROM A 2013
KING COUNTY GIS MAP.

ACCESS ROAD

124th AVENUE NE

Gies  ENGINEERING IsSOCIATES, INC.
N 1965 N. MAIN STREET
ORANGE, CA 92865 (714)279.0817
FIGURE 1
w E TEST BORING LOCATION PLAN
PROPOSED PUBLIC STORAGE BUILDING
2001 124th AVENUE NE
s BELLEVUE, WASHINGTON
[N | DESIGNED | DRAWN SCALE DATE REVISED
0 40 80 RRR Jsz approx. 1"=80' 03-24-15 -
APPSR(?:L“QATE PROJECT NO.: 2G-1502008 CAD No. 2¢1502008-blp




BORING NO. & LOCATION: PROJECT:
. ______ B4 | _____ProposedPublic Storage Buildng |
SURFACE ELEVATION: PROJECT LOCATION:
_______ ~1443 | ___SWCNorthup Way and 124th Avenue NE ____|GILES ENGINEERING
COMPLETION DATE: ASSOC|ATES, INC.
_______ ma2ns -~ Bellevue WA | Milwaukee Atlanta
FIELD REPRESENTATIVE: Dallas Wasington, D.C.
Egar Gatus GILES PROJECT NUMBER: 2G-1502008 Los Angeles Orlando
Feet | Sample
MATERIAL DESCRIPTION Below | No. & N Q. Gy g },N PID NOTES
Surface | Type (tsf) | (tsf) | (tsf) | (%)
—Approximately 6 inches thick asphaltic concrete ,
I~ Dark Brown Silty fine to coarse Sand, some N
- Clay and Gravel - Moist (Fill)
188 41 9
Light Gray Silty fine to medium Sand - Moist |
— (Possible Fill) m
[~
Gray Silt, trace of fine Sand, little Clay - Moist Y] 2ss 14 19
— (Native) m
Light Gray Silty fine Sand, some Gravel - Moist | 0| 388 | af 1
B 5 T7ss ] &
Gray Silt with lenses of Silty Sand - Very Maist Bl
B 20585 | 42
Boring terminated at 21.5 feet.
No groundwater encountered.
WATER OBSERVATION DATA REMARKS

Y | WATER ENCOUNTERED DURING DRILLING: None | SS = Standard Penetration Test
¥ | WATER LEVEL AFTER REMOVAL:
- | CAVE DEPTH AFTER REMOVAL:
¥ | WATER LEVEL AFTER HOURS:
wwm | CAVE DEPTH AFTER HOURS:

Changes in strata indicated by the lines are apﬂroxim_ate boundary between soil types. The actual transition may be gradual and may vary considerably between
borings. Location of Test Boring is shown on the Boring Locatiori Plan.



BORING NO. & LOCATION: PROJECT:
| ______B2 | _____ProposedPublic Storage Buildng ____ _ |
SURFACE ELEVATION: PROJECT LOCATION:
_______ ~1435 | ___SWCNorthup Way and 124th Avenue NE ___ | GILES ENGINEERING
COMPLETION DATE: ASSOCIATES. INC
, .
_______ ma2ns -~ Bellevue WA | Milwaukee Atlanta
FIELD REPRESENTATIVE: Dallas Wasington, D.C.
Edgar Gatus GILES PROJECT NUMBER: 2G-1502008 Los Angeles Orlando
Feet | Sample
MATERIAL DESCRIPTION Below | No. & N g, Gy g ),N PID NOTES
Surface | Type (tsf) | (tsf) | (tsf) | (%)
Approximately 3.5 inches thick asphaltic
— \concrete [ .
- Light Brown to Gray Silty fine to medium Sand, ro
| trace of Clay - Very Moist (Fill) | 1SS 8 14 Pn=25%
[~
Brown and Gray Silty fine Sand, trace of Clay - ] 2ss 6 18
— Very Moist (Possible Fill) .
Light Gray Silty to Clayey fine Sand - Moist 10735 | s 9
— (Native) -
. .
Gray fine Sand with thin lenses of Clay and Silt - 15 4 88 54
— Very Moist m
B (Possible Cobbles and/or Boulders) Bl
B 20555 | 0
Boring terminated at 21 feet.
No groundwater encountered.
WATER OBSERVATION DATA REMARKS

Y | WATER ENCOUNTERED DURING DRILLING: None | SS = Standard Penetration Test
¥ | WATER LEVEL AFTER REMOVAL:
- | CAVE DEPTH AFTER REMOVAL:
¥ | WATER LEVEL AFTER HOURS:
wwm | CAVE DEPTH AFTER HOURS:

Changes in strata indicated by the lines are apﬂroxim_ate boundary between soil types. The actual transition may be gradual and may vary considerably between
borings. Location of Test Boring is shown on the Boring Locatiori Plan.



RECORD OF SUBSURFACE EXPLORATION

BORING NO. & LOCATION: PROJECT:
. ______B3 | _____ProposedPublic Storage Buildng ____ |
SURFACE ELEVATION: PROJECT LOCATION:
_______ ~142.0° _____ | ___SWCNorthup Way and 124th Avenue NE ___ | GILES ENGINEERING
COMPLETION DATE: ASSOC|ATES, INC.
_______ ma2ns -~ Bellevue WA | Milwaukee Atlanta
FIELD REPRESENTATIVE: Dallas Wasington, D.C.
Edgar Gatus GILES PROJECT NUMBER: 2G-1502008 Los Angeles Orlando
Feet | Sample
MATERIAL DESCRIPTION Below | No. & N Q. Gy g },N PID NOTES
Surface | Type (tsf) | (tsf) | (tsf) | (%)
—Approximately 6 inches thick asphaltic concrete ,
I~ Gray Silty fine to coarse Sand, little Gravel, N
L some thin lenses of Sandy Clay - Very Moist
Brown to Gray Silty fine Sand, little fine Gravel, }
— trace of Clay - Moist (Native) m
= 5
2SS 21 12
L AVAR.
B 10385 20 16
. .
Light Gray fine Sandy Silt with Clay - Moist 15 4 88 30
Bluish Gray Silt, little fine Sand, trace of Clay - |
— Moist -
B (Possible Cobbles and/or Boulders) |
B 207555 so05°
Boring terminated at 21 feet.
Perched water encountered at 8 feet.
WATER OBSERVATION DATA REMARKS
Y | WATER ENCOUNTERED DURING DRILLING: 8 SS = Standard Penetration Test

¥ | WATER LEVEL AFTER REMOVAL:
= | CAVE DEPTH AFTER REMOVAL:
¥ | WATER LEVEL AFTER HOURS:
@ | CAVE DEPTH AFTER HOURS:

Changes in strata indicated by the lines are apﬂroxim_ate boundary between soil types. The actual transition may be gradual and may vary considerably between
borings. Location of Test Boring is shown on the Boring Locatiori Plan.



RECORD OF SUBSURFACE EXPLORATION

BORING NO. & LOCATION: PROJECT:
. ______B4 | _____ProposedPublic Storage Buildng |
SURFACE ELEVATION: PROJECT LOCATION:
_______ ~143.0' _____ | ___SWCNorthup Way and 124th Avenue NE ___ | GILES ENGINEERING
COMPLETION DATE: ASSOClATES, INC.
_______ ma2ns -~ Bellevue WA | Milwaukee Atlanta
FIELD REPRESENTATIVE: Dallas Wasington, D.C.
Edgar Gatus GILES PROJECT NUMBER: 2G-1502008 Los Angeles Orlando
Feet | Sample
MATERIAL DESCRIPTION Below | No.& | N Q. Gp g, W | PID NOTES
Surface | Type (tsf) | (tsf) | (tsf) | (%)
—Approximately 6 inches thick asphatlic concrete B
__|with no base noted [
Black Silty fine to coarse Sand, little Gravel - | 188 29 19
| \Very Moist (Fill) |
_ Light Gray fine Sandy Silt, some Clay - Moist c
(Native) v | 2ss 1 12 P,0,=46%
| Mottled Light Gray to Light Yellowish Brown fine |
Sandy Silt to Silty fine Sand, some Clay - Very
I~ Moist n
| Gray fine Sand Silt, little to trace Clay - Maoist 10 | 3Ss 20 7 P20n=52%
[~
| Bluish Gray fine Sandy Silt, little Clay - Very 15 | 4SS 48 17
_ Moist |
| Gray Clay, little fine Sand - Wet (Possible 20 _oS88— 505" 15 P2n=49%
| Cobbles and/or Boulders) |
| Gray fine to coarse Sand with Gravel, some 25t 65S | 505" P2:=9%
| lenses of Silty Sand - Very Moist |
~ (Possible Cobbles and/or Boulders) 3055 50"
Boring terminated at 33 feet due to refusal on
very dense sails or cobbles/boulders.
No groundwater encountered.
WATER OBSERVATION DATA REMARKS
Y | WATER ENCOUNTERED DURING DRILLING: None | SS = Standard Penetration Test
¥ | WATER LEVEL AFTER REMOVAL:
=== | CAVE DEPTH AFTER REMOVAL.:
¥ | WATER LEVEL AFTER HOURS:
wwm | CAVE DEPTH AFTER HOURS:

Changes in strata indicated by the lines are approximate boundary hetween soil types. The actual transition may be gradual and may vary considerably between

borings. Location of Test Boring is shown on tﬂe Boring Locatiori Plan.




BORING NO. & LOCATION: PROJECT:
. ______BS5 | _____ProposedPublic Storage Buildng |
SURFACE ELEVATION: PROJECT LOCATION:
_______ ~144.0° | ___SWCNorthup Way and 124th Avenue NE ___ | GILES ENGINEERING
COMPLETION DATE: ASSOCIATES. INC
, .
_______ ma2ns -~ Bellevue WA | Milwaukee Atlanta
FIELD REPRESENTATIVE: Dallas Wasington, D.C.
Edgar Gatus GILES PROJECT NUMBER: 2G-1502008 Los Angeles Orlando
Feet | Sample
MATERIAL DESCRIPTION Below | No. & N g, gy qs ),N PID NOTES
Surface | Type (tsf) | (tsf) | (tsf) | (%)
Approximately 6.5 inches thick asphaltic
— \concrete [ .
. Dark Brown Silty fine to coarse Sand, some
Gravel - Very Moist (Fill) 1SS = "
Light Gray Silty fine to coarse Sand, little Clay -
— Very Moist (Possible Fill) m
[~
Dark Brown Silty Clay, trace to little fine Sand - ] 2ss 5 20 P200=64%
— Very Moist (Native) 7
Gray Silt, little fine Sand, some Clay - Moist 107 3ss | 15 25 18
B 15T7ss ] 2
Dark Gray Silty fine to coarse Sand, some |
— Gravel, little Clay - Very Moist -
B 20555 | 68
Boring terminated at 21.5 feet.
No groundwater encountered.
WATER OBSERVATION DATA REMARKS

Y | WATER ENCOUNTERED DURING DRILLING: None | SS = Standard Penetration Test
¥ | WATER LEVEL AFTER REMOVAL:
- | CAVE DEPTH AFTER REMOVAL:
¥ | WATER LEVEL AFTER HOURS:
wwm | CAVE DEPTH AFTER HOURS:

Changes in strata indicated by the lines are apﬂroxim_ate boundary between soil types. The actual transition may be gradual and may vary considerably between
borings. Location of Test Boring is shown on the Boring Locatiori Plan.



BORING NO. & LOCATION: PROJECT:
| ___B6 | _____Proposed Public Storage Building
SURFACE ELEVATION: PROJECT LOCATION:
_______ ~144.0'° | ___SWCNorthup Way and 124th Avenue NE ____|GILES ENGINEERING
COMPLETION DATE: ASSOC|ATES, INC.
_______ ma2ns -~ Bellevue WA | Milwaukee Atlanta
FIELD REPRESENTATIVE: Dallas Wasington, D.C.
Edgar Gatus GILES PROJECT NUMBER: 2G-1502008 Los Angeles Orlando
Feet | Sample
MATERIAL DESCRIPTION Below | No. & N Q. Gy g },N PID NOTES
Surface | Type (tsf) | (tsf) | (tsf) | (%)
—Approximately 6 inches thick asphaltic concrete ,
I~ Dark Brown Silty fine to coarse Sand, little fine N
— Gravel - Very Moist (Fill) A
T— n 18S 13 18
| Gray Silty fine to medium Sand, trace of Clay - h
Very Moist (Possible Native)
[~
Bluish Gray Silty Clay, trace of fine Sand - Very ] 2ss 14 3.0 21
— Moist (Native) .
Gray fiine Sandy Silt, some Clay - Moist to Very 107 3ss 29 4.5+ 16
L : AVAR.
Moist
. .
Gray Sand and Gravel with Silt and Clay - Wet 15 4 88 42
B (Possible Cobbles and/or Boulders) 20555 | 505"
Boring terminated at 21 feet.
Perched water encountered at 11 feet.
WATER OBSERVATION DATA REMARKS

¥ | WATER ENCOUNTERED DURING DRILLING: 11 SS = Standard Penetration Test
¥ | WATER LEVEL AFTER REMOVAL:
- | CAVE DEPTH AFTER REMOVAL:
¥ | WATER LEVEL AFTER HOURS:
wwm | CAVE DEPTH AFTER HOURS:

Changes in strata indicated by the lines are apﬂroxim_ate boundary between soil types. The actual transition may be gradual and may vary considerably between
borings. Location of Test Boring is shown on the Boring Locatiori Plan.



RECORD OF SUBSURFACE EXPLORATION

BORING NO. & LOCATION: PROJECT:
. ______Br | _____ProposedPublic Storage Buildng ____ _ |
SURFACE ELEVATION: PROJECT LOCATION:
_______ ~1450'° _____ | ___SWC Northup Way and 124th Avenue NE ____|GILES ENGINEERING
COMPLETION DATE: ASSOC|ATES, INC.
_______ ma2ns -~ Bellevue WA | Milwaukee Atlanta
FIELD REPRESENTATIVE: Dallas Wasington, D.C.
Edgar Gatus GILES PROJECT NUMBER: 2G-1502008 Los Angeles Orlando
Feet | Sample
MATERIAL DESCRIPTION Below | No. & N Q. Gy g },N PID NOTES
Surface | Type (tsf) | (tsf) | (tsf) | (%)
Approximately 5 inches asphaltic concrete
— Dark Brown Silty fine to coarse Sand, some —
Gravel - Moist (Fill)
B 188 | 33 12
Light Gray Silty fine to coarse Sand, some b
L Gravel - Moist (Native) _
= 5
2SS 21 12
— ¥ 10
Gray Silty fine to coarse Sand and Gravel, 388 54
L possible Cabbles - Wet -
Gray Sand and Gravel, little Silt - Wet |
o [~
(Possible Cobbles and/or Boulders) 15 48S | 50/4"
Boring terminated at 15.5 feet.
Perched water encountered at 10 feet.
WATER OBSERVATION DATA REMARKS

Y | WATER ENCOUNTERED DURING DRILLING: 10 SS = Standard Penetration Test
¥ | WATER LEVEL AFTER REMOVAL:
- | CAVE DEPTH AFTER REMOVAL:
¥ | WATER LEVEL AFTER HOURS:
wwm | CAVE DEPTH AFTER HOURS:

Changes in strata indicated by the lines are apﬂroxim_ate boundary between soil types. The actual transition may be gradual and may vary considerably between
borings. Location of Test Boring is shown on the Boring Locatiori Plan.



RECORD OF SUBSURFACE EXPLORATION

BORING NO. & LOCATION: PROJECT:
B8 | _____Proposed Public Storage Building
SURFACE ELEVATION: PROJECT LOCATION:
_______ ~1444' | ___SWCNorthup Way and 124th Avenue NE ____|GILES ENGINEERING
COMPLETION DATE: ASSOC|ATES, INC.
_______ ma2ns -~ Bellevue WA | Milwaukee Atlanta
FIELD REPRESENTATIVE: Dallas Wasington, D.C.
Edgar Gatus GILES PROJECT NUMBER: 2G-1502008 Los Angeles Orlando
Feet | Sample
MATERIAL DESCRIPTION Below | No. & N Q. Gp g, },N PID NOTES
Surface | Type (tsf) | (tsf) | (tsf) | (%)
—Approximately 4 inches thick asphaltic concrete ,
I~ Dark Brown Silty to Clayey fine to medium Sand 7
- Moist (Fill)
188 8 35 24
Qlive Gray fine Sandy Clay, some Silt - Very |
— Moist (Possible Native) m
= 5
2SS 10 25
Gray Silty fine to medium Sand, little Clay - Very |
— Moist (Native) m
Gray fine Sandy Silt, little Clay - Very Moist 107 3ss 16 17
¥ 15
Light Gray Clayey fine to coarse Sand, some 4 88 51
— Gravel - Wet n
B (Possible Cobbles and/or Boulders) 20555 | 500
Boring terminated at 21 feet.
Perched water encountered at 15 feet.
WATER OBSERVATION DATA REMARKS

Y | WATER ENCOUNTERED DURING DRILLING: 15 SS = Standard Penetration Test
¥ | WATER LEVEL AFTER REMOVAL:
- | CAVE DEPTH AFTER REMOVAL:
¥ | WATER LEVEL AFTER HOURS:
wwm | CAVE DEPTH AFTER HOURS:

Changes in strata indicated by the lines are apﬂroxim_ate boundary between soil types. The actual transition may be gradual and may vary considerably between
borings. Location of Test Boring is shown on the Boring Locatiori Plan.



APPENDIX B

FIELD PROCEDURES

The field operations were conducted in general accordance with the procedures
recommended by the American Society for Testing and Materials (ASTM) designation D
420 entitled “Standard Guide for Sampling Rock and Raock” and/or other relevant
specifications. Soil samples were preserved and transported to Giles’ laboratory in
general accordance with the procedures recommended by ASTM designation D 4220
entitted “Standard Practice for Preserving and Transporting Soil Samples.” Brief
descriptions of the sampling, testing and field procedures commonly performed by Giles
are provided herein.
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GENERAL FIELD PROCEDURES

Test Boring Elevations

The ground surface elevations reported on the Test Boring Logs are referenced to the
assumed benchmark shown on the Boring Location Plan (Figure 1). Unless otherwise
noted, the elevations were determined with a conventional hand-level and are accurate
to within about 1 foot.

Test Boring Locations

The test borings were located on-site based on the existing site features and/or apparent
property lines. Dimensions illustrating the approximate boring locations are reported on
the Boring Location Plan (Figure 1).

Water Level Measurement

The water levels reported on the Test Boring Logs represent the depth of “free” water
encountered during drilling and/or after the drilling tools were removed from the
borehole. Water levels measured within a granular (sand and gravel) soil profile are
typically indicative of the water table elevation. It is usually not possible to accurately
identify the water table elevation with cohesive (clayey) soils, since the rate of seepage
is slow. The water table elevation within cohesive soils must therefore be determined
over a period of time with groundwater observation wells.

It must be recognized that the water table may fluctuate seasonally and during periods of
heavy precipitation. Depending on the subsurface conditions, water may also become
perched above the water table, especially during wet periods.

Borehole Backfilling Procedures

Each borehole was backfiled upon completion of the field operations. If potential
contamination was encountered, and/or if required by state or local regulations,
boreholes were backfilled with an “impervious® material (such as bentonite slurry).
Borings that penetrated pavements, sidewalks, etc. were “capped” with Portland Cement
concrete, asphaltic concrete, or a similar surface material. It must, however, be
recognized that the backfill material may settle, and the surface cap may subside, over a
period of time. Further backfilling and/or re-surfacing by Giles’ client or the property
owner may be required.
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FIELD SAMPLING AND TESTING PROCEDURES

Auger Sampling (AU)

Soil samples are removed from the auger flights as an auger is withdrawn above the
ground surface. Such samples are used to determine general soil types and identify
approximate soil stratifications. Auger samples are highly disturbed and are therefore not
typically used for geotechnical strength testing.

Split-Barrel Sampling (SS) — (ASTM D-1586)

A split-barrel sampler with a 2-inch outside diameter is driven into the subsoil with a 140-
pound hammer free-falling a vertical distance of 30 inches. The summation of hammer-
blows required to drive the sampler the final 12-inches of an 18-inch sample interval is
defined as the “Standard Penetration Resistance” or N-value is an index of the relative
density of granular soils and the comparative consistency of cohesive soils. A soil
sample is collected from each SPT interval.

Shelby Tube Sampling (ST) — (ASTM D-1587)

A relatively undisturbed soil sample is collected by hydraulically advancing a thin-walled
Shelby Tube sampler into a soil mass. Shelby Tubes have a sharp cutting edge and are
commonly 2 to 5 inches in diameter.

Bulk Sample (BS)

A relatively large volume of soils is collected with a shovel or other manually-operated
tool. The sample is typically transported to Giles’ materials laboratory in a sealed bag or
bucket.

Dvnamic Cone Penetration Test (DC) — (ASTM STP 399)

This test is conducted by driving a 1.5-inch-diameter cone into the subsoil using a 15-
pound steel ring (hammer), free-falling a vertical distance of 20 inches. The number of
hammer-blows required to drive the cone 1% inches is an indication of the soil strength
and density, and is defined as “N”. The Dynamic Cone Penetration test is commonly
conducted in hand auger borings, test pits and within excavated trenches.

- Continued -
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Ring-Lined Barrel Sampling — (ASTM D 3550)

In this procedure, a ring-lined barrel sampler is used to collect soil samples for
classification and laboratory testing. This method provides samples that fit directly into
laboratory test instruments without additional handling/disturbance.

Sampling and Testing Procedures

The field testing and sampling operations were conducted in general accordance with
the procedures recommended by the American Society for Testing and Materials
(ASTM) and/or other relevant specifications. Results of the field testing (i.e. N-values)
are reported on the Test Boring Logs. Explanations of the terms and symbols shown on
the logs are provided on the appendix enclosure entitled “General Notes”.
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APPENDIX C

LABORATORY TESTING AND CLASSIFICATION

The laboratory testing was conducted under the supervision of a geotechnical engineer
in accordance with the procedures recommended by the American Society for Testing
and Materials (ASTM) and/or other relevant specifications. Brief descriptions of
laboratory tests commonly performed by Giles are provided herein.
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LABORATORY TESTING AND CLASSIFICATION

Photoionization Detector (PID)

In this procedure, soil samples are “scanned” in Giles’ analytical laboratory using a
Photoionization Detector (PID). The instrument is equipped with an 11.7 eV lamp
calibrated to a Benzene Standard and is capable of detecting a minute concentration of
certain Volatile Organic Compound (VOC) vapors, such as those commonly associated
with petroleum products and some solvents. Results of the PID analysis are expressed
in HNu (manufacturer’s) units rather than actual concentration.

Moisture Content (w) (ASTM D 2216)

Moisture content is defined as the ratio of the weight of water contained within a soil
sample to the weight of the dry solids within the sample. Moisture content is expressed
as a percentage.

Unconfined Compressive Strength (qu) (ASTM D 2166)

An axial load is applied at a uniform rate to a cylindrical soil sample. The unconfined
compressive strength is the maximum stress obtained or the stress when 15% axial
strain is reached, whichever occurs first.

Calibrated Penetrometer Resistance (qp)

The small, cylindrical tip of a hand-held penetrometer is pressed into a soil sample to a
prescribed depth to measure the soils capacity to resist penetration. This test is used to
evaluate unconfined compressive strength.

Vane-Shear Strength (gs)

The blades of a vane are inserted into the flat surface of a soil sample and the vane is
rotated until failure occurs. The maximum shear resistance measured immediately prior
to failure is taken as the vane-shear strength.

Loss-on-lgnition (ASTM D 2974: Method C)

The Loss-on-Ignition (L.O.1.) test is used to determine the organic content of a soil
sample. The procedure is conducted by heating a dry soil sample to 440°C in order to
burn-off or “ash” organic matter present within the sample. The L.O.l. value is the ratio of
the weight loss due to ignition compared to the initial weight of the dry sample. L.O.I. is
expressed as a percentage.
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Particle Size Distribution (ASTB D 421, D 422, and D 1140)

This test is performed to determine the distribution of specific particle sizes (diameters)
within a soil sample. The distribution of coarse-grained soil particles (sand and gravel) is
determined from a “sieve analysis,” which is conducted by passing the sample through a
series of nested sieves. The distribution of fine-grained soil particles (silt and clay) is
determined from a “hydrometer analysis” which is based on the sedimentation of
particles suspended in water.

Consolidation Test (ASTM D 2435)

In this procedure, a series of cumulative vertical loads are applied to a small, laterally
confined soil sample. During each load increment, vertical compression (consolidation)
of the sample is measured over a period of time. Results of this test are used to estimate
settlement and time rate of settlement.

Classification of Samples

Each soil sample was visually-manually classified, based on texture and plasticity, in
general accordance with the Unified Soil Classification System (ASTM D-2488-75). The
classifications are reported on the Test Boring Logs.

Laboratory Testing

The laboratory testing operations were conducted in general accordance with the
procedures recommended by the American Society for Testing and Materials (ASTM)
and/or other relevant specifications. Results of the laboratory tests are provided on the
Test Boring Logs or other appendix enclosures. Explanation of the terms and symbols
used on the logs is provided on the appendix enclosure entitled “General Notes.”
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California Bearing Ratio (CBR) Test ASTM D-1833

The CBR test is used for evaluation of a soil subgrade for pavement design. The test
consists of measuring the force required for a 3-square-inch cylindrical piston to
penetrate 0.1 or 0.2 inch into a compacted soil sample. The result is expressed as a
percent of force required to penetrate a standard compacted crushed stone.

Unless a CBR test has been specifically requested by the client, the CBR is estimated
from published charts, based on soil classification and strength characteristics. A typical
correlation chart is below.
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APPENDIX D

GENERAL INFORMATION
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GENERAL COMMENTS

The soil samples obtained during the subsurface exploration will be retained for a period
of thirty days. If no instructions are received, they will be disposed of at that time.

This report has been prepared exclusively for the client in order to aid in the evaluation
of this property and to assist the architects and engineers in the design and preparation
of the project plans and specifications. Copies of this report may be provided to
contractor(s), with contract documents, to disclose information relative to this project.
The report, however, has not been prepared to serve as the plans and specifications for
actual construction without the appropriate interpretation by the project architect,
structural engineer, and/or civil engineer. Reproduction and distribution of this report
must be authorized by the client and Giles.

This report has been based on assumed conditions/characteristics of the proposed
development where specific information was not available. It is recommended that the
architect, civil engineer and structural engineer along with any other design
professionals involved in this project carefully review these assumptions to ensure they
are consistent with the actual planned development. When discrepancies exist, they
should be brought to our attention to ensure they do not affect the conclusions and
recommendations provided herein. The project plans and specifications may also be
submitted to Giles for review to ensure that the geotechnical related conclusions and
recommendations provided herein have been correctly interpreted.

The analysis of this site was based on a subsoil profile interpolated from a limited
subsurface exploration. If the actual conditions encountered during construction vary
from those indicated by the borings, Giles must be contacted immediately to determine if
the conditions alter the recommendations contained herein.

The conclusions and recommendations presented in this report have been promulgated
in accordance with generally accepted professional engineering practices in the field of
geotechnical engineering. No other warranty is either expressed or implied.
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GUIDE SPECIFICATIONS FOR SUBGRADE AND PREPARATION
FOR FILL, FOUNDATION, FLOOR SLAB AND PAVEMENT SUPPORT;
AND SELECTION, PLACEMENT AND COMPACTION OF FILL SOILS

USING MODIFIED PROCTOR PROCEDURES

Construction monitoring and testing of subgrades and grades for fill, foundation, floor slab and pavement; and fill selection,
placement and compaction shall be performed by an experienced soils engineer and/or his representatives.

All compacted fill, subgrades, and grades shall be (a) underlain by suitable bearing material, (b) free of all organic frozen, or other
deleterious material, and (c) observed, tested and approved by qualified engineering personnel representing an experienced soils
engineer. Preparation of subgrades after stripping vegetation, organic or other unsuitable materials shall consist of (a) proofrolling
to detect soft, wet, yielding soils or other unstable materials that must be undercut, (b) scarifying top 6 to 8 inches, (c) moisture
conditioning the soils as required, and (d) recompaction to same minimum in-situ density required for similar material indicated
under Item 5. Note: Compaction requirements for pavement subgrade are higher than other areas. Weather and construction
equipment may damage compacted fill surface and reworking and retesting may be necessary for proper performance.

In overexcavation and fill areas, the compacted fill must extend (a) a minimum 1 foot lateral distance beyond the exterior edge of
the foundation at bearing grade or pavement at subgrade and down to compacted fill subgrade on a maximum 0.5(H):1(v) slope,
(®) 1 foot above footing grade outside the building, and (c) to floor subgrade inside the building. Fill shall be placed and compacted
on a S(H):1(V) slope or must be stepped or benched as required to flatten if not specifically approved by qualified personnel under
the direction of an experienced soils engineer.

The compacted fill materials shall be free of deleterious, organic, or frozen matter, shall contain no chemicals that may result in the
material being classified as "contaminated”, and shall be low-expansive with a maximum Liquid Limit (ASTM D-423) and Plasticity
Index (ASTM D-424) of 30 and 15, respectively, unless specifically tested and found to have low expansive properties and approved
by an experienced soils engineer. The top 12 inches of compacted fill should have a maximum 3 inch particle diameter and all
underlying compacted fill a maximum 6 inch diameter unless specifically approved by an experienced soils engineer. All fill
material must be tested and approved under the direction of an experienced soils engineer prior to placement. If the fill is to provide

non-frost susceptible characteristics, it must be classified as a clean GW, GP, SW or SP per Unified Soils Classification System
(ASTM D-2487).

For structural fill depths less than 20 feet, the density of the structural compacted fill and scarified subgrade and grades shall not
be less than 90 percent of the maximum dry density as determined by Modified Proctor (ASTM D-1557) with the exception of the
top 12 inches of pavement subgrade which shall have a minimum in-situ density of 95 percent of maximum dry density, or 5 percent
higher than underlying structural fill materials. Where the structural fill depth is greater than 20 feet, the portion below 20 feet
should have a minimum in-place density of 95 percent of its maximum dry density or 5 percent higher than the top 20 feet. Cohesive
soils shall not vary by more than -1 to +3 percent moisture content and granular soil £3 percent from the optimum when placed and
compacted or recompacted, unless specifically recommended/approved by the soils engineer observing the placement and
compaction. Cohesive soils with moderate to high expansion potentials (PI>15) should, however, be placed, compacted and
maintained prior to construction at a 3+1 percent moisture content above optimum meisture content to limit future heave. Fill shall
be placed in layers with a maximum loose thickness of 8 inches for foundations and 10 inches for floor slabs and pavements, unless
specifically approved by the soils engineer taking into consideration the type of materials and compaction equipment being used.
The compaction equipment should consist of suitable mechanical equipment specifically designed for soil compaction. Bulldozers
or similar tracked vehicles are typically not suitable for compaction.

Excavation, filing, subgrade grade preparation shall be performed in a manner and sequence that will provide drainage at all times
and proper control of erosion. Precipitation, springs, and seepage water encountered shall be pumped or drained to provide a suitable
working platform. Springs or water seepage encountered during grade/foundation construction must be called to the soils engineer's
attention immediately for possible construction procedure revision or inclusion of an underdrain system.

Non-structural fill adjacent to structural fill should typically be placed in unison to provide lateral support. Backfill along walls must
be placed and compacted with care to ensure excessive unbalanced lateral pressures do not develop. The type of fill material placed
adjacent to below grade walls (i.e. basement walls and retaining walls) must be properly tested and approved by an experienced
soils engineer with consideration for the lateral pressure used in the wall design.

Wherever, in the opinion of the soils engineer or the Owner's Representatives, an unstable condition is being created either by
cutting or filling, the work should not proceed into that area until an appropriate geotechnical exploration and analysis has been
performed and the grading plan revised, if found necessary.
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CHARACTERISTICS AND RATINGS OF UNIFIED SOIL SYSTEM CLASSES FOR SOIL CONSTRUCTION *

Max. Dry Value as Value as Temporary
. Compaction U ensity Compressibility Drainage and ,<m—=m as i m:@n..n@a Value as Base Pavement
Class .. Standard . . o Embankment | When Not With
Characteristics and Expansion Permeability . . Course With Dust
Proctor Material Subject to o Bituminous
(pch) Frost Palliative | v catment
GW Good: tractor, rubber-tired, steel 125-135 Almost non¢ Good drainage, Very stable Excellent Good FFair to Excellent
wheel or vibratory roller pervious poor
Gr Good: tractor, rubber-tired, steel  [115-125 Almost none Good drainage, Reasonably Excellent 1o |Poor to [air Poor
wheel or vibratory roller pervious stable good
GM Good: rubber-tired or light 120-135 Slight Poor drainage, Reasonably Bxcellent to  |Fair to poor  |Poor Poor to fair
sheepsloot roller semipervious stable oood
GC Good to [air: rubber-tired or 115-130 Slight Poor drainage, Reasonably Good Good to fair  |Excellent Excellent
sheepstoot roller impervious stable **
SW Good: tractor, rubber-tired or 110-130 Almost none Good drainage, Very stable Good Fair to poor  |Fair to Good
vibratory roller pervious poor
SpP Good: tractor, rubber-tired or 100-120 Almost none Good drainage, Reasonably Good to fair |Poor Poor Poor 1o [air
vibratory roller pervious stable when
dense
SM Good: rubber-tired or sheepsfoot  [110-125 Slight Poor drainage, Reasonably Good 1o [air |Poor Poor Poor 1o [air
roller impcrvious stablc when
dense
SC Good to fair: rubber-tired or 105-125 Slight to Poor drainage, Reasonably Good to fair |Fairto poor  [Excellent Excellent
sheepsloot roller medium impervious stable
ML Good to poor: rubber-tired or 95-120 Slight to Poor drainage, Poor stability, Fair 1o poor |Not suitable |[Poor Poor
sheepsfoot roller medium impervious high density
required
CL Good o lair: sheepsfoot or rubber-|95-120 Medium No drainage, Good stability Fair to poor [Not suitable  |Poor Poor
tired rollcr impcrvious
OL Fair to poor: shecpsfoot or rubber- |80-100 Mecdium to high Poor drainagc, Unstable, should |Poor Not suitable  |Not suitable |Not suitablc
tired roller impervious not be used
MH Fair 1o poor: sheepsfoot or rubber- |70-95 High Poor drainage, Poor stability, Poor Not suitable |Very poor  |Not suitable
tired roller impervious should not be
used
CH Fair 1o poor: sheepsfoot roller 80-105 Very high No drainage, Fair stability, Poor 1o very [Notsuitable [Very poor Not suitable
impcrvious may soften on poor
eXpansion
OI11 Fair to poor: sheepsfoot roller 65-100 ITigh No drainage, Unstable, should |Very poor  |Not suitable  |Not Not suitable
impervious not be used suitable
Pt Not suitable Very high Fair to poor Should not be Not suitablc |Not suitablec  |Not Not suitablc
drainage used suitable

* ok

"The Umilied Classification: Appendix A - Characteristics of Soil, Groups Pertaining lo Roads and Air(ields, and Appendix B - Characteristics of Soil Groups Pertaining o Embankments
and Foundations,” Technical Memorandum 357, U.S. Waltcrways Ixperiment Station, Vicksburg, 1953.

Not suitable il subjcet to frost.
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UNIFIED SOIL CLASSIFICATION SYSTEM (ASTM D-2487)

P Grou . . . o
Major Divisions Symb 5/5 Typical Names Laboratory Classification Criteria
5 " Well-graded gravels, 2 D (D.)?
) v 2 GW gravel-sand mixtures, & s | C= ﬁgreater than 4;C_ :ﬁ between 1 and 3
= €57 little or no fines p 'g 10 10X Peo
@ S 3 g
5 SE- Poorly graded gravels, = 2
9 8 = GP gravel-sand mixtrues, | ¢ § g Not meeting all gradation requirements for GW
g Ee little or no fines So o
Tleyz - E‘i £
3| 385 .2 d g s
Sl538s| g3 Sl | L |58 g Atterberg limits o o
=] 6=z | &0 GM? Ity gravels, gravel- | & & ., 2 | below"A"lineorpl, | Limits plotting within shaded
Y— e -<i i =) a L v o HAW .

5 SS|E5% sand-silt mixtures £33N less than 4 area, above “A”line with PI.
S cE|zxg u ggzaé ° between 4 and 7 are
wE i agE T2 %8 § borderline cases requiring

'S < =] > U > 9 o}
2 ¢ X CTESST | Atterberg limits use of dual symbols
To o vg GC Clayey gravels,gravel- [ 29T G5 S bove “A”li Pl
o = . T oG @ | above"A’line or Pl
€= = s sand-clay mixtures ccd greater than 7
gz -8
o ® - Well-graded sands, 5 ® % D 0,)
£ 9 g 2 SW gravelly sands, littleor | =S v & C ==2 greater than 4;C = —— between 1and 3
8’&:’ < S ° 8B s g ¢ Dm ¢ D1XD
S g og| 857 no fines peaey 07 e
a o .N c v c D=0 8 T
[ @ gES Poorly graded sands, | 8¢ & 5 2 &
° g E X £ . . .
< 22|02 SP gravelly sands, little or § Le .f,' o g Not meeting all gradation requirements for SW
< L% no fines s E89c5¢9
S| »3« g€ ®c <
. [} L +~H N
£|229] ¢ 28 £5°
o d =0 ag5o L
S| S5=c| 83 il d desil ES 322 Atterberg limits o ] o
< 88|l EgE SM ifty sands, sana-silt & S | below“A“line orPI, | Limits plotting within shaded
- < 5 < ; @ mixtures ;o less than 4 area, above“A”line with PI.
£z |8 & u 3 between 4and 7 are
vE|5YT 5 borderline cases requiring
oY | % & Atterberg limits use of dual symbols
2 8 g SC Clayey sands, sand-clay a above “A’line or PI
< mixtures o
greater than 7

Inorganic silts and
very fine sands, rock Plasticizy Chart

@ ML flour, silty or clayey fine | ©
D " sands, or clayey silts
n =< with slight plasticity
o ERY -
P - 9 Inorganic clays of low | o,
> & 2 L to medium plasticity,
] 2= gravelly clays, sandy cH
o n .'g clays, silty clays
z
[on - .
w S 5 Organic silts and w
Ss oL organic silty clays of
‘s low plasticity
O — S K
= = Inorganic silts, mica- 530
5 v c MH ceous or diatomaceous | < &
= . = fine sandy or silty soils, | £ N OHand MH
T3 > = elastic silts £
= ~ =
© Y 20
E 2 % CH Inorganic clays of high
= = plasticity, fat clays o
c E g
© = .
< Tg Organic clays of 10
v T OH medium to high CL-ML
Eo = plasticity, organic silts _ ML ahd OL
= /
_>\g . . 0 /
-C:» o % P-t Peat and Other hlghly 0 10 210 ki S 50 BiLY Ay By M 100
= g & organic soils Liquid Limit

Division of GM and SM groups into subdivisions of d and u are for roads and airfields only. Subdivision is based on Atterberg limits, suffix d used
when L.L.is 28 or less and the Pl.is 6 or less; the suffix u is used when L.L.is greater than 28.

b Borderline classifications, used for soils possessing characteristics of two groups, are designated by combinations of group sympols. For
example GW-GC, well-graded gravel-sand mixture with clay binder.

Giles Engineering Associates, Inc.



GENERAL NOTES

SAMPLE IDENTIFICATION

All samples arce visually classificd in gencral accordance with the Unificd Soil Classification System (ASTM D-2487-75 or D-2488-75)

DESCRIPTIVE TERM (% BY DRY WEIGHT)

Tracc: 1-10%

Little: 11-20%
Somc: 21-35%
And/Adjective 36-50%

SOIL PROPERTY SYMBOLS

Dd: Dry Density (pet)
LL: Liquid Limit, pereent
PL: Plastic Limit, pereent
PI: Plasticity Index (LL-PL)
LOLI Loss on Ignition, pereent
Gs: Specific Gravity
K: Coctticicnt of Permeability
W Moisture content, perecnt
qp: Calibratcd Penctrometer Resistance, tst
qs: Vane-Shear Strength, tsf
qu: Uncontined Compressive Strength, tst
qc: Static Conc Penctrometer Resistance
(corrclated to Unconfined Compressive Strength, tst)
PID: Results of vapor analysis conducted on represcntative

samplcs utilizing a Photoionization Detcctor calibrated

PARTICLE SIZE (DIAMETER)
Boulders: 8 inch and Targer

Cobbles: 3 inch to 8 inch
Gravel: coarse - %4 to 3 inch
finc  No. 4 (4.76 mm) to % inch
Sand: coarsc  No. 4 (4.76 mm) to No. 10 (2.0 mm)
medium  No. 10 (2.0 mm) to No. 40 (0.42 mm)
finc  No. 40 (0.42 mm) to No. 200 (0.074 mm)
Silt: No. 200 (0.074 mm) and smaller (non-plastic)
Clay: No 200 (0.074 mm) and smallcr (plastic)

DRILLING AND SAMPLING SYMBOLS
SS: Split-Spoon

ST: Shelby Tube 3 inch O.D. (cxccpt where noted)
CS: 3 inch O.D. California Ring Sampler
DC: Dynamic Cone Penctrometer per ASTM

Special Technical Publication No. 399
AU: Auger Sample

DB: Diamond Bit

CB: Carbide Bit

WS: Wash Samplc

RB: Rock-Roller Bit

BS: Bulk Sample

Notc: Decpth intervals for sampling shown on Record of

Subsurtace Exploration arc not indicative of sample
rccovery, but position where sampling initiated

to a benzene standard. Results cxpressed in HNU-Units. (BDL=Bclow Detection Limit)

N: Penctration Resistance per 12 inch interval, or fraction thercot, for a standard 2 inch O.D. (1% inch I.D.) split spoon sampler driven
with a 140 pound weight frce-falling 30 inches. Pertormed in general accordance with Standard Penetration Test Specitications (ASTM D-
1586). N in blows per foot cquals sum of N-Valucs where plus sign (+) 1s shown.

Ne: Penctration Resistance per 1% inches of Dynamic Conc Penctrometer. Approximately cquivalent to Standard Penetration Test

N-Value in blows per foot.

Nr: Penetration Resistance per 12 inch interval, or fraction thereof, for California Ring Sampler driven with a 140 pound weight free-talling 30
mches per ASTM D-3550. Not cquivalent to Standard Penctration Test N-Value.

SOIL STRENGTH CHARACTERISTICS

COHESIVE (CLAYEY) SOILS

NON-COHESIVE (GRANULAR) SOILS

UNCONFINED

COMPARATIVE BLOWS PER COMPRESSIVE RELATIVE BLOWS PER
CONSISTENCY FOOT (N) STRENGTH (TSF) DENSITY FOOT (N)
Very Soft 0-2 0-0.25 Very Loose 0-4
Solt 3-4 0.25 - 0.50 Loose 5-10
Medium Stiff 5-8 0.50-1.00 Firm 11-30
SGlT 9-15 1.00 - 2.00 Dense 31-50
Very Still 16 -30 2.00 - 4.00 Very Dense 51+
Hard 31+ 4.00+

DEGREE OF
DLEGRLE OF EXPANSIVE
PLASTICITY | POTENTIAL PI
Nonc to Slight 0-4 Low 0-15
Slight 5-10 Medium 15-25
Mecdium 11-30 Migh 25+
ITigh to Very TTigh 31+

GILES ENGINEERING ASSOCTATES, INC.



Imlmrlam Information About Your
~—— (eotechnical Engineering Report —

Subsurface problems are a principal cause of construction delays, cost overruns, claims, and disputes.

The following information is provided to help you manage your risks.

Geotechnical Services Are Performed for
Specific Purposes, Persons, and Projects
Geotechnical engineers structure their services to meet the specific needs of
their clients. A geotechnical engineering study conducted for a civil engi-
neer may not fulfill the needs of a construction contractor or even another
civil engineer. Because each geotechnical engineering study is unique, each
geotechnical engineering report is unique, prepared solely for the client. No
one except you should rely on your geotechnical engineering report without
first conferring with the geotechnical engineer who prepared it. And no one
— not even you — should apply the report for any purpose or project
except the one originally contemplated.

Read the Full Report

Serious problems have occurred because those relying on a geotechnical
engineering report did not read it all. Do not rely on an exgcutive summary.
Do not read selected elements only.

A Geotechnical Engineering nepm't Is Based on

A Unique Set of Project-Specific Factors
Geotechnical engineers consider a number of unique, project-specific fac-
tors when establishing the scope of a study. Typical factors include: the
client's goals, objectives, and risk management preferences; the general
nature of the structure involved, its size, and configuration; the location of
the structure on the site; and other planned or existing site improvements,
such as access roads, parking lots, and underground utifities. Unless the
geotechnical engineer who conducted the study specifically indicates oth-
erwise, do not rely on a geotechnical engineering report that was:

¢ not prepared for you,

¢ ot prepared for your project,

® not prepared for the specific site explored, or

* completed before important project changes were made.

Typical changes that can erode the reliability of an existing geotechnical

engineering report include those that affect:

o the function of the proposed structure, as when it's changed from a
parking garage to an office building, or from a light industrial plant
to a refrigerated warehouse,

\_

o glevation, configuration, location, orientation, or weight of the
proposed structure,

¢ composition of the design team, or

® project ownership.

As a general rule, always inform your geotechnical engineer of project
changes—even minor ones—and request an assessment of their impact.
Geotechnical engineers cannot accept responsibility or liability for problems
that occur because their reports do not consider developments of which
they were not informed,

Subsurface Conditions Can Change

A geotechnical engineering report is based on conditions that existed at
the time the study was performed. Do not rely on a geotechnical enginger-
ing report whose adequacy may have been affected by: the passage of
time; by man-made events, such as construction on or adjacent to the site;
or by natural events, such as floods, earthguakes, or groundwater fluctua-
tions. Always contact the geotechnical engineer before applying the report
to determine if it is still reliable. A minor amount of additional testing or
analysis could prevent major problems.

qu! Geotechnical Findings Are Professional
Opinions

Site exploration identifies subsurface conditions only at those points where
subsurface tests are conducted or samples are taken. Geotechnical engi-
neers review field and laboratory data and then apply their professional
judgment to render an opinion about subsurface conditions throughout the
site. Actual subsurface conditions may differ—sometimes significantly—
from those indicated in your report. Retaining the geotechnical engineer
who developed your report to provide construction observation is the
most effective method of managing the risks associated with unanticipated
conditions.

A Report's Recommendations Are Aot Final

Do not overrely on the construction recommendations included in your
report. Those recommendations are not final, because geotechnical engi-
neers develop them principally from judgment and opinion. Geotechnical
engineers can finalize their recommendations only by observing actual

/




subsurface conditions revealed during construction. The geotechnical
engineer who developed your report cannot assume responsibility or
liability for the report's recommendations if that engineer does not perform
construction observation.

A Geotechnical Engineering Report Is Subject to
Misinterpretation

Other design team members' misinterpretation of geatechnical engineering
reports has resulted in costly problems. Lower that risk by having your geo-
technical engineer confer with appropriate members of the design team after
submitting the report. Also retain your geotechnical engineer to review perti-
nent elements of the design team's plans and specifications. Contractors can
also misinterpret a geotechnical engineering report. Reduce that risk by
having your geotechnical engineer participate in prebid and preconstruction
conferences, and by providing construction observation.

Do Not Redraw the Engineer's Logs

Geotechnical engineers prepare final boring and testing logs based upon
their interpretation of field logs and laboratory data. To prevent errors or
omissions, the logs included in a geotechnical engineering report should
never be redrawn for inclusion in architectural or other design drawings.
Only photographic or electronic reproduction is acceptable, but recognize
that separating logs from the report can elevate risk.

Give Contractors a Complete Report and
Guidance

Some owners and design professionals mistakenly believe they can make
contractors liable for unanticipated subsurface conditions by limiting what
they provide for bid preparation. To help prevent costly problems, give con-
tractors the complete geotechnical engineering report, but preface it with a
clearly written letter of transmittal. In that letter, advise contractors that the
report was not prepared for purposes of bid development and that the
report's accuracy is limited; encourage them to confer with the geotechnical
engineer who prepared the report (a modest fee may be required) and/or to
conduct additional study to obtain the specific types of information they
need or prefer. A prebid conference can also be valuable. Be sure contrac-
tors have sufficient time to perform additional study. Only then might you
be in a position to give contractors the best information available to you,
while requiring them to at least share some of the financial responsibilities
stemming from unanticipated conditions.

Read Responsihility Provisions Clesely

Some clients, design professionals, and contractors do not recognize that
geotechnical engineering is far less exact than other engineering disci-
plines. This lack of understanding has created unrealistic expectations that

N

have led to disappointments, claims, and disputes. To help reduce the risk
of such outcomes, geotechnical engineers commonly include a variety of
explanatory provisions in their reports. Sometimes labeled "limitations”
many of these provisions indicate where geotechnical engineers’ responsi-
bilities begin and end, to help others recognize their own responsibilities
and risks. Read these provisions closely. Ask questions. Your geotechnical
engineer should respond fully and frankly.

Geoenvironmental Goncerns Are Not Govered

The equipment, techniques, and personnel used to perform a geoenviron-
mental study differ significantly from those used to perform a geofechinical
study. For that reason, a geotechnical engineering report does not usually
relate any geoenvironmental findings, conclusions, or recommendations;
e.g., about the likelihood of encountering underground storage tanks or
requlated contaminants. Unanticipated environmental problems have led
fo numerous project failures. If you have not yet obtained your own geoen-
vironmental information, ask your geotechnical consultant for risk man-
agement guidance. Do not rely on an environmental report prepared for
someone élse.

Obtain Professional Assistance To Deal with Mold
Diverse strategies can be applied during building design, construction,
operation, and maintenance to prevent significant amounts of mold from
growing on indoor surfaces. To be effective, alt such strategies should be
devised for the express purpose of mold prevention, integrated into @ com-
prehensive plan, and executed with diligent oversight by a professional
mold prevention consultant. Because just a small amount of water or
moisture can lead to the development of severe mold infestations, a num-
ber of mold prevention strategies focus on keeping building surfaces dry.
While groundwater, water infiltration, and similar issues may have been
addressed as part of the geotechnical engineering study whose findings
are conveyed in-this report, the geotechnical engineer in charge of this
project is not a mold prevention consultant; nane of the services per-
formed in connection with the geotechnical engineer’s study
were designed or conducted for the purpose of mold preven-
lion. Proper implementation of the recommendations conveyed
in this report will not of itself be sufficient to prevent mold from
growing in or on the structure involved.

nely, on Your ASFE-Member Geotechncial
Engineer for Additional Assistance

Membership in ASFE/The Best People on Earth exposes geotechnical
engineers to a wide array of risk management techniques that can be of
genuine benefit for everyone involved with a construction project. Confer
with you ASFE-member geotechnical engineer for more information.

/
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North Bellevue Public Storage Facility Critical Areas Report and Detailed Mitigation Plan
Redevelopment

EXECUTIVE SUMMARY

PROJECT NAME: North Bellevue Public Storage Facility Redevelopment
CLIENT: Bryan Miranda, Public Storage
SITE LOCATION: The Project Site is a redevelopment of one (1) King County Tax Parcel,

2825059236, located at 12385 Northup Way in Bellevue, Washington 98005.
The redevelopment is a portion of the Site approximately 5.57 acres in size. The
main entrance for Public Storage is located across 124th Avenue NE, east of the
project area. The Public Land Survey System location is the NW %4 of Section
28, T25N, R5E, Willamette Meridian.

PROJECT STAFF: David R. Teesdale, Senior Wetland Ecologist; Kellen Maloney, Ecologist; Aaron
Ellig, Ecologist.

FIELD SURVEY: Two (2) wetlands and one (1) stream were delineated off-site on 9 and 14 Apiril
2015, and verified again on 15 August 2018.

CRITICAL AREAS DETERMINATION: The North Bellevue Public Storage Facility Site is located east of
the West Tributary of Kelsey Creek. The Site is currently completely developed as a storage facility with
eight (8) long and narrow storage container building units, one (1) covered parking unit, and an office
building. The Site slopes downward to the south from Northup Way into the storage facility and west
towards the off-site riparian corridor of the West Tributary of Kelsey Creek. There is a chain-link fence
that separates the paved portion of the existing development from the riparian corridor. There are no
wetlands or streams on the Site.

West Tributary of Kelsey Creek occurs offsite to the west and south of the Site with adjacent wetlands,
Wetland A to the west and Wetland B to the south. Wetland A is a Category lll riverine wetland with a
Habitat Score of 5. The standard buffer for this wetland is 110 feet, with a 15-foot structure setback from
the buffer. Wetland B is a Category lll riverine wetland with a Habitat Score of 4. The standard buffer for
this wetland is 60 feet, with a 15-foot structure setback from the buffer. The West Tributary of Kelsey
Creek in this location is a Type Np water. The standard buffer for the creek is 50 feet, as measured from
the top of the bank, with a 25-foot structure setback from the edge of the buffer.

VEGETATION: The Site is mostly devoid of native vegetation. The buffer on-site is mostly asphalt and
concrete and developed with the storage facility. The existing off-site buffer is vegetated along the slope.
Upland vegetation in this area consists of black cottonwood (Populus trichocarpa), red alder (Alnus
rubra), bitter cherry (Prunus emarginata), big-leaf maple (Acer macrophyllum), and Himalayan blackberry
(Rubus armeniacus).

SOILS: Two soil units are mapped on the Site: Everett gravelly sandy loam (5 to 15 percent slopes) in
the northeastern corner, and Seattle Muck in the southwestern two-thirds of the Site. However, given that
the Site has been developed for several decades, the mapped soils are not an accurate reflection of
current site conditions.

HYDROLOGY: Hydrology for the wetlands is provided, for the most part, by the hyporheic zone along the
streambed for the West Tributary of Kelsey Creek. Hydrology for a small portion of the wetlands may also
be provided by stormwater directed towards the stream and wetlands via on- and off-site culverts.

PROJECT DESCRIPTION: Public Storage purposes to redevelop the Site with a multi-story building
within the existing developed footprint. Three (3) existing storage buildings will be removed to allow
space for the new development. The proposed redevelopment will not extend any further into
undeveloped portions of the Site, or extend past existing paved portions of the Site. The newly
constructed building will be within the building setback of the West Tributary of Kelsey Creek. However,
the area of development proposed within the building setback is less than the current existing structures.
No critical area impacts are expected beyond existing conditions. Several paved areas will be
recontoured or removed to accommodate new drive aisles. This will result in removing areas of existing
paved asphalt that will be reestablished as buffer and replanted with native vegetation. The majority of
the plantings will occur on the southern and western edges of the Site between the proposed building and
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the off-site critical areas. The planting buffer will provide additional habitat function and buffer protection
for Wetland A and the West Tributary of Kelsey Creek.

ASSESSMENT OF DEVELOPMENT IMPACTS: No direct wetland or stream impacts will occur as a
result of the proposed development. Impacts are proposed to the already developed portions of the
buffer that exceed what is typically allowable per code. However, given the non-conforming pre-existing
condition of the buffers onsite, the proposed development will result in a more functional buffer than the
existing condition. The proposed building is located mostly outside of the Wetland A buffer, though
partially within the building setback. The existing asphalt parking lot will be removed from the southwest
corner of the Site. This area will then be replanted with native wetland buffer vegetation.

PROPOSED MITIGATION: The project provides buffer reestablishment to compensate for the proposed
impacts to the buffers. A large asphalt area will be removed and planted with a variety of native
vegetation appropriate for wetland and stream buffers. A landscape strip along the southern property
boundary will be planted and is located contiguous with the wetland/stream buffer. This will provide
additional habitat and connectivity through this area beyond the limits of the critical areas themselves.

Perimeter fencing will be provided to protect the post-development critical areas from intrusions.
Mitigation will follow established guidelines to reduce impacts. The proposed mitigation will result in a net
gain in critical area functions and values compared to existing conditions. Long-term performance
monitoring and maintenance will commence for five (5) years following mitigation construction completion.
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CHAPTER 1. INTRODUCTION

11 Report Purpose

This report is the result of a critical areas investigation conducted for Public Storage located at
12385 Northup Way in Bellevue, Washington (Figure 1). The Public Storage property will be
referred to as “Project Site,” or “Site” hereinafter. The Site is currently developed and used as a
public storage facility. The purpose of this report is to: 1) identify and describe critical areas
located on or within 300 feet of the Project Site, including wetlands, streams, and habitat
associated with species of local importance; 2) describe potential impacts to critical areas
resulting from the proposed public storage facility redevelopment; and, 3) describe proposed
mitigation if any are necessary for impacts to critical areas.

Information presented in this report will be utilized by the City of Bellevue Land Use Department
to assist in the permitting of the proposed redevelopment. This report is designed to meet the
requirements as stated in the Bellevue Land Use Code (BLUC) Part 20.25H Critical Areas
Overlay District.

This report will provide and describe the following information:

Project Location

General Property Description;

Methodology for Critical Areas Investigations;
Results of Critical Areas Background Review and Field Investigation;
Regulatory Review;

Project Description;

Assessment of Development Impacts;
Proposed Mitigation;

Construction Sequencing;

Monitoring Plan; and

Summary

1.2 Statement of Accuracy

The information contained in this report was produced by trained professionals at Talasaea
Consultants, Inc., and adheres to the protocols, guidelines, and generally accepted industry
standards available at the time work was performed. The conclusions in this report are based
on the results of analyses performed by Talasaea Consultants and represent our best
professional judgment. To that extent, and within the limitations of project scope and budget,
we believe the information provided herein is accurate and true to the best of our knowledge.
Talasaea Consultants does not warrant any assumptions or conclusions not expressly made in
this report, or based on information or analyses other than what is included herein.

CHAPTER 2. GENERAL PROPERTY DESCRIPTION AND LAND USE

21 Site Location

The Project Site is a redevelopment of one King County Tax Parcel (2825059236), located at
12385 Northup Way in Bellevue, Washington 98005. The redevelopment is a portion of the Site
approximately 5.57 acres in size. The main entrance for Public Storage is located across 124th
Avenue NE, east of the Site. The Public Land Survey System location is the NW V4 of Section
28, T25N, R5E, Willamette Meridian.

The Project Area is bordered on the north by parcel numbers 2825059005 and 2825059316,
which are both currently developed. The office building and main entrance are bounded on the
east by 124™ Avenue NE, on the south by NE 18" Place, and on the west by the King County
Transit Center and the Safeway Industrial Facility. The West Tributary of Kelsey Creek flows
north to south along the west and south property boundaries.
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2.2 Site Description

The Site is currently used as a storage facility by Public Storage (Figure 2). The Site is almost
entirely developed with impervious surfaces. The topography of the Site slopes downward from
the north to the south. This same amount of elevation change occurs off-site to the west
towards the riparian corridor of the West Tributary of Kelsey Creek. Gated security access to
the Site is located along both 124" Avenue NE and Northup Way.

The Site is mostly devoid of vegetation, except for a relatively narrow (approximately 15-foot-
wide) stretch of upland vegetation along the northwest property line near the driveway entrance.
The main office building for Public Storage is located on an adjacent parcel along Northup Way
with paved gated access to eight (8) closed compartment storage units, one (1) open-sided
covered parking unit, and a line of uncovered parking stalls located along the south property
boundary. The Site is completely enclosed within a chain-link fence. The fence separates the
existing paved (developed) portion of the Site from the riparian corridor of the West Tributary of
Kelsey Creek.

CHAPTER 3. METHODOLOGY

The critical areas analysis of the Site involved a two-part effort. The first part consisted of a
preliminary assessment of the Site and the immediate surrounding area using existing published
environmental information. This information includes:

1) Streams, wetland and soils information from resource agencies;
2) Critical Areas information from the City of Bellevue and King County; and
3) Relevant studies completed or ongoing in the vicinity of the Site.

The second part consisted of site investigations where direct observations and measurements
of existing environmental conditions were made. Observations included plant communities,
soils, hydrology, and riparian conditions. This information was used to help characterize the
existing conditions at the Site and to define the limits of critical areas for regulatory purposes
(see Section 3.2 - Field Investigation below).

3.1 Background Data Reviewed
Background information from the following sources was reviewed prior to field investigations:

e U.S. Fish and Wildlife Service (USFWS), National Wetland Inventory (NWI),
Wetlands Online Mapper (http://wetlandsfws.er.usgs.gov/wtinds/launch.html );

¢ Natural Resources Conservation Service, Web Soil Survey
(http://websoilsurvey.nrcs.usda.gov/app/);

¢ Natural Resources Conservation Service, National Hydric Soils List by State
(http://soils.usda.gov/use/hydric/lists/state.html);

¢ King County GIS Database (King County, 2019);

e Pacific States Marine Fisheries Commission (PSMFC) StreamNet
(www.streamnet.org);

e Washington Department of Fish and Wildlife (WDFW) SalmonScape database, 2019
(www.wdfw.wa.gov/mapping/salmonscape/databases); and

o WDFW Priority Habitats and Species (PHS) Database on the Web (April 2019)
(http://wdfw.wa.gov/mapping/phs/).

3.2 Field Investigation

The site evaluation, wetland delineation, and the ordinary high water mark (OHWM) delineation
for the West Tributary of Kelsey Creek were conducted on 9 and 14 April 2015 and again on 15
August 2018 to confirm existing conditions. The existing site conditions were evaluated and
recorded based upon the guidance of the following documents:
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City of Bellevue Critical Areas Ordinance (§20.25H);

o U.S. Army Corps of Engineers Regional Supplement to the Corps of Engineers
Wetland Delineation and Identification Manual: Western Mountains, Valleys, and
Coast Region (U.S. Army Corps of Engineers 2010);

e Flora of the Pacific Northwest (Hitchcock and Cronquist 1973);

¢ National Wetland Plant List (Lichvar 2012);

Classification of Wetlands and Deepwater Habitats of the United States (Cowardin,
et al. 1979);

o Washington State Department of Ecology, Washington State Wetland Rating System

for Western Washington (Hruby 2014).

The wetland delineation used the routine methodology described in the Regional Supplement to
the Corps of Engineers Wetland Delineation Manual: Westem Mountains, Valleys, and Coast
Region, Version 2.0 (Environmental Laboratory, 2010). The wetland rating and habitat scores
were updated based on Ecology’s table for adjusting rating scores. The OHWM for the West
Tributary of Kelsey Creek was delineated using the methodology described in Determining the
Ordinary High Water Mark on Streams in Washington State (Olson and Stockdale 2010). The
wetland boundary and OHWM were marked in the field with wire flags, or by surveyor’s tape on
vegetation. The wetland was classified according to BLUC Part 20.25H (Critical Areas Overlay
District).

Plant species were identified according to the taxonomy of Hitchcock and Cronquist (Hitchcock
and Cronquist 1973). Taxonomic names were updated and plant wetland status was assigned
according to North American Digital Flora: National Wetland Plant List, Version 2.4.0 (Lichvar,
et al. 2012). Wetland classes were determined with the U.S. Fish and Wildlife Service’s system
of wetland classification (Cowardin, et al. 1979). Vegetation was considered hydrophytic if
greater than 50% of the dominant plant species had a wetland indicator status of facultative or
wetter (i.e., facultative, facultative wetland, or obligate wetland).

Wetland hydrology was determined based on the presence of hydrologic indicators listed in the
Corps regional supplement. These indicators are separated into Primary Indicators and
Secondary Indicators. To confirm the presence of wetland hydrology, one (1) Primary Indicator
or two (2) Secondary Indicators must be demonstrated. Indicators of wetland hydrology may
include, but are not necessarily limited to: drainage patterns, drift lines, sediment deposition,
watermarks, stream gauge data and flood predictions, historic records, visual observation of
saturated soils, and visual observation of inundation.

Soils on the Site were considered hydric if one or more of the hydric soil indicators listed in the
Corps Regional Supplement are present. Indicators include the presence of organic soils,
reduced, depleted, or gleyed soils, or redoximorphic features in association with reduced soils.

An evaluation of patterns of vegetation, soil, and hydrology was made along the interface of
wetland and upland. Appendix A contains USACE wetland determination data forms prepared
by Talasaea for representative locations in both upland and corresponding wetland areas.
These data forms document the vegetation, soils, and hydrology information that aided in the
wetland boundary determination.

CHAPTER 4. RESULTS

This section describes the results of background research and field investigation. For the
purpose of this report, the term “vicinity” describes an area approximately 300 feet around the
Site.
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4.1 Analysis of Existing Information
The following sources were reviewed for background information based on data compiled from
resource agencies and local government.

4.1.1 National Wetland Inventory

The Kirkland Quadrangle NWI map does not show any wetlands on the Site. The closest off-
site wetland mapped is approximately 400 feet southeast of the Site. The mapped wetland is
approximately four (4) acres in size and associated with the West Tributary of Kelsey Creek. It
is categorized as a palustrine forested wetland that is seasonally flooded (PFOC). Another off-
site PFOC wetland is mapped approximately 1,000 feet northwest of the Site.

4.1.2 Natural Resources Conservation Service

The Natural Resources Conservation Service maps two (2) soil units on the Site (Figure 3).
These soils are Everett gravelly sandy loam 5 to 15 percent slopes (EvC), and Seattle Muck
(Sk). Approximately 33 percent of the northeast corner of the Site is mapped as Everett gravelly
sandy loam urban land. The remaining 67 percent along the southwest end of the Site is
mapped as Seattle Muck.

Everett gravelly sandy loam is a nearly level to undulating, somewhat excessively drained soil.
It forms in gravelly glacial outwash under conifers. The surface is typically very dark brown
gravelly sandy loam. The subsoil is dark yellowish-brown gravelly sandy loam. The National
Technical Committee on Hydric Soils does not include the Everett series on its list of hydric
soils.

Seattle Muck is made up of very poorly drained organic soils that formed in materials derived
primarily from sedges. These soils are found in depressions and valleys on the glacial till plains
and in river and stream valleys. The representative profile is a surface layer (approximately 11
inches) of black muck underlain by dark reddish-brown, black, very dark brown, and dark brown
muck and peaty muck extending to 60 inches or more. Seattle Muck is listed as a hydric soil by
the National Technical Committee on Hydric Soils. Approximately two-thirds of the southwest
corner of the Site was mapped as this soil unit; most of the on-site area mapped as Seattle
Muck is assumed to have been filled by previous land uses. The off-site portion, within the
riparian wetland, exhibited the soil conditions identified by Seattle Muck.

4.1.3 City of Bellevue Critical Areas Databases

The City of Bellevue Critical Areas GIS database only maps steep slopes on the Project Site.
No other critical areas are shown on the Site. The map does indicate the West Tributary of
Kelsey Creek which flows north to south along the west and south sides of the Site. Two
wetlands are mapped off-site; both are greater than 500 feet from the Site. Both were shown on
the NWI Wetland Inventory map as referenced above.

The City of Bellevue Kelsey Creek Basin map designates the West Tributary of Kelsey Creek to
be a non-fish-bearing stream type north of Bel-Red Road (Figure 4).

4.1.4 King County Critical Areas Databases

The King County Critical Areas GIS database maps the West Tributary of Kelsey Creek
adjacent to the Site. No other critical areas are mapped within 300 feet of the Site according to
the King County GIS database.

4.1.5 WDFW Priority Habitats and Species Databases

The WDFW Priority Habitats and Species database identify the same two (2) wetlands as
identified within the City of Bellevue GIS database and the NWI Wetlands online mapper; both
are located greater than 500 feet from the Site. One of these wetlands is mapped
approximately 1,000 feet northwest of the Site; the other wetland is mapped approximately 500
feet southeast of the Site. The map indicates the West Tributary of Kelsey Creek has an
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occurrence/migration of resident coastal cutthroat trout (Oncorhynchus clarki). However, there
are no details of the time, location, nor the person who documented such information. Resident
coastal cutthroat trout are not Federally-listed nor are they a State-listed species.

4.1.6 Pacific States Marine Fisheries Commission (PSMFC, StreamNet)

The StreamNet GIS database does not indicate any fish use for the West Tributary of Kelsey
Creek, nor does the Site or area within 300 feet of the Site support any runs of either Federally-
or State-listed species.

4.1.7 WDFW SalmonScape

The WDFW SalmonScape GIS database indicates that the West Tributary of Kelsey Creek
within 300 feet of the Site has a “modeled presence” of fall Chinook (Oncorhynchus
tshawytscha), coho (Oncorhynchus kisutch), winter steelhead (Oncorhynchus mykiss), and
sockeye salmon (Oncorhynchus nerka). Chinook salmon are Federally-listed as threatened and
State-listed as a Candidate species. Coho salmon are Federally-listed as a Species of Concern
and are also a State-listed Candidate species. Steelhead are Federally-listed as threatened
and State-listed as a Candidate species. The Puget Sound Evolutionarily Significant Unit (ESU)
of sockeye salmon is not Federally-listed nor are they a State-listed species. The “modeled
presence” indication infers that a stream might provide habitat or support populations of a
specific fish species based on an analysis of stream gradient and width but does not necessarily
indicate that the species is actually present.

4.2 Analysis of Existing Conditions

Two (2) wetlands and the Ordinary High Water Mark (OHWM) of the West Tributary of Kelsey
Creek were delineated during our site investigations (Sheet W1.0, Appendix C). The wetlands
(Wetland A and Wetland B) were rated according to the Washington State Department of
Ecology Wetland Rating System for Western Washington (Hruby 2014) and are discussed
below. The wetland rating forms for both of the wetlands are in Appendix B. Section 4.2.3
below contains the description for the reach of the West Tributary of Kelsey Creek adjacent to
the Site.

4.21 Wetland A

Wetland A is located off-site to the west and is associated with the West Tributary of Kelsey
Creek (Sheet W1.0, Appendix C). Wetland A is a small, linear palustrine emergent, scrub-
shrub and forested wetland (PEM/PSS/PFO; (Hitchcock and Cronquist 1973)). Wetland A is
approximately 4,680 SF. Wetland A receives some overbank flooding from the creek, as
observed on both 9 and 14 April 2015. The forested vegetation includes black cottonwood
(Populus balsamifera), and red alder (Alnus rubra). Scrub-shrub vegetation includes red-osier
dogwood (Cornus sericea), and Himalayan blackberry (Rubus armeniacus) (Photo 1).
Emergent vegetation includes lady fern (Athyrium filix-femina), reed canarygrass (Phalaris
arundinacea), and giant horsetail (Equisetum telmateia). Native vegetation in the surrounding
upland areas includes big leaf maple (Acer macrophyllum), bitter cherry (Prunus emarginata),
and sword fern (Polystichum munitum). Non-native vegetation within the upland area includes
Himalayan blackberry, bittersweet nightshade (Solanum dulcamara), English vy (Hedera helix),
English Holly (/lex aquifolium), and spurge laurel (Daphne laureola).
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Photo 1. Wetland A. Vi| to the south Iong the Wes ributary of eley Cre. The
Public Storage facility is located to the left of the photo (04-09-2015).

The northwest portion of Wetland A features a beaver dam (Photo 2). The southern terminus of
Wetland A ends abruptly at a weir and the piped stream segment of the West Tributary of
Kelsey Creek (described in Section 4.2.3).

—

e
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Photo 2. Wetland A as it extends to the northwest, view is to the nort
to beaver dams in the center of the photo (04-14-2015).
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Soils within Wetland A were typically black organic muck to a depth greater than 20 inches.
Hydrology for Wetland A is provided for the most part by the West Tributary of Kelsey Creek. A
portion of the hydrology is provided by seepage from sloped areas to the east of the wetland.
Hydrology for a portion of wetland adjacent to the Project Site is also supported in-part by
surface run-off from off-site sources, including stormwater discharges via a culvert to the north
of the wetland.

Wetland A was rated using the Washington State Wetland Rating System (Hruby 2014). The
Total Score for Functions is 17, which satisfies the criteria for characterization as a Category Il
wetland. Per BLUC 20.25H.095 (D)(1)(a)(ii), Category lll wetlands with a Habitat Score of 5-7
have a 110-foot standard buffer with a 15-foot structure setback. The existing vegetated portion
of the buffer varies in width between 25 feet (at its closest approach along the west property
boundary), to 100 feet between the wetland and the paved portion of the Site.

4.2.2 Wetland B

Wetland B is located off-site to the south and is associated with the West Tributary of Kelsey
Creek (Sheet W1.0, Appendix C). Wetland B is a small, linear palustrine scrub-shrub wetland,
with palustrine forested components (PSS, PFO; Hitchcock and Cronquist 1973). The wetland
is limited in size by the paved parking lot for the King County Metro Transit Center. The
delineated portion of Wetland B is approximately 2,170 SF and the entire wetland area is
approximately 17,800 SF, based on aerial image approximations. The wetland occurs along the
riparian corridor and receives some overbank flooding from the West Tributary of Kelsey Creek,
as observed on both 9 and 14 April 2015, and again on 15 August 2018. The scrub-shrub
vegetation includes red alder, red-osier dogwood, and Himalayan blackberry. During the 2015
and 2018 site visits evidence of recent beaver activity was observed (Photo 3). Upland buffer
vegetation includes a mowed grass lawn, big-leaf maple, flowering cherry, black cottonwood,
and red alder.

Photo 3. Wetland B wnth ewdence of recent beaver actnvnty View is to the south (04-14-2015).
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Soils within Wetland B were typically a sandy loam fill with redoximorphic conditions within 10
inches below ground surface. Hydrology for Wetland B is provided for the most part by the
West Tributary of Kelsey Creek. A portion of the hydrology for Wetland B is provided by
precipitation and surface run-off from surrounding land uses.

Wetland B was rated using the Washington State Wetland Rating System (Hruby 2014). The
Total Score for Functions is 17, which satisfies the criteria for characterization as a Category llI
wetland. Per BLUC 20.25H.095 (D)(1)(a)(ii), Category lll wetlands with a Habitat Score of 3-4
have a 60-foot standard buffer with a 15-foot structure setback. The existing vegetated portion
of the buffer is all located offsite and is approximately 50 feet of sloped, mown lawn, preceded
by 50 feet of paved parking. Wetland B is more than 100-feet away from the Bellevue Public
Storage Facility’s south property boundary, measured from the chain-link fence.

4.2.3 West Tributary of Kelsey Creek

The West Tributary of Kelsey Creek extends along the west property boundary of the Bellevue
Public Storage Facility. Waters flow slowly throughout much of this portion of the stream due to
existing beaver dams at the south and north ends near the Site. The day-lighted portion of the
stream terminates at the south end at a gate-controlled weir. At the weir, the stream is routed
within pipes for approximately 180 feet prior to daylighting again off-site on the King County
Metro Transit Property, south of the Project Site. According to the City of Bellevue Kelsey
Creek Basin Map, the West Tributary of Kelsey Creek is designated as a non-Fish-bearing,
perennial (Np) stream type. Per BLUC 20.25H.075 (C)(1)(c), open segments of the West
Tributary of Kelsey Creek (regardless of type), shall have a critical area standard buffer of 50
feet measured from the top of the bank with a 20-foot structure setback from the buffer.
Additionally, per BLUC 20.25H.035(B), buffer setbacks on sites where primary structures are
legally established prior to 1 August 2006 are allowed expansion into the critical area buffer only
pursuant to the provisions of BLUC 20.25H.230. This code provision requires the applicant to
demonstrate that the proposal will lead to equivalent or better protection of the critical areas
values and functions.

CHAPTER 5. REGULATORY REVIEW

Critical areas on the Project site are subject to the regulations of the Bellevue Land Use Code
(BLUC) Part 20.25H as recently updated in November 2018. This section contains standards
and requirements for the protection of designated critical areas and defines permissible uses
within the Critical Areas Overlay District. LUC 20.25H Section Il establishes allowed alterations
within the Critical Areas Overlay District. LUC 20.25H Section IV establishes standards and
requirements for the protection of streams. Section V establishes standards and requirements
for the protection of wetlands, and Section VIl establishes standards and requirements for the
protection of habitat associated with species of local importance. Section Xl of LUC 20.25H
provides the purpose, submittal requirements, and reporting requirements for Critical Areas
Reports for projects that may alter or impact critical areas or their buffers.

BLUC 20.25H.095(D)2.b states if a legally established right-of-way crosses a wetland critical
area buffer, the edge of the right-of-way is the extent of the buffer granted the other side of the
right-of-way provides insignificant biological and hydrological function. A two-land road and
parking area that connects 124" Ave NE to the King County Metro East Base bisects the
wetland buffer and separates the Project Site from the wetland. This code only applies to the
southern edge of the Project Site.

Wetlands near the Project Site are also subject to Federal and State regulation under Sections
404 and 401 of the Clean Water Act, and other applicable State laws protecting Waters of the
State. However, since the project does not propose any direct impacts to Waters of the U.S. or
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Waters of the State, proposed critical areas impacts on the Project Site are only subject to
regulation under applicable local codes, including BLUC Part 20.25H.

CHAPTER 6. PROPOSED PROJECT AND IMPACTS

6.1 Project Description

Public Storage is planning to expand its facilities within an area of existing storage units by
constructing a multi-story building (Sheet W1.2 in Appendix C). The building will be located on
the southern side of Parcel 2825059236. Three (3) existing rows of storage facilities will be
removed to accommodate the proposed structure. All redevelopment will occur within the
existing development footprint of the Site and no buffers that contain vegetation are proposed to
be disturbed. The site plan will remove some of the existing built areas in the southwest corner
of the Site and pull the new drive aisle away from the wetland and stream further.

Stormwater will be collected and treated on-site for discharge to West Tributary of Kelsey Creek
at the same point where stormwater is currently released. Stormwater treatment will meet or
exceed stormwater management requirements for the City of Bellevue. Currently, stormwater is
not treated before entering the West Tributary of Kelsey Creek.

6.2 Assessment of Development Impacts

No direct wetland or stream impacts will occur as a result of the proposed development.
Impacts are proposed to the already developed portions of the buffer that exceed what is
typically allowable per code. The Project proposes stream and wetland buffer modifications that
do not meet the criteria of the BLUC and is requesting considering pursuant to BLUC
20.25H.095.D.2

Redevelopment of the property will occur within three (3) regulated areas: 1) Combined wetland
and stream buffer area; 2) wetland buffer area outside of stream buffers; and 3) structure
setback areas. Wetland and stream buffer impacts are limited primarily to asphalt repaving over
existing, paved areas. Approximately 3,468 square feet (SF) of combined wetland and stream
buffer impact and 5,460 SF of wetland buffer impact beyond the combined wetland and stream
impact area are proposed. Total buffer impacts equal 8,928 SF. 835 SF of structure setback
area impacts are also proposed.

The existing buffers onsite are all developed. The edge of development is effectively the parcel
limits for this property. The site plan is replacing 3 existing buildings with one larger (taller)
building and will be pulling some of the edges of development farther in from the parcel
boundaries than what is currently present. While the northwest and west-central portions of the
development will hold the existing development footprint, in the southwest corner the developed
area will pull away from the parcel edge. This area is located within the wetland and stream
buffers and will be reestablished to functional buffer. Given the non-conforming pre-existing
condition of the buffers onsite, the proposed development will result in a more functional buffer
than the existing condition. There will be no net loss of critical area functions and values as a
result of the proposed development, and in fact, should be a gain of functions and values.

An approximately 8,958 square foot area is proposed to be reestablished as wetland and
stream buffer. Specific locations of each species of native plant will be chosen with care as a
number of existing, buried utilities existing in this general area where the buffer reestablishment
is proposed. The buried utilities will limit the number and type of trees that can be proposed in
this area, but dense plantings of native woody species will be used to minimize opportunities for
invasive species to enter this area.

Stormwater release will use an existing discharge point and associated swale to the stream.
The connection to the existing discharge pipe will happen within the Project Site, though and
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outlet of the culvert and associated swale, as well as the stream itself, all occur on the adjacent
property to the north.

CHAPTER 7. PROPOSED MITIGATION

71 Agency Policies and Guidance

The proposed mitigation plan was designed in accordance with the policies and guidance
provided in BLUC §20.25H. Pursuant to BLUC §20.25H.245, all proposed mitigation shall be
based on best available science and shall demonstrate no net loss of critical areas functions
and values.

7.2 Mitigation Sequencing
Mitigation sequencing has been applied to the proposed project pursuant to BLUC
§20.25H.215. The mitigation sequencing requirements are:

¢ Avoiding the adverse impact altogether by not taking a certain action or parts of an
action;

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

¢ Rectify the adverse impact by repairing, rehabilitating, or restoring the affected
environment;

¢ Reducing or eliminating the adverse impact over time by preservation and
maintenance operations; or,

e Compensating for the adverse impact by replacing, enhancing, or providing
substitute resources or environments.

Avoiding Impacts: The proposed project has been designed to avoid impacts to critical areas
to the maximum extent practicable, while still allowing for an economically viable development
that meets all code requirements. The project will avoid all direct wetland and stream impacts.
Buffer impacts are proposed, but only to the already developed portions of the buffer. The
existing edge of development, where it occurs within the Bellevue standard buffers, will be
maintained in some areas. Buffer reestablishment will occur in the remaining areas where
existing paved asphalt will be removed and these areas reestablished with native species,
resulting in a net increase of functional wetland/stream buffer as the onsite buffer is entirely
developed.

Minimizing Impacts: The proposed project has been re-designed to minimize impacts to the
buffer on site and to provide back as much buffer as possible, given the pre-existing non-
conforming uses in the buffers on this site. Mitigation for these buffer impacts is described
below.

7.3 Mitigation Plan

The project proposes buffer reestablishment to improve the current condition of the Site.
Mitigation will commence concurrently with development or directly following completion of the
project. The Project will restore buffers where existing asphalt is removed as noted on Sheet
W2.0, Appendix C. Existing primary structures will be removed from the designated buffer
areas. Fully built-out paved areas of the Site will be removed and recontoured to accommodate
new drive aisles. Once the asphalt is removed, the soils will be decompacted and reestablished
with native topsoil ideal for restoration plantings.

Mitigation involves the reestablishment of buffer in two areas: 1) existing wetland buffer areas
(6,358 SF), and 2) existing combined wetland and stream buffer areas (2,600 SF). The total
area of mitigation on the Site from buffer reestablishment is 8,958 sf.
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7.4 Wetland/Stream Performance Standards
The project will implement the wetland and stream performance standards listed in Table 1 on
the next page during construction:

Table 1. Summary of Proposed Mitigation Performance Standards.
Examples of
Disturbances

Measures to Minimize Impacts

Street and security lighting will be placed so that illumination is directed

Lights away from the adjacent critical area buffers.

Planting of dense vegetation specified for mitigation of light-related impacts

Noise . ) .
will also reduce impacts due to noise.

Road and rooftop run-off will be collected and transferred to the project’s

Toxic Runoff on-site stormwater treatment facilities before being released.

Stormwater All road runoff will be detained and cleaned by the proposed stormwater
runoff system for the project.
Pets and Buffer areas will be permanently protected by fencing to help prevent

human and pet intrusions into the buffer, and the buffer areas will be
placed in a separate Natural Growth Protection Area (NGPA), per City
requirements.

Human
Disturbances

7.41 Permanent Fencing and Signage

Permanent fencing and critical area signs shall be installed at the perimeter of all critical area
buffers on the site. The fencing will be a rail style fence, split or 2-board type. Sign locations
will be determined at a later date. The nature of the business will still require chain link fencing
around the perimeter of the Site for security.

7.5 Mitigation Design Elements

7.5.1 Planting Plan

A variety of evergreen and deciduous native trees and shrubs species will be used to plant the
mitigation areas (Sheet W2.0 in Appendix C). A Plant List on Sheet W2.0 provides a full list of
proposed species. Plant materials will generally consist of a combination of balled-and-
burlapped, bare-root, and container stock. Plant species were chosen for a variety of qualities,
including: adaptation to specific water regimes, value to wildlife, value as a physical or visual
barrier, pattern of growth (structural diversity), and aesthetic values. Native tree and shrub,
species were chosen to increase both the structural and species diversity of the mitigation
areas, thereby increasing the value of the mitigation areas to wildlife for food and cover.
Planting will be planned to occur during the dormant season (late fall, winter, or early spring) to
maximize the chance for successful plant establishment and survival.

7.5.2 Temporary Irrigation System

An above-ground temporary irrigation system capable of full head-to-head coverage of all
planted areas will be provided for the buffer re-establishment and creation areas. The
temporary irrigation system shall either utilize controller and point of connection (POC) from the
site irrigation system or shall include a separate POC and controller with a backflow prevention
device per water jurisdiction inspection and approval. The system shall be zoned to provide
optimal pressure and uniformity of coverage, as well as separation for areas of full sun or shade
and slopes in excess of 5%.

27 July 2020 Copyright © 2020 Talasaea Consultants, Inc.
1539 BCRA Storage Facility Redevelopment V6 (2020-07-27).docx Page 11



North Bellevue Public Storage Facility Critical Areas Report and Detailed Mitigation Plan
Redevelopment

The system shall be operational by 15 June (or at the time of planting) and winterized by 15
October. lIrrigation shall be provided for the first 2 (2) years of the monitoring period. The
irrigation system shall be programmed to provide 1/2" of water two (2) times per week (one
cycle with two start times per week or every three days).

7.6 Mitigation Goals, Objectives and Performance Standards

The primary goal of the proposed mitigation is to restore a portion of the wetland buffer to
improve the functions and values lost through buffer reductions of pre-existing buffer impacts.
The proposed mitigation will improve habitat and connectivity, while also providing increased
protection for the wetland and stream system. To accomplish this, the proposed project will
provide a total of 8,958 sf of mitigation.

Mitigation actions will be evaluated through the following objectives and performance standards.
See Chapter 9 for a full description of the monitoring methods that will be used to evaluate the
approved performance standards. Mitigation monitoring will be performed by a qualified
biologist.

Objective A: Create structural and plant species diversity in the mitigation areas.

Performance Standard A1 (applies to all plant communities): At least 5 species of
desirable native plants will be present during the monitoring period. Species may be comprised
of both installed plants and naturally colonized vegetation.

Performance Standard A2 (applies to all plant communities): Percent survival of planted
woody species must be at least 100% at the end of Year 1 (per contactor warranty), and at least
80% for each subsequent year of the monitoring period.

Performance Standard A3: In buffer areas, total percent aerial woody plant coverage must be
at least 356% by Year 4 and 50% by Year 5. Woody coverage may be comprised of both planted
and recolonized native species; however, to maintain species diversity, at no time shall a
recolonized species (i.e., red alder) comprise more than 35% of the total woody coverage.

Objective B: Limit the amount of invasive and exotic species within these mitigation areas.

Performance Standard B1: After construction and following every monitoring event for a period
of five years, exotic and invasive plant species will be maintained at levels below 15% total
cover in these mitigation areas. These species include Scot’s broom (Cytisus Scoparius),
Himalayan blackberry (Rubus armeniacus), evergreen blackberry (Rubus laciniatus), reed
canarygrass (Phalaris arundinacea), purple loosestrife (Lythrum Salicaria), field bindweed
(Convolvulus arvensis), knotweed sp. (Polygonum), and creeping nightshade (Solanum
dulcamara).

7.7 Consistency with Applicable Regulations

Proposals for critical areas buffer modifications must be consistent with BLUC §20.25H.255(B) —
Decision Criteria — Proposals to Reduce Regulated Critical Area Buffer, and BLUC §20.30P.140
— Critical Areas Land Use Permit — Decision Criteria. These code sections are responded to
directly in the following two sections of this report (Sections 7.7.1 & 7.7.2).

7.7.1 BLUC §20.25H.255(B) — Decision Criteria — Proposals to Reduce Regulated Critical
Area Buffer.

This code section has been provided verbatim in italicized text, with our comments provided in
regular text on how this proposal meets each criterion.

The Director may approve, or approve with modifications, a proposal to reduce the regulated
critical area buffer on a site where the applicant demonstrates:
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1. The proposal includes plans for restoration of degraded critical area or critical area
buffer functions which demonstrate a net gain in overall critical area or critical area buffer
functions;

As mentioned in Section 7.6, the proposed mitigation plan will improve habitat and
connectivity functions, while also providing increased protection for the wetland and
stream system, compared to the existing condition. In its current condition, the onsite
portions of the Wetland A and West Tributary of Kelsey Creek buffer are developed with
paved parking areas. The project does not propose to encroach into critical areas or
their buffers beyond the existing condition of the Site. However, the proposed mitigation
plan involves removing an 8,958 square-foot (SF) section of paved area from the
existing wetland and stream buffer and replanting the area with a diversity of native
trees, shrub, and groundcover species. This reestablished buffer area will then be
protected by a chain-link fence to prevent human intrusion and be monitored for a period
of five (5) years to ensure performance standards are met (Discussed in Chapter 9). In
summary, this proposed mitigation will demonstrate a net gain in overall critical area
buffer functions compared to existing conditions.

2. The proposal includes plans for restoration of degraded critical area or critical area
buffer functions which demonstrate a net gain in the most important critical area or
critical area buffer functions to the ecosystem in which they exist;

We believe that the most important critical area buffer functions for the West Tributary
Kelsey Creek and associated wetland systems are related to habitat. In the riparian
ecosystem located along the West Tributary of Kelsey Creek corridor, very limited
opportunities for habitat are available. Furthermore, the connectivity between these
habitat patches is fragmented. The proposed mitigation plan calls for an increase in
buffer area, which would provide additional habitat opportunities, including foraging
habitat, shelter, protection, and the connection of this area to the riparian zone
associated with the West Tributary of Kelsey Creek.

3. The proposal includes a net gain in stormwater quality function by the critical area buffer
or by elements of the development proposal outside of the reduced regulated critical
area buffer;

A stormwater management system will be provided for the new project boundaries
(disturbed areas). A detention system will be installed that essentially replaces the
existing detention system on site. This system will capture and temporarily store runoff
from roof areas. A water quality treatment system will be installed to treat runoff from
new and replaced paved surfaces in accordance with the City of Bellevue stormwater
code requirements. The treatment system will likely consist of small bioretention planters
and a proprietary filter treatment system (e.g. Contech Stormfilter, Modular Wetlands, or
equivalent).

Overall, stormwater runoff flow rates will match existing flow rates to the stream. Water
quality will be improved because the existing site does not provide water quality
treatment to runoff prior to discharge into the stream.

4. Adequate resources to ensure completion of any required restoration, mitigation and
monitoring efforts.

27 July 2020 Copyright © 2020 Talasaea Consultants, Inc.
1539 BCRA Storage Facility Redevelopment V6 (2020-07-27).docx Page 13



North Bellevue Public Storage Facility Critical Areas Report and Detailed Mitigation Plan
Redevelopment

As mentioned in Chapter 11 below, the applicant shall post a bond or other financial
assurance device as required by the City to ensure that the mitigation plan is fully
implemented, monitored, and maintained through the end of the required monitoring
period. Financial guarantees shall meet the requirements of BLUC 20.40.490.

5. The modifications and performance standards included in the proposal are not
detrimental to the functions and values of critical area and critical area buffers off-site;

No detrimental modifications to the existing functions and values of critical areas and
buffers are proposed as part of this project. The proposed performance standards listed
in Chapter 7.6 will support the functions and values of the critical areas and buffers
onsite, through actions including the removal of invasive species and the replacement of
dead mitigation plantings.

6. The resulting development is compatible with other uses and development in the same
land use district.

The Site is currently used as a public storage facility and the proposed project is an
expansion of the existing facility. The Site is surrounded by other commercial
developments and uses, including the King County bus station to the south.

7.7.2 BLUC §20.30P.140 — Critical Areas Land Use Permit — Decision Criteria.
This code section has been provided verbatim in jtalicized text, with our comments provided in
regular text on how this proposal meets each criterion.

The Director may approve or approve with modifications an application for a Critical Areas Land
Use Permit if:

A. The proposal obtains all other permits required by the Land Use Code;

The proposed project is currently in the process of acquiring all other permits required by
the LUC. See reports by others for more information on specific Land Use permitting.

B. The proposal utilizes to the maximum extent possible the best available construction,
design and development techniques which result in the least impact on the critical area
and critical area buffer;

See Civil plans for detailed methodology on best available construction, design, and
development techniques near critical areas and their buffers.

C. The proposal incorporates the performance standards of Part 20.25H LUC to the
maximum extent applicable;

See Table 1 for specific Performance Standards to be utilized during construction.

D. The proposal will be served by adequate public facilities including streets, fire protection,
and utilities;

See Civil plans for details concerning the servicing of the project by public facilities.

E. The proposal includes a mitigation or restoration plan consistent with the requirements of
LUC 20.25H.210; except that a proposal to modify or remove vegetation pursuant to an
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approved Vegetation Management Plan under LUC 20.25H.055.C.3.i shall not require a
mitigation or restoration plan;

The mitigation plan is consistent with the requirements of LUC 20.25H.210, which states
that the project proposal must be developed in accordance with the standards of LUC
20.25H.210 through 20.25H.225. The code between these two sections includes the
requirement for mitigation sequencing (see Section 7.2 of this report) and mitigation and
restoration plan requirements (see Section 7.1 of this report). No Vegetation
Management Plan has been prepared for the Site, so exceptions to the requirements of
LUC 20.25H.210 will not apply.

F. The proposal complies with other applicable requirements of this code.

This proposal complies with all other applicable requirements of this code.

CHAPTER 8. CONSTRUCTION MANAGEMENT

8.1 Mitigation Construction Sequencing

The following provides the general sequence of activities anticipated to be necessary to
complete this mitigation project. Some of these activities may be conducted concurrently as the
project progresses.

1. Conduct a site meeting between the Contractor, Talasaea Consultants, and the Owner's
Representative to review the project plans, staging/stockpile areas, and material
disposal areas.

Survey clearing limits and install silt fence and any other erosion and sedimentation
control BMPs.

Remove existing asphalt surfaces per approved as-built design plans.

Clear and grub non-native/invasive vegetation from on-site buffer areas.
Decompact soils in cleared buffer areas.

Place topsoil in buffer re-establishment areas.

Mulch buffer re-establishment areas.

Complete site cleanup and install plant materials.

Install fence and critical area signs.

A

©COoNOO R

8.2 Post-Construction Approval

Talasaea Consultants shall notify the City in writing when the mitigation planting is completed
for a final site inspection and subsequent final approval. Once final approval is obtained in
writing from the City, the monitoring period will begin.

8.3 Post-Construction Assessment

Once construction is approved, a qualified wetland ecologist from Talasaea Consultants shall
conduct a post-construction assessment. The purpose of this assessment will be to establish
baseline conditions at Year 0 of the required monitoring period. A Baseline Assessment report
including “as-built” drawings will be submitted to the City. The as-built plan set will identify and
describe any changes in grading, planting, or other constructed features in relation to the
original approved plan.
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CHAPTER 9. MONITORING PLAN

9.1 Monitoring Schedule

Performance monitoring of the mitigation areas will be conducted for a period of five years
pursuant to BLUC §20.25H.220(D). Monitoring will be conducted according to the schedule
presented in Table 2 below. Monitoring will be performed by a qualified biologist or ecologist.

Table 2. Projected Schedule for Performance Monitoring

Year Date Maintenance Performance Monitoring Report Due to
Review Agencies
BA' Winter/Spring X X X
1 Spring X X
Fall X X X
2 Spring X X
Fall X X X
3 Spring X
Fall X X X
4 Spring X
Fall X X X
5 Spring X
Fall X X X2

' BA = Baseline Assessment following construction completion.
2 Obtain final approval from the City of Bellevue (presumes performance criteria are met).

9.2 Reports

Monitoring reports will include: 1) Project Overview, 2) Requirements, 3) Summary Data, 4)
Maps and Plans, and 5) Conclusions. If the performance criteria are met, monitoring for the City
will cease at the end of year five, unless objectives are met at an earlier date and the City
accepts the mitigation project as successfully completed.

9.2.1 Methods for Monitoring Vegetation Establishment

Vegetation monitoring methods may include counts; photo-points; random sampling; sampling
plots, quadrats, or transects; stem density; visual inspection; and/or other methods deemed
appropriate by the permitting agencies (City of Bellevue). Vegetation monitoring components
shall include general appearance, health, mortality, colonization rates, percent cover, percent
survival, volunteer plant species, and invasive weed cover.

Permanent vegetation sampling plots, quadrats, and/or transects will be established at selected
locations to adequately sample and represent all the plant communities within the mitigation
project areas. The number, exact size, and location of transects, sampling plots, and quadrats
will be determined at the time of the baseline assessment.

Percent areal cover of woody vegetation (forested and/or scrub-shrub plant communities) will be
evaluated using point-intercept sampling methodology. Using this methodology, a tape will be
extended between two permanent markers at each end of an established transect. Trees and
shrubs intercepted by the tape will be identified, and the intercept distance recorded. Percent
cover by species will then be calculated by adding the intercept distances and expressing them
as a total proportion of the tape length.

The established vegetation sampling locations will be monitored and compared to the baseline
data during each performance monitoring event to aid in determining the success of plant
establishment. Percent survival of shrubs and trees will be evaluated in a 10-foot-wide strip
along each established transect. The species and location of all shrubs and trees within this
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area will be recorded at the time of the baseline assessment and will be evaluated during each
monitoring event to determine percent survival.

9.3 Photo Documentation

Locations will be established within the mitigation area from which panoramic photographs will
be taken throughout the monitoring period. These photographs will document general
appearance and relative changes within the plant community. A review of the photos over time
will provide a semi-quantitative representation of the success of the planting plan. Vegetation
sampling transect/plot/quadrat and photo-point locations will be shown on a map and submitted
with the baseline assessment report and yearly performance monitoring reports.

9.4 Wildlife

Birds, mammals, reptiles, amphibians, and invertebrates observed in the wetland and buffer
areas (either by direct or indirect means) will be identified and recorded during scheduled
monitoring events, and at any other times observations are made. Direct observations include
actual sightings, while indirect observations include tracks, scat, nests, song, or other indicative
signs. The kinds and locations of the habitat with the greatest use by each species will be
noted, as will any breeding or nesting activities.

9.5  Water Quality

Water quality will be assessed qualitatively; unless it is evident there is a serious problem. In
such an event, water quality samples will be taken and analyzed in a laboratory for suspected
parameters. Qualitative assessments of water quality include:

QOil sheen or other surface films,

Abnormal color or odor of water,

Stressed or dead vegetation or aquatic fauna,
Turbidity, and

Absence of aquatic fauna.

9.6 Site Stability

Observations will be made of the general stability of slopes and soils in the mitigation areas
during each monitoring event. Any erosion of soils or slumping of slopes will be recorded and
corrective measures will be taken.

CHAPTER 10. MAINTENANCE AND CONTINGENCY

Maintenance reviews will be performed according to the schedule presented in Table 2 to
address any conditions that could jeopardize the success of the mitigation area. Established
performance standards for the project will be compared to the monitoring results to judge the
success of the mitigation project. If there is a significant problem with achieving the
performance standards, the bond-holder shall work with the City of Bellevue to develop a
Contingency Plan. Contingency plans can include but are not limited to: additional plant
installation; erosion control; and plant substitutions of type, size, quantity, and location. Such a
Contingency Plan shall be submitted to the City by December 31 of any year when deficiencies
are discovered. Contingency will include many of the items listed below and would be
implemented if the performance standards are not met. Maintenance and remedial action on
the site will be implemented immediately upon completion of the monitoring event, unless
otherwise specifically indicated below.

M = Regular maintenance item; C = Contingency item

e During year one, replace all dead plant material. (M)
o Replace dead plants with the same species or a substitute species that meet the
objectives of the mitigation plan, subject to the approval of the wetland biologist. (M)
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o Re-plant area after the reason for failure has been identified (e.g., moisture regime, poor
plant stock, disease, poor soil, shade/sun conditions, wildlife damage, etc.). (C)

Amend soil with topsoil or compost. (C)

o Remove/control weedy or exotic invasive plants (e.g., Scot's broom, reed canarygrass,
Himalayan blackberry, purple loosestrife, Japanese knotweed, etc.) by manual or
chemical means approved by the City. The use of herbicides or pesticides within the
mitigation area would only be implemented if other measures failed or were considered
unlikely to be successful and would require prior agency approval. All non-native
vegetation must be removed and dumped off-site (M & C).

o Weed trees and shrubs to the dripline and maintain a 3’ dia. mulch ring around trees and
a 2’ dia. ring around shrubs at a depth of three inches (M).

¢ Remove trash and other debris from the mitigation areas twice a year (M).

e Repair or replace damaged structures including: fence or signs (M).

CHAPTER 11. FINANCIAL GUARANTEE

The applicant shall post a bond or other financial assurance device as required by the City to
ensure that the mitigation plan is fully implemented, monitored, and maintained through the end
of the required monitoring period. Financial guarantees shall meet the requirements of BLUC
20.40.490. As stated in this section of the code, the amount of any required assurance device
will be for 150% of the cost of improvements calculated at the end of the assurance period. For
maintenance, the amount would cover at least 20% for replacement materials, as calculated on
the last day of the performance period.

CHAPTER 12. SUMMARY

The Project Site is a redevelopment of one (1) King County Tax Parcel, 2825059236, located at
12385 Northup Way in Bellevue, Washington 98005. The redevelopment is a portion of the Site
approximately 5.57 acres in size. The main entrance for Public Storage is located across 124th
Avenue NE, east of the Site. The Public Land Survey System location is the NW V4 of Section
28, T25N, R5E, Willamette Meridian. Two (2) wetlands and one (1) stream were delineated
offsite on 9 and 14 April 2015 and verified on 15 August 2018.

The North Bellevue Public Storage Facility Site is located east of the West Tributary of Kelsey
Creek. The Site is currently completely developed as a storage facility. There are no wetlands
or streams on the Site. The West Tributary of Kelsey Creek extends along the west side of the
Bellevue Public Storage Facility on an adjacent parcel. The West Tributary of Kelsey Creek is
designated as a non-fish-bearing, perennial (Np) stream with a standard buffer of 50 feet
measured from the top of the bank with a 25-foot structure setback.

Wetland A is a Category Ill wetland with a standard 110-foot buffer with a 15-foot structure
setback from the buffer. The entire buffer on-site is fully built out with little to no vegetation
present. Wetland B is a Category Il wetland with a standard 60-foot buffer with a 15-foot
structure setback from the buffer, none of which extends onto the site.

Public Storage purposes to redevelop the Site with a multi-story building within the existing
developed footprint. Three (3) existing storage buildings will be removed to allow space for the
new development. The proposed redevelopment will not extend any further into undeveloped
portions of the Site, or extend past existing paved portions of the Site.

No direct wetland or stream impacts will occur as a result of the proposed development. The
Project proposes stream and wetland buffer modifications that do not meet the criteria of the
BLUC and is requesting considering pursuant to BLUC 20.25H.095.D.2. The existing buffers
onsite are all developed. Given the non-conforming pre-existing condition of the buffers onsite,
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the proposed development will result in a more functional buffer than the existing condition.
There will be no net loss of critical area functions and values as a result of the proposed
development, and in fact, should be a gain of functions and values.

The project provides 8,958 square feet of buffer reestablishment to compensate for the
proposed impacts to the buffers. A large asphalt area will be removed and planted with a
variety of native vegetation appropriate for wetland and stream buffers. A landscape strip along
the southern property boundary will be planted and is located contiguous with the
wetland/stream buffer. This will provide additional habitat and connectivity through this area
beyond the limits of the critical areas themselves. Stormwater release will use an existing
discharge point and associated swale to the stream. The connection to the existing discharge
pipe will happen within the Project Site, though and outlet of the culvert and associated swale,
as well as the stream itself, all occur on the adjacent property to the north.

Perimeter fencing will be provided to protect the post-development critical areas from intrusions.
Mitigation will follow established guidelines to reduce impacts. The proposed mitigation will
result in a net gain in critical area functions and values compared to existing conditions. Long-
term performance monitoring and maintenance will commence for five (5) years following
mitigation construction completion.
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FIGURES

Figure 1 — Vicinity Map & Directions
Figure 2 — Existing Conditions

Figure 3 — NRCS Map

Figure 4 — Kelsey Creek Drainage Map
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WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

Project/Site: Public Storage Facility Redevelopment

(Revised on 15 August 2018)

Applicant/Owner: Public Storage

City/County: Bellevue, King

Sampling Date:9 April 2015

State: WA Sampling Point: TP-1

Investigator(s): J.Martin/ K. Maloney

Landform (hillslope, terrace, etc.): Riparian valley

Subregion (LRR): A Lat:

Local relief (concave, convex, none): none

Section, Township, Range: NW ¥4 28, T25N, R5E

Long: 47.62774

Soil Map Unit Name: Seattle Muck

NWI classification: Palustrine FO/EM/SS

Slope (%): 5%
Datum: NAD 83

Are climatic / hydrologic conditions on the site typical for this time of year? Yes [XI No [] (If no, explain in Remarks.)

Are Vegetation , Sail , or Hydrology significantly disturbed?

Are Vegetation , Soil , or Hydrology naturally problematic?

Are “Normal Circumstances” present? Yes X No []

(If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS — Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X No[]
Hydric Soil Present? Yes X No[]
Wetland Hydrology Present? Yes X No[]

Is the Sampled Area
within a Wetland?

Yes[XI No[

Remarks: Sampled Icoation meets all three of the required wetland parameters and is therefore wetland.

VEGETATION - Use scientific names of plants.

% Bare Ground in Herb Stratum N/A

Absolute Dominant Indicator

Tree Stratum (Plot size: 30-ft) % Cover _Species? _Status
1. Alnus rubra 25 Y EAC
2. Prunus emarginata* 60 N EACU
3. Populus balsamifera 40 Y EAC
4.

125 = Total Cover
Sapling/Shrub Stratum (Plot size: 10-ft)
1. Rubus armeniacus, 15 Y FACU
2. Cornus sericea 10 Y FACW
3.
4.
5.

25 = Total Cover
Herb Stratum (Plot size: 5-ft)
1. Equisetum telmateia 70 Y FACW
2. 50 Y EACW
3. Athyrium filix-femina 10 N EAC
4.
5.
6.
7.
8.

130 = Total Cover
Woody Vine Stratum (Plot size: N/A)
1.
2.

0 = Total Cover

% Cover of Biotic Crust N/A

Dominance Test worksheet:
Number of Dominant Species

That Are OBL, FACW, or FAC: 6 (A)
Total Number of Dominant
Species Across All Strata: 6 B
Percent of Dominant Species
That Are OBL, FACW,orFAC: 100  (A/B)
Prevalence Index worksheet:
Total % Cover of: Multiply by:
OBL species 0 x1=0
FACW species 3 x2=6
FAC species 3 x3=9
FACU species 0 x4=0
UPL species 0 x5=0
Column Totals: 9 (A) 15 (B)

Prevalence Index =B/A= 1.6

Hydrophytic Vegetation Indicators:
X Dominance Test is >50%
Xl Prevalence Index is <3.0'

[0 Morphological Adaptations' (Provide supporting
data in Remarks or on a separate sheet)

[J Problematic Hydrophytic Vegetation' (Explain)

"Indicators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.

Hydrophytic
Vegetation
Present?

YesX No[]

hydrophytic vegetation.

Remarks: * not rooted within the wetland however provided arial cover. The sampled location meets the required parameter for dominance of

US Army Corps of Engineers

Western Mountains, Valleys, and Coast— Version 2.0




SOIL
Sampling Point: TP-1

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth Matrix Redox Features

(inches) Color (moist) % Color (moist) %. Type' Loc? Texture Remarks

0-6 10YR 2/1 100 - - - - organic mucky/peaty (field tst - no finger stains)
6-18 10YR 2/2 100 - - - - SiLo

"Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils®:
[ Histosol (A1) [ Sandy Redox (S5) [ 2 cm Muck (A10)

XI Histic Epipedon (A2) [ Stripped Matrix (S6) [J Red Parent Material (TF2)

[ Black Histic (A3) [0 Loamy Mucky Mineral (F1 (except MLRA 1)) [J Very Shallow Dark Surface (TF12)

[1 Hydrogen Sulfide (A4) [1 Loamy Gleyed Matrix (F2) [] Other (Explain in Remarks

[J Depleted Below Dark Surface (A11) [ Depleted Matrix (F3)

[1 Thick Dark Surface (A12) [] Redox Dark Surface (F6)

[ Sandy Mucky Mineral (S1) [1 Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and
[0 Sandy Gleyed Matrix (S4) [0 Redox Depressions (F8) wetland hydrology must be present,

unless disturbed or problematic.

Restrictive Layer (if present):
Type:
Depth (inches): Hydric Soil Present? Yes [X] No []

Remarks: Sampled location meets the required parameter for presence of hydric soil.

HYDROLOGY

Wetland Hydrology Indicators:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)
X Surface Water (A1) [ water-Stained Leaves (B9) (except MLRA 1,2, [ Water Stained Leaves (B9) (MLRA 1, 2,

4A, and 4B) 4A, and 4B))

X High Water Table (A2) [0 Salt Crust (B11) [J Drainage Patterns (B10)
[J Saturation (A3) [0 Aquatic Invertebrates (B13) [J Dry-Season Water Table (C2)
[J water Marks (B1) XI Hydrogen Sulfide Odor (C1) [J Saturation Visible on Aerial Imagery (C9)
[J Sediment Deposits (B2) [0 Oxidized Rhizospheres along Living Roots (C3)  [J Geomorphic Position (D2)
[ Drift Deposits (B3) [ Presence of Reduced Iron (C4) [0 Shallow Aquitard (D3)
[ Algal Mat or Crust (B4) [0 Recent Iron Reduction in Tilled Soils (C6) [0 FAC-Neutral Test (D5)
[ Iron Deposits (B5) [J Stunted or Stressed Plants (D1)(LRR A) [0 Raised Ant Mounds (D6(LRR A)
[0 Surface Soil Cracks (B6) O Other (Explain in Remarks) [JFrost-Heave Hummocks (D7)

[ Inundation Visible on Aerial Imagery (B7)
[ Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present? Yes X No[d] Depth (inches): n/a
Water Table Present? Yes X No[] Depth (inches): 0
Saturation Present? Yes[J No[X Depth (inches): n/a Wetland Hydrology Present? Yes [XI No []

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks: Surface water is 4-ft away West Tributary of Kelsey Creek. Sampled location meets the required parameter for presence of wetland
hydrology.

US Army Corps of Engineers Western Mountains, Valleys, and Coast- Version 2.0



WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

Project/Site: Public Storage Facility Redevelopment City/County: Bellevue, King Sampling Date:9 April 2015
Applicant/Owner: Public Storage State: WA Sampling Point: TP-2
Investigator(s): J.Martin Section, Township, Range: NW 4 28, T25N, RS5E
Landform (hillslope, terrace, etc.): Hill slope Local relief (concave, convex, none): none Slope (%): 5%
Subregion (LRR): A Lat: Long: 47.62774 Datum: NAD 83
Soil Map Unit Name: Seattle Muck NWI classification: N/A
Are climatic / hydrologic conditions on the site typical for this time of year? Yes [XI No [] (If no, explain in Remarks.)
Are Vegetation __ ,Soil __ , orHydrology __ significantly disturbed? Are “Normal Circumstances” present? Yes X No []
Are Vegetation ____, Soil _____, or Hydrology _____ naturally problematic? (If needed, explain any answers in Remarks.)
SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.
Hydrophytic Vegetation Present? Yes[] No[X Is the Sampled Area
cvﬁ:-iaidscl)-illyz:lz;t’;resent? i:z g 'l:llz g within a Wetland? YesLl Nol¥

Remarks: Sampled location does not meet all three of the required wetland parameters.

VEGETATION - Use scientific names of plants.

Absolute Dominant Indicator | Dominance Test worksheet:

Tree Stratum (Plot size: 30-ft) % Cover _Species? _Status Number of Dominant Species
1. Acer macrophyllum 20 N FACU That Are OBL, FACW, or FAC: 0 (A)
2. Prunus emarginata 60 Y FACU Total Number of Dominant
3. Populus balsamifera 15 N FAC Species Across All Strata: 3 (B)
4. Percent of Dominant Species
9  =Total Cover That Are OBL, FACW, or FAC: 0 (A/B)
Sapling/Shrub Stratum (Plot size: 10-ft)
1. Rubus armeniacus 50 Y FACU Prevalence Index worksheet:
2. Polystichum munitum 15 Y FACU Total % Cover of: Multiply by:
3. OBL species 0 x1=0
4. FACW species 0 x2=0
5. FAC species 1 x3=3
65 = Total Cover FACUspecies 4  x4=16
Herb Stratum (Plot size: N/A) UPL species 0 x5=0
1. Column Totals: 5 (A) 19 (B)
2.
3. Prevalence Index =B/A= 3.8
4. Hydrophytic Vegetation Indicators:
5. [0 Dominance Test is >50%
6. O Prevalence Index is <3.0'
7. [0 Morphological Adaptations' (Provide supporting
8. data in Remarks or on a separate sheet)

Problematic Hydrophytic Vegetation' (Explain
N/A = Total Cover O yarophy 9 (Explain)

Woody Vine Stratum (Plot size: N/A)
1. "Indicators of hydric soil and wetland hydrology must
be present, unless disturbed or problematic.

2.
= Total Cover Hydrophytic
Vegetation
% Bare Ground in Herb Stratum N/A % Cover of Biotic Crust N/A Present? Yes[J No[X

Remarks: Sampled location does not meet the required parameter for dominance of hydrophytic vegetation.

US Army Corps of Engineers Western Mountains, Valleys, and Coast- Version 2.0



SOIL
Sampling Point: TP-2

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc? Texture Remarks
0-6 10YR3/4 100 - - - - SiLo gravel and cobble

"Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils®:
[ Histosol (A1) [ Sandy Redox (S5) [ 2 cm Muck (A10)

[J Histic Epipedon (A2) [ Stripped Matrix (S6) [J Red Parent Material (TF2)

[ Black Histic (A3) [OJ Loamy Mucky Mineral (F1 (except MLRA 1)) [J Very Shallow Dark Surface (TF12)

[1 Hydrogen Sulfide (A4) [1 Loamy Gleyed Matrix (F2) [] Other (Explain in Remarks

[J Depleted Below Dark Surface (A11) [ Depleted Matrix (F3)

[1 Thick Dark Surface (A12) [] Redox Dark Surface (F6)

[ Sandy Mucky Mineral (S1) [1 Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and
[0 Sandy Gleyed Matrix (S4) [0 Redox Depressions (F8) wetland hydrology must be present,

unless disturbed or problematic.

Restrictive Layer (if present):
Type: Compacted dirt and roots
Depth (inches): 6"bgs Hydric Soil Present? Yes[ ] No[X

Remarks: Sampled location does not meet the required parameter for presence of hydric soil.

HYDROLOGY

Wetland Hydrology Indicators:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)
[J Surface Water (A1) [ water-Stained Leaves (B9) (except MLRA 1,2, [] Water Stained Leaves (B9) (MLRA 1, 2,

4A, and 4B) 4A, and 4B))

[0 High Water Table (A2) [0 Salt Crust (B11) [J Drainage Patterns (B10)
[J Saturation (A3) [0 Aquatic Invertebrates (B13) [J Dry-Season Water Table (C2)
[J water Marks (B1) [0 Hydrogen Sulfide Odor (C1) [J Saturation Visible on Aerial Imagery (C9)
[J Sediment Deposits (B2) [0 Oxidized Rhizospheres along Living Roots (C3)  [] Geomorphic Position (D2)
[ Drift Deposits (B3) [ Presence of Reduced Iron (C4) [0 Shallow Aquitard (D3)
[ Algal Mat or Crust (B4) [0 Recent Iron Reduction in Tilled Soils (C6) [0 FAC-Neutral Test (D5)
[ Iron Deposits (B5) [J Stunted or Stressed Plants (D1)(LRR A) [0 Raised Ant Mounds (D6(LRR A)
[0 Surface Soil Cracks (B6) O Other (Explain in Remarks) [JFrost-Heave Hummocks (D7)

[ Inundation Visible on Aerial Imagery (B7)
[ Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present? Yes[J No[X] Depth (inches):
Water Table Present? Yes[J No[X] Depth (inches):
Saturation Present? Yes[J No[X] Depth (inches): Wetland Hydrology Present? Yes[] No[X

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks: Sampled location does not meeet the requried parameter for presence of wetland hydrtoogy.

US Army Corps of Engineers Western Mountains, Valleys, and Coast- Version 2.0
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Wetland name or number

A

RATING SUMMARY - Western Washington

Name of wetland (or ID #): TAL-1539 Wetland A

Rated by Jennifer Marriott

HGM Class used for rating Riverine

Date of site visit: 4/9/15 and 8/15/18
Trained by Ecology?X Yes ___No Date of training APril 2015

Wetland has multiple HGM classes?___ Y X N

NOTE: Form is not complete without the figures requested (figures can be combined).

Source of base aerial photo/map

OVERALL WETLAND CATEGORY 17 (based on functionsX_or special characteristics___)

1. Category of wetland based on FUNCTIONS
Category | — Total score = 23 - 27

Category Il — Total score =20-22

X Category lll — Total score =16 - 19
Category IV — Total score =9 - 15
FUNCTION Improving Hydrologic Habitat
Water Quality
Circle the appropriate ratings
Site Potential H @@L ([H Mm@OH @ 1L
Landscape Potential (H) ™M L H ML [H v @O
Value B ™M L H M M |H M L |TOTAL
Score Based on
Ratings 8 4 5 17

2. Category based on SPECIAL CHARACTERISTICS of wetland

Score for each
function based
on three
ratings

(order of ratings
IS not
important)

9=H,H,H
8=H,H,M
7=HH,_L
7=HMM
6=HM,L
6=MM,M
5=H,LL
5=M,M,L
4=M,LL
3=LLL

CHARACTERISTIC CATEGORY
Estuarine I II
Wetland of High Conservation Value I

Bog I
Mature Forest I

Old Growth Forest I
Coastal Lagoon I II
Interdunal III I Iv

None of the above

Wetland Rating System for Western WA: 2014 Update
Rating Form - Effective January 1, 2015




Wetland name or number A

HGM Classification of Wetlands in Western Washington

For questions 1-7, the criteria described must apply to the entire unit being rated.

[f the hydrologic criteria listed in each question do not apply to the entire unit being rated, you

probably have a unit with multiple HGM classes. In this case, identify which hydrologic criteria in
questions 1-7 apply, and go to Question 8.

1. Are the water levels in the entire unit usually controlled by tides except during floods?

goto 2 YES - the wetland class is Tidal Fringe - go to 1.1

1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?

— Saltwater Tidal Fringe (Estuarine) YES - Freshwater Tidal Fringe
If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands. If it

is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to
score functions for estuarine wetlands.

2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it. Groundwater
and surface water runoff are NOT sources of water to the unit.

— goto3 YES - The wetland class is Flats
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.
3. Does the entire wetland unit meet all of the following criteria?

__The vegetated part of the wetland is on the shores of a body of permanent open water (without any
plants on the surface at any time of the year) at least 20 ac (8 ha) in size;
__Atleast 30% of the open water area is deeper than 6.6 ft (2 m).

— goto4 YES - The wetland class is Lake Fringe (Lacustrine Fringe)

4. Does the entire wetland unit meet all of the following criteria?
The wetland is on a slope (slope can be very gradual),
§The water flows through the wetland in one direction (unidirectional) and usually comes from
seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks,
XThe water leaves the wetland without being impounded.

NO-goto5 @ - The wetland class is Slope

NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and
shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft

deep).
5. Does the entire wetland unit meet all of the following criteria?

X The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that
stream or river,

The overbank flooding occurs at least once every 2 years.

Wetland Rating System for Western WA: 2014 Update 3
Rating Form - Effective January 1, 2015



Wetland name or number A

NO-goto6 @ - The wetland class is Riverine
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not
flooding

[s the entire wetland unit in a topographic depression in which water ponds, or is saturated to the
surface, at some time during the year? This means that any outlet, if present, is higher than the interior
of the wetland.

-goto7 YES - The wetland class is Depressional

[s the entire wetland unit located in a very flat area with no obvious depression and no overbank
flooding? The unit does not pond surface water more than a few inches. The unit seems to be
maintained by high groundwater in the area. The wetland may be ditched, but has no obvious natural
outlet.

-goto8 YES - The wetland class is Depressional

. Your wetland unit seems to be difficult to classify and probably contains several different HGM
classes. For example, seeps at the base of a slope may grade into a riverine floodplain, or a small
stream within a Depressional wetland has a zone of flooding along its sides. GO BACK AND IDENTIFY
WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT
AREAS IN THE UNIT (make a rough sketch to help you decide). Use the following table to identify the
appropriate class to use for the rating system if you have several HGM classes present within the
wetland unit being scored.

NOTE: Use this table only if the class that is recommended in the second column represents 10% or
more of the total area of the wetland unit being rated. If the area of the HGM class listed in column 2
is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the
total area.

HGM classes within the wetland unit HGM class to
being rated use in rating
Slope + Riverine Riverine
Slope + Depressional Depressional
Slope + Lake Fringe Lake Fringe
Depressional + Riverine along stream Depressional
within boundary of depression
Depressional + Lake Fringe Depressional
Riverine + Lake Fringe Riverine
Salt Water Tidal Fringe and any other Treat as
class of freshwater wetland ESTUARINE

Ifyou are still unable to determine which of the above criteria apply to your wetland, or if you have
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the

rating.

Wetland Rating System for Western WA: 2014 Update
Rating Form - Effective January 1, 2015



Wetland name or number A

RIVERINE AND FRESHWATER TIDAL FRINGE WETLANDS
Water Quality Functions - Indicators that the site functions to improve water quality

R 1.0. Does the site have the potential to improve water quality?

R 1.1. Area of surface depressions within the Riverine wetland that can trap sediments during a flooding event: 0
Depressions cover >*/,area of wetland points = 8
Depressions cover > % area of wetland points = 4
Depressions present but cover < % area of wetland points = 2
No depressions present points =0

R 1.2. Structure of plants in the wetland (areas with >90% cover at person height, not Cowardin classes) 6
Trees or shrubs > 2/3 area of the wetland points =8
Trees or shrubs > 1/3 area of the wetland points = 6
Herbaceous plants (> 6 in high) > ?/; area of the wetland points = 6
Herbaceous plants (> 6 in high) > !/, area of the wetland points = 3
Trees, shrubs, and ungrazed herbaceous < 1/3, area of the wetland points =0

Total forR 1 Add the points in the boxes above 6

Rating of Site Potential If scoreis:____12-16 =H _XG-II =M ___05=L Record the rating on the first page

R 2.0. Does the landscape have the potential to support the water quality function of the site?

R 2.1. Is the wetland within an incorporated city or within its UGA? Yes=2 No=0 2
R 2.2. Does the contributing basin to the wetland include a UGA or incorporated area? Yes=1 No=0 1
R 2.3. Does at least 10% of the contributing basin contain tilled fields, pastures, or forests that have been clearcut
within the last 5 years? Yes=1 No=0 |[O
R 2.4.1s > 10% of the area within 150 ft of the wetland in land uses that generate pollutants? Yes=1 No=0 1
R 2.5. Are there other sources of pollutants coming into the wetland that are not listed in questions R 2.1-R 2.4
Other sources Yes=1 No=0 |O
Total forR 2 Add the points in the boxes above 4
Rating of Landscape Potential If score is:XS-G =H __1or2=M __0=L Record the rating on the first page
R 3.0. Is the water quality improvement provided by the site valuable to society?
R 3.1. Is the wetland along a stream or river that is on the 303(d) list or on a tributary that drains to one within 1 mi? 1
Yes=1 No=0
R 3.2.Is the wetland along a stream or river that has TMDL limits for nutrients, toxics, or pathogens? 1
Yes=1 No=0
R 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? (answer
YES if there is a TMDL for the drainage in which the unit is found) Yes=2 No=0 2
Total forR 3 Add the points in the boxes above 4
Rating of Value If score is:X2-4 =H __1=M _ _0=L Record the rating on the first page
Wetland Rating System for Western WA: 2014 Update 7
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RIVERINE AND FRESHWATER TIDAL FRINGE WETLANDS
Hydrologic Functions - Indicators that site functions to reduce flooding and stream erosion

R 4.0. Does the site have the potential to reduce flooding and erosion?

R 4.1. Characteristics of the overbank storage the wetland provides: 4
Estimate the average width of the wetland perpendicular to the direction of the flow and the width of the
stream or river channel (distance between banks). Calculate the ratio: (average width of wetland)/(average
width of stream between banks).

If the ratio is more than 20 points =9
If the ratio is 10-20 points = 6
If the ratio is 5-<10 points =4
If the ratio is 1-<5 points = 2
If the ratiois< 1 points =1
R 4.2. Characteristics of plants that slow down water velocities during floods: Treat large woody debris as forest or 0

shrub. Choose the points appropriate for the best description (polygons need to have >90% cover at person
height. These are NOT Cowardin classes).

Forest or shrub for >'/; area OR emergent plants > ’/; area points =7
Forest or shrub for > '/,, area OR emergent plants > /5 area points =4
Plants do not meet above criteria points =0
Total forR 4 Add the points in the boxes above 4
Rating of Site Potential If scoreis:____12-16=H __ 6-11=M _X_O-S =L Record the rating on the first page

R 5.0. Does the landscape have the potential to support the hydrologic functions of the site?

R 5.1. Is the stream or river adjacent to the wetland downcut? Yes=0 No=1 0
R 5.2. Does the up-gradient watershed include a UGA or incorporated area? Yes=1 No=0 1
R 5.3. Is the up-gradient stream or river controlled by dams? Yes=0 No=1 0
Total forR 5 Add the points in the boxes above 1
Rating of Landscape Potential If scoreis:___3=H _Xl or2=M __ _0=L Record the rating on the first page

R 6.0. Are the hydrologic functions provided by the site valuable to society?

R 6.1. Distance to the nearest areas downstream that have flooding problems? 0
Choose the description that best fits the site.
The sub-basin immediately down-gradient of the wetland has flooding problems that result in damage to

human or natural resources (e.g., houses or salmon redds) points =2
Surface flooding problems are in a sub-basin farther down-gradient points =1
No flooding problems anywhere downstream points = 0

R 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?
Yes=2 No=0 0

Total forR 6 Add the points in the boxes above 0
Rating of Value If scoreis:___2-4=H __ 1=M XO =L Record the rating on the first page
Wetland Rating System for Western WA: 2014 Update 8
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These questions apply to wetlands of all HGM classes.
HABITAT FUNCTIONS - Indicators that site functions to provide important habitat

H 1.0. Does the site have the potential to provide habitat?

H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold
of % ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked.

____Aquatic bed 4 structures or more: points = 4
X_Emergent 3 structures: points = 2
X_Scrub-shrub (areas where shrubs have > 30% cover) 2 structures: points = 1
_X__Forested (areas where trees have > 30% cover) 1 structure: points =0

If the unit has a Forested class, check if:
The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover)
that each cover 20% within the Forested polygon

H 1.2. Hydroperiods
Check the types of water regimes (hydroperiods) present within the wetland. The water regime has to cover
more than 10% of the wetland or % ac to count (see text for descriptions of hydroperiods).

_____Permanently flooded or inundated 4 or more types present: points = 3
____Seasonally flooded or inundated 3 types present: points = 2
X_Occasionally flooded or inundated 2 types present: points = 1
1_Saturated only 1 type present: points =0

X Permanently flowing stream or river in, or adjacent to, the wetland

_____Seasonally flowing stream in, or adjacent to, the wetland

__Lake Fringe wetland 2 points
__Freshwater tidal wetland 2 points

H 1.3. Richness of plant species
Count the number of plant species in the wetland that cover at least 10 ft>.

Different patches of the same species can be combined to meet the size threshold and you do not have to name
the species. Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle

If you counted: > 19 species points = 2
5 - 19 species points =1
< 5 species points =0

H 1.4. Interspersion of habitats
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you
have four or more plant classes or three classes and open water, the rating is always high.

D e

None =0 points Low =1 point Moderate = 2 points

All three diagrams m

in this row
are HIGH = 3points
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H 1.5. Special habitat features: 3
Check the habitat features that are present in the wetland. The number of checks is the number of points.
X Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long).

X_Standing snags (dbh > 4 in) within the wetland

___Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m)
over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m)

X_Stable steep banks of fine material that might be used by beaver or muskrat for denning (> 30 degree
slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered
where wood is exposed)

____Atleast % ac of thin-stemmed persistent plants or woody branches are present in areas that are
permanently or seasonally inundated (structures for egg-laying by amphibians)

Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of

strata)
Total forH 1 Add the points in the boxes above 10
Rating of Site Potential If scoreis:____15-18=H X7-14 =M ___06=L Record the rating on the first page
H 2.0. Does the landscape have the potential to support the habitat functions of the site?
H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit). 0
Calculate: % undisturbed habitat___ + [(% moderate and low intensity land uses)/2]___ = %
If total accessible habitat is:
>'/5(33.3%) of 1 km Polygon points =3
20-33% of 1 km Polygon points =2
10-19% of 1 km Polygon points =1
< 10% of 1 km Polygon points =0
H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 0
Calculate: % undisturbed habitat____ + [(% moderate and low intensity land uses)/2]___ = %
Undisturbed habitat > 50% of Polygon points =3
Undisturbed habitat 10-50% and in 1-3 patches points =2
Undisturbed habitat 10-50% and > 3 patches points = 1
Undisturbed habitat < 10% of 1 km Polygon points = 0
H 2.3. Land use intensity in 1 km Polygon: If -2
>50% of 1 km Polygon is high intensity land use points = (- 2)
<50% of 1 km Polygon is high intensity points =0
Total forH 2 Add the points in the boxes above -2
Rating of Landscape Potential If scoreis:___4-6=H __ 1-3=M X< 1=L Record the rating on the first page

H 3.0. Is the habitat provided by the site valuable to society?

H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 1
that applies to the wetland being rated.
Site meets ANY of the following criteria: points = 2
— It has 3 or more priority habitats within 100 m (see next page)
— It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)
— Itis mapped as a location for an individual WDFW priority species
— Itis a Wetland of High Conservation Value as determined by the Department of Natural Resources
— It has been categorized as an important habitat site in a local or regional comprehensive plan, in a

Shoreline Master Plan, or in a watershed plan

Site has 1 or 2 priority habitats (listed on next page) within 100 m points =1

Site does not meet any of the criteria above points =0
Rating of Value If scoreis;___2=H Xl =M __ 0=l Record the rating on the first page
Wetland Rating System for Western WA: 2014 Update 14
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WDFW Priority Habitats

Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can
be found, in: Washington Department of Fish and Wildlife. 2008. Priority Habitat and Species List. Olympia, Washington.
177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here:

http://wdfw.wa.gov/conservation/phs/list/)

Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit: NOTE: This question is
independent of the land use between the wetland unit and the priority habitat.

— Aspen Stands: Pure or mixed stands of aspen greater than 1 ac (0.4 ha).

— Biodiversity Areas and Corridors: Areas of habitat that are relatively important to various species of native fish and
wildlife (full descriptions in WDFW PHS report).

— Herbaceous Balds: Variable size patches of grass and forbs on shallow soils over bedrock.

— Old-growth/Mature forests: Old-growth west of Cascade crest - Stands of at least 2 tree species, forming a multi-
layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200
years of age. Mature forests - Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less
than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that
found in old-growth; 80-200 years old west of the Cascade crest.

— Oregon White Oak: Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak
component is important (full descriptions in WDFW PHS report p. 158 - see web link above).

X Riparian: The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and
terrestrial ecosystems which mutually influence each other.

— Westside Prairies: Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet
prairie (full descriptions in WDFW PHS report p. 161 - see web link above).

X Instream: The combination of physical, biological, and chemical processes and conditions that interact to provide
functional life history requirements for instream fish and wildlife resources.

— Nearshore: Relatively undisturbed nearshore habitats. These include Coastal Nearshore, Open Coast Nearshore, and
Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report -
see web link on previous page).

— Caves: A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock,
ice, or other geological formations and is large enough to contain a human.

— Cliffs: Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation.

— Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite,
and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs.

— Snags and Logs: Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to
enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western
Washington and are > 6.5 ft (2 m) in height. Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft
(6 m) long.

Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed
elsewhere.
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RATING SUMMARY - Western Washington

Name of wetland (or ID #): TAL-1539 Wetland B Date of site visit: 4/9/15and 8/15/18
Rated by Jennifer Marriott Trained by Ecology?X Yes ___No Date of training APril 2015
HGM Class used for rating Riverine Wetland has multiple HGM classes? Y X N

NOTE: Form is not complete without the figures requested (figures can be combined).
Source of base aerial photo/map

OVERALL WETLAND CATEGORY 17 (based on functionsX_ or special characteristics__)

1. Category of wetland based on FUNCTIONS
Category | — Total score = 23 - 27

Score for each
Category Il — Total score =20-22 function based
X Category lll — Total score =16 - 19 ?aqc;crl;lgl'see .
Category IV — Total score =9 - 15 I(g";%i" of ratings
FUNCTION Improving Hydrologic Habitat important)
Water Quality ' : : 9 =H,H,H
Circle the appropriate ratings 8 = H,H,M
Site Potential H @ L [H M L |[H & L 7=HHL
Landscape Potential ((H ™M L H MM L |[H ™ 7 =H,M,M
Value M M L |[H M @O |H & L |TOTAL 6=HM,L
S Based 6 =M,M,M
core Based on
. 5=H,LL
Ratings 8 5 5 18 5= MM.L
4=M,L,L
3=LLL
2. Category based on SPECIAL CHARACTERISTICS of wetland
CHARACTERISTIC CATEGORY
Estuarine I II
Wetland of High Conservation Value I
Bog I
Mature Forest I
Old Growth Forest I
Coastal Lagoon I II
Interdunal I 1T III 1V
None of the above
Wetland Rating System for Western WA: 2014 Update 1
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HGM Classification of Wetlands in Western Washington

For questions 1-7, the criteria described must apply to the entire unit being rated.

[f the hydrologic criteria listed in each question do not apply to the entire unit being rated, you

probably have a unit with multiple HGM classes. In this case, identify which hydrologic criteria in
questions 1-7 apply, and go to Question 8.

1. Are the water levels in the entire unit usually controlled by tides except during floods?

goto 2 YES - the wetland class is Tidal Fringe - go to 1.1

1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?

— Saltwater Tidal Fringe (Estuarine) YES - Freshwater Tidal Fringe
If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands. If it

is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to
score functions for estuarine wetlands.

2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it. Groundwater
and surface water runoff are NOT sources of water to the unit.

— goto3 YES - The wetland class is Flats
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.
3. Does the entire wetland unit meet all of the following criteria?

__The vegetated part of the wetland is on the shores of a body of permanent open water (without any
plants on the surface at any time of the year) at least 20 ac (8 ha) in size;
__Atleast 30% of the open water area is deeper than 6.6 ft (2 m).

— goto4 YES - The wetland class is Lake Fringe (Lacustrine Fringe)

4. Does the entire wetland unit meet all of the following criteria?
The wetland is on a slope (slope can be very gradual),
§The water flows through the wetland in one direction (unidirectional) and usually comes from
seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks,
XThe water leaves the wetland without being impounded.

NO-goto5 @ - The wetland class is Slope

NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and
shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft

deep).
5. Does the entire wetland unit meet all of the following criteria?

X The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that
stream or river,

The overbank flooding occurs at least once every 2 years.

Wetland Rating System for Western WA: 2014 Update 3
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NO-goto6 @ - The wetland class is Riverine
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not
flooding

[s the entire wetland unit in a topographic depression in which water ponds, or is saturated to the
surface, at some time during the year? This means that any outlet, if present, is higher than the interior
of the wetland.

-goto7 YES - The wetland class is Depressional

[s the entire wetland unit located in a very flat area with no obvious depression and no overbank
flooding? The unit does not pond surface water more than a few inches. The unit seems to be
maintained by high groundwater in the area. The wetland may be ditched, but has no obvious natural
outlet.

-goto8 YES - The wetland class is Depressional

. Your wetland unit seems to be difficult to classify and probably contains several different HGM
classes. For example, seeps at the base of a slope may grade into a riverine floodplain, or a small
stream within a Depressional wetland has a zone of flooding along its sides. GO BACK AND IDENTIFY
WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT
AREAS IN THE UNIT (make a rough sketch to help you decide). Use the following table to identify the
appropriate class to use for the rating system if you have several HGM classes present within the
wetland unit being scored.

NOTE: Use this table only if the class that is recommended in the second column represents 10% or
more of the total area of the wetland unit being rated. If the area of the HGM class listed in column 2
is less than 10% of the unit; classify the wetland using the cldss)that represents more than 90% of the
total area.

HGM classes within the wetland unit HGM class to
being rated use in rating
Slope + Riverine Riverine
Slope + Depressional Depressional
Slope + Lake Fringe Lake Fringe
Depressional + Riverine along stream Depressional
within boundary of depression
Depressional + Lake Fringe Depressional
Riverine + Lake Fringe Riverine
Salt Water Tidal Fringe and any other Treat as
class of freshwater wetland ESTUARINE

Ifyou are still unable to determine which of the above criteria apply to your wetland, or if you have
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the

rating.

Wetland Rating System for Western WA: 2014 Update
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RIVERINE AND FRESHWATER TIDAL FRINGE WETLANDS
Water Quality Functions - Indicators that the site functions to improve water quality

R 1.0. Does the site have the potential to improve water quality?

R 1.1. Area of surface depressions within the Riverine wetland that can trap sediments during a flooding event: 0
Depressions cover >*/,area of wetland points = 8
Depressions cover > % area of wetland points = 4
Depressions present but cover < % area of wetland points = 2
No depressions present points =0

R 1.2. Structure of plants in the wetland (areas with >90% cover at person height, not Cowardin classes) 6
Trees or shrubs > 2/3 area of the wetland points =8
Trees or shrubs > 1/3 area of the wetland points = 6
Herbaceous plants (> 6 in high) > ?/; area of the wetland points = 6
Herbaceous plants (> 6 in high) > !/, area of the wetland points = 3
Trees, shrubs, and ungrazed herbaceous < 1/3, area of the wetland points =0

Total forR 1 Add the points in the boxes above 6

Rating of Site Potential If scoreis:____12-16 =H _XG-II =M ___05=L Record the rating on the first page

R 2.0. Does the landscape have the potential to support the water quality function of the site?

R 2.1. Is the wetland within an incorporated city or within its UGA? Yes=2 No=0 2
R 2.2. Does the contributing basin to the wetland include a UGA or incorporated area? Yes=1 No=0 1
R 2.3. Does at least 10% of the contributing basin contain tilled fields, pastures, or forests that have been clearcut
within the last 5 years? Yes=1 No=0 |[O
R 2.4.1s > 10% of the area within 150 ft of the wetland in land uses that generate pollutants? Yes=1 No=0 1
R 2.5. Are there other sources of pollutants coming into the wetland that are not listed in questions R 2.1-R 2.4
Other sources Yes=1 No=0 |O
Total forR 2 Add the points in the boxes above 4
Rating of Landscape Potential If score is:XS-G =H __1or2=M __0=L Record the rating on the first page
R 3.0. Is the water quality improvement provided by the site valuable to society?
R 3.1. Is the wetland along a stream or river that is on the 303(d) list or on a tributary that drains to one within 1 mi? 1
Yes=1 No=0
R 3.2.Is the wetland along a stream or river that has TMDL limits for nutrients, toxics, or pathogens? 1
Yes=1 No=0
R 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? (answer
YES if there is a TMDL for the drainage in which the unit is found) Yes=2 No=0 2
Total forR 3 Add the points in the boxes above 4
Rating of Value If score is:X2-4 =H __1=M _ _0=L Record the rating on the first page
Wetland Rating System for Western WA: 2014 Update 7
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RIVERINE AND FRESHWATER TIDAL FRINGE WETLANDS
Hydrologic Functions - Indicators that site functions to reduce flooding and stream erosion

R 4.0. Does the site have the potential to reduce flooding and erosion?

R 4.1. Characteristics of the overbank storage the wetland provides: 4
Estimate the average width of the wetland perpendicular to the direction of the flow and the width of the
stream or river channel (distance between banks). Calculate the ratio: (average width of wetland)/(average
width of stream between banks).

If the ratio is more than 20 points =9
If the ratio is 10-20 points = 6
If the ratio is 5-<10 points =4
If the ratio is 1-<5 points = 2
If the ratiois< 1 points =1
R 4.2. Characteristics of plants that slow down water velocities during floods: Treat large woody debris as forest or 7

shrub. Choose the points appropriate for the best description (polygons need to have >90% cover at person
height. These are NOT Cowardin classes).

Forest or shrub for >'/; area OR emergent plants > ’/; area points =7
Forest or shrub for > '/,, area OR emergent plants > /5 area points =4
Plants do not meet above criteria points =0
Total forR 4 Add the points in the boxes above 11
Rating of Site Potential If scoreis:____12-16 =H XG-II =M ___05=L Record the rating on the first page

R 5.0. Does the landscape have the potential to support the hydrologic functions of the site?

R 5.1. Is the stream or river adjacent to the wetland downcut? Yes=0 No=1 0
R 5.2. Does the up-gradient watershed include a UGA or incorporated area? Yes=1 No=0 1
R 5.3. Is the up-gradient stream or river controlled by dams? Yes=0 No=1 0
Total forR 5 Add the points in the boxes above 1
Rating of Landscape Potential If scoreis:___3=H _Xl or2=M __ _0=L Record the rating on the first page

R 6.0. Are the hydrologic functions provided by the site valuable to society?

R 6.1. Distance to the nearest areas downstream that have flooding problems? 0
Choose the description that best fits the site.
The sub-basin immediately down-gradient of the wetland has flooding problems that result in damage to

human or natural resources (e.g., houses or salmon redds) points =2
Surface flooding problems are in a sub-basin farther down-gradient points =1
No flooding problems anywhere downstream points = 0

R 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?
Yes=2 No=0 0

Total forR 6 Add the points in the boxes above 0
Rating of Value If scoreis:___2-4=H __ 1=M XO =L Record the rating on the first page
Wetland Rating System for Western WA: 2014 Update 8
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These questions apply to wetlands of all HGM classes.

HABITAT FUNCTIONS - Indicators that site functions to provide important habitat

H 1.0. Does the site have the potential to provide habitat?

H1.1.

Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold
of % ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked.

____Aquatic bed 4 structures or more: points = 4
__ _Emergent 3 structures: points = 2
X_Scrub-shrub (areas where shrubs have > 30% cover) 2 structures: points = 1
X Forested (areas where trees have > 30% cover) 1 structure: points =0

If the unit has a Forested class, check if:
X The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover)
that each cover 20% within the Forested polygon

H1.2.

Hydroperiods
Check the types of water regimes (hydroperiods) present within the wetland. The water regime has to cover
more than 10% of the wetland or % ac to count (see text for descriptions of hydroperiods).

_____Permanently flooded or inundated 4 or more types present: points = 3
____Seasonally flooded or inundated 3 types present: points = 2
X_Occasionally flooded or inundated 2 types present: points = 1
X_Saturated only 1 type present: points =0

X permanently flowing stream or river in, or adjacent to, the wetland

____Seasonally flowing stream in, or adjacent to, the wetland

____Lake Fringe wetland 2 points
____Freshwater tidal wetland 2 points

H1.3.

Richness of plant species
Count the number of plant species in the wetland that cover at least 10 ft>.

Different patches of the same species can be combined to meet the size threshold and you do not have to name
the species. Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle

If you counted: > 19 species points = 2
5 - 19 species points =1
< 5 species points =0

H1.4.

Interspersion of habitats

Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you
have four or more plant classes or three classes and open water, the rating is always high.

D e

None =0 points Low =1 point Moderate = 2 points

All three diagrams m

in this row
are HIGH = 3points
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H 1.5. Special habitat features: 2

Check the habitat features that are present in the wetland. The number of checks is the number of points.

X Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long).

_____Standing snags (dbh > 4 in) within the wetland

___Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m)
over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m)

X_Stable steep banks of fine material that might be used by beaver or muskrat for denning (> 30 degree
slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered
where wood is exposed)

____Atleast % ac of thin-stemmed persistent plants or woody branches are present in areas that are
permanently or seasonally inundated (structures for egg-laying by amphibians)

Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of

strata)
Total forH 1 Add the points in the boxes above |9
Rating of Site Potential If scoreis:____15-18=H _X7-14 =M ___06=L Record the rating on the first page
H 2.0. Does the landscape have the potential to support the habitat functions of the site?
H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit). 0
Calculate: % undisturbed habitat___ + [(% moderate and low intensity land uses)/2]___ = %
If total accessible habitat is:
>'/5(33.3%) of 1 km Polygon points =3
20-33% of 1 km Polygon points =2
10-19% of 1 km Polygon points =1
< 10% of 1 km Polygon points =0
H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 0
Calculate: % undisturbed habitat____ + [(% moderate and low intensity land uses)/2]___ = %
Undisturbed habitat > 50% of Polygon points =3
Undisturbed habitat 10-50% and in 1-3 patches points =2
Undisturbed habitat 10-50% and > 3 patches points = 1
Undisturbed habitat < 10% of 1 km Polygon points = 0
H 2.3. Land use intensity in 1 km Polygon: If -2
>50% of 1 km Polygon is high intensity land use points = (- 2)
<50% of 1 km Polygon is high intensity points =0
Total forH 2 Add the points in the boxes above -2
Rating of Landscape Potential If scoreis:___4-6=H __ 1-3=M X< 1=L Record the rating on the first page

H 3.0. Is the habitat provided by the site valuable to society?

H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 1
that applies to the wetland being rated.
Site meets ANY of the following criteria: points = 2
— It has 3 or more priority habitats within 100 m (see next page)
— It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)
— Itis mapped as a location for an individual WDFW priority species
— Itis a Wetland of High Conservation Value as determined by the Department of Natural Resources
— It has been categorized as an important habitat site in a local or regional comprehensive plan, in a

Shoreline Master Plan, or in a watershed plan

Site has 1 or 2 priority habitats (listed on next page) within 100 m points =1

Site does not meet any of the criteria above points =0
Rating of Value If scoreis;___2=H Xl =M __ 0=l Record the rating on the first page
Wetland Rating System for Western WA: 2014 Update 14
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B

Wetland name or number

WDFW Priority Habitats

Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can
be found, in: Washington Department of Fish and Wildlife. 2008. Priority Habitat and Species List. Olympia, Washington.
177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here:

http://wdfw.wa.gov/conservation/phs/list/)

Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit: NOTE: This question is
independent of the land use between the wetland unit and the priority habitat.

— Aspen Stands: Pure or mixed stands of aspen greater than 1 ac (0.4 ha).

— Biodiversity Areas and Corridors: Areas of habitat that are relatively important to various species of native fish and
wildlife (full descriptions in WDFW PHS report).

— Herbaceous Balds: Variable size patches of grass and forbs on shallow soils over bedrock.

— Old-growth/Mature forests: Old-growth west of Cascade crest - Stands of at least 2 tree species, forming a multi-
layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200
years of age. Mature forests - Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less
than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that
found in old-growth; 80-200 years old west of the Cascade crest.

— Oregon White Oak: Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak
component is important (full descriptions in WDFW PHS report p. 158 - see web link above).

X Riparian: The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and
terrestrial ecosystems which mutually influence each other.

— Westside Prairies: Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet
prairie (full descriptions in WDFW PHS report p. 161 - see web link above).

X Instream: The combination of physical, biological, and chemical processes and conditions that interact to provide
functional life history requirements for instream fish and wildlife resources.

— Nearshore: Relatively undisturbed nearshore habitats. These include Coastal Nearshore, Open Coast Nearshore, and
Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report -
see web link on previous page).

— Caves: A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock,
ice, or other geological formations and is large enough to contain a human.

— Cliffs: Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation.

— Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite,
and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs.

— Snags and Logs: Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to
enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western
Washington and are > 6.5 ft (2 m) in height. Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft
(6 m) long.

Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed
elsewhere.

Wetland Rating System for Western WA: 2014 Update 15
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North Bellevue Public Storage Facility Critical Areas Report and Conceptual Mitigation Plan
Redevelopment

APPENDIX C
Full-Size Plan Sheets (24” by 36”)
Talasaea Consultants, 2020

Sheet W1.0 - Existing Conditions Plan

Sheet W2.0 - Proposed Site Plan, Impacts & Mitigation Plan
Sheet W3.0 - Detailed Planting Plan and Plant Schedule
Sheet W3.1 — Planting Specifications

27 July 2020 Copyright © 2020 Talasaea Consultants, Inc.
1539 BCRA Storage Facility Redevelopment V6 (2020-07-27).docx Appendix C
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PLANT SCHEDULE

TREES

W
STMBOL  SCIENTIFIC NAME COMMON NAVE STATUS _GTY SPACING _SIZE (MIN) _ NOTES
CORYLUS CORNUTA WESTERN HAZELNUT FACU 3 ASSHOWN 4-5'HT SINSLE TRUNK.

NELL BRANCHED

FRANGULA (RHAMNIS) SINGLE TRUNK,

PURSHIANA CROCARA st & oo 45T WELL BRANCHED
q 6 SINGLE TRUNK,
PRUNUS EMARGINATA BITTERCHERRY FACU & q'oc. 5-6' HT. WELL BRANCHED
% PSEUDOTIUGA MENZIESII DOUGLAS FIR FACU m q' oc. 4-5' HT. B4B, FULL & BUSHT
9 g SINGLE TRUNK,
@ SORBUS SITCHENSIS SITKA MOUNTAIN ASH  FAC 1 doc. 45T SR TR
THUJA PLICATA WESTERN RED CEDAR FAC I 4" 0. 4-5' HT. BeB, FULL ¢ BUSHY

TOTAL TREES: 54

LARGE SHRUBS

o
SYMBOL _ SGIENTIFIC NAME COMMON NAME STATUS _GTY SPACING _SIZE (MIN)  NOTES
ACER CIRCINATUM VINE MAPLE FAC a aoc 4 HT OINGLE TRUNK,

WELL BRANCHED

© CORNUS SERICEA RED OSIER DOGWOOD  FAC 27 ASSHOWN 24" HT. MULTI-CANE (3 MIN.)
@ HOLODISCUS DISCOLOR  OGEAN SPRAT FACU 6 s oc. 24" 1T, MULTI-GANE (3 MIN.)
&) OEMLERIA CERASIFORMIS INDIAN PLUM FAU 34 5 o0cC 24" HT. MULTI-CANE (3 MIN)
SAMBUCUS RACEMOSA RED ELDERBERRY FACU 7 5o00C 24" HT. MULTI-CANE (3 MIN)

TOTAL LARGE SHRUBS: 45

MASSING SHRUBS

e
SYMBOL _ SGIENTIFIC NAME COMMON NAME STATUS _ GTY SPACING _ SIZE (MIN)  NOTES
ROSA NUTKANA NOOTKA ROSE FAC 53 406 | GAL. MULTI-CANE (3 MIN)

® RUBUS PARYVIFLORUS THIMBLEBERRT FACU 5l 4 0cC. | GAL. FULL & BUSHT

©  SYMPHORICARPOS ALBUS COMMON SNOWBERRY — FACU 54 4 0C 1 GAL. MULTI-CANE (3 MIN.)

TOTAL MASSING SHRUBS:  [58

GROUND COVER

e
STMBOL _ SCIENTIFIC NAME COMMON NAME STATUS _ GTY SPACING _ SIZE (MIN)  NoTES
o ARCTOSTAPHYLOS® . .
SBOL  ues) KINNICKINNICK. FACU I4l6 24" 0c. 4" POT FULL & BUSHY
arimoL  GAULTHERIA SHALLON®  SALAL FACU 162 36" 0C. | GAL. FULL & BUSHY
oripoL  POLTSTICHUM MUNITUM®  SWORD FERN FACU 162 36" 0C. | GAL. FULL & BUSHY

TOTAL GRONDCOVERS: 2240

GROUNDCOVER DISTRIBUTION:
I, Sh<OF EITHER THE SHORD FERN OB SALAL 19 10 BE PLANTED AROIND THE PACE OF EACH TREE,
2. KINNICKINNICK 15 TO BE EVENLY DISTRIBUTED THROUSHOUT SHRUB PLANTINSS AND IN BARE

6ENERAL PLANT INSTALLATION NOTES

PLANT TREES AND/OR SHRUBS |' HIGHER THAN DEPTH GRONN AT NJRSERY.

2. FOR CONTAINER TREES AND/OR SHRUBS, SCORE FOUR SIDES OF ROOTBALL PRIOR TO PLANTING. BUTTERFLY ROOTBALL IF
ROOT CIRCLING 15 EVIDENT.

3. STAKE DECIDUOUS AND EVERSREEN TREES 4 FEET AND OVER IN FEIGHT AITH ONE () STAKE (R TREE, STAKE TREES
¥ AFTER PLANTING. PLACE STAKE AT THE OUTER EDSE OF THE ROOTS OR ROOTBALL, IN LINE WITH THE
PREVALINE WND STARES AL PE LODSELT ATTAGHED DoinG CHAIN L GOK TREE TiEo 10 ALLOW FOR SOVE TRINK
MOVEMENT.

4. TREE STAKES TO BE VERTICAL, PARALLEL, EVEN-TOPPED, UNSCARRED AND DRIVEN INTO UNDISTURBED SUBSRADE. REMOVE
AFTER ONE YEAR.

5. WATER PLANTS IMMEDIATELY UPON PLANTING, THEN PROVIDE MANUAL NATERING OR A TEMPORARY IRRIGATION SYSTEM (IF
SPECIFIED IN THE PLANTING SPECIFICATIONS) TO PREVENT PLANT MORTALITY AND ENSURE PROFER PLANT ESTABLISHMENT.
PLANTS SHALL RECEIVE A MINMUM OF APPROXIMATELY ONE INCH OF IWATER EVERY WEEK DURING THE DRY SEASON
(SENERALLY JINE [5TH - OCTOBER |5TH OR EARLIER OR LATER - CONDITIONS NARRANT) FOR THE FIRST SEASON AFTER

PLANTINS. IRRIGATION AMOUNTS MAT NEED TO BE INCREASED DURINS PROLONSED PERIODS OF HOT, DRY WEAT

6. FERTILIZE ALL TREES AND SHRUBS WITH A SLOW-RELEASE SENERAL PURPOSE SRANULAR FERTILIZER OR SLOW-RELEASE

TABLETS AT MANUFACTURER'S SPECIFIED RATE.

NOTES

SURVEY PROVIDED BY LANKTREE LA}
SURVEYING INC., 2550 T4TH AVE S, KI:NT WA
98032, (253) £653-6423 xI0|

2. SITE PLAN PROVIDED BY NAVIX ENTINEERINS,

11235 SE 6TH ST, SUITE 150, BELLEVUE, WA
4B004, (425) 453-450]
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TALASAEA CONSULTANTS FOR VISUAL
ENHANCEMENT.
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( PLANTING SPECIFICATIONS

NW I/4 SECTION 28, TOWNSHIP 25N, RANGE 5E, WM

PART |- GENERAL
11 SEGUENCING
A

CONTRACTOR SHALL GIVE THE FROECT BIOLOGIST OR ECOLOGIST A MNIMUM OF TEN (I0) DATS

NOTICE PRIOR TO COMMENCING CONSTRUCTION.

2.NO CONSTRUCTION WORK. SHALL COMMENGE UNTIL THERE I5 A MEETING BETWEEN THE CLIENT, THE

PRO_ECT BIOLOSIST OR ECOLOBIST, THE GENERAL, CLEARINS, AND/OR EARTHNORK.
GONTRAGTORS, AND THE LANDSCAFE CONTRACTOR. THE AFFROVED FLANS AND SFECIFIGATIONS
SHALL BE REVIEWED TO ENSURE THAT ALL PARTIES INVOLVED UNDERSTAND THE INTENT AND THE
SPECIFIC DETAILS RELATED TO THE CONSTRUGTION DOCUMENTS, SPECIFICATIONS, AND SITE
CONSTRAINTS.

3.LOCATIONS OF EXISTING UTILITIES HAVE BEEN ESTABLISHED BY FIELD SURVEY OR OBTAINED
FROM AVAILABLE 05 AND SHOULD BE CONSIDERED APPROXIMATE ONLY AND NOT
NECESSARILY COMPLETE, IT I5 THE SOLE RESFONSIBILITY OF THE CONTRACTOR TO: ()
INDEPENDENTLY VERIFY THE ACCURACY OF UTILITY LOCATIONS, AND (2) DISCOVER. AND AVOID
ANY UTILITIES WITHIN THE MITIGATION AREA(S) THAT ARE NOT SHOWN, BUT RHICH MAT BE
AFFECTED BY IMFLEMENTATION OF THE PLAN. SUCH AREA(5) ARE TO BE CLEARLY MARKED IN THE
FIELD, THE PROJECT BIOLOGIST OR EGOLOGIST SHALL RESOLVE ANY CONFLICTS WITH THE
APPROVED GRADING PLAN PRIOR TO START OF CONSTRCTION.

4.A COPY OF THE APFROVED PLANS MUST BE ON SITE WHENEVER CONSTRUGTION 15 IN PROGRESS,
AND SHALL REMAIN ON SITE UNTIL PROJECT COMPLETION,

5. CONSTRUCTION MUST BE FERFORMED IN ACCORDANCE WITH ALL AGENCY STANDARDS, RULES,
CODES, PERMIT GONDITIONS, AND/OR OTHER APPLICABLE ORDINANCES AND POLICIES

6. THE PROJECT OPNER/APPLICANT 15 RESFONSIBLE FOR OBTAINING ANY OTHER RELATED OR
REQUIRED PERMITS PRIOR TO THE START OF CONSTRUCTION.

7. A GUALIFIED HETLAND GONSULTANT SHALL BE ON SITE, AS NECESSART, TO MONITOR
CONSTRUCTION AND APPROVE MINOR REVISIONS TO THE PLAN.

B.0URING CONSTRUCTION, THE CONTRACTOR MUST USE MATERIALS AND CONSTRUGTION METHODS
THAT PREVENT TOXIG SUBSTANGES AND OTHER. POLLUTANTS FROM ENTERING MITIGATION AREAS
OR OTHER NATURAL WATERS OF THE STATE.

REVENTATIVE MEASURES SHALL BE USED TO FROTECT EXISTING STORM DRAINAGE SYSTEMS,
e VLTS A6 RoADS,

0. PROVIDE SEDIMENT AND EROSION CONTROLS ARGUND THE PROJEGT AREA FRIOR. TO S01L
DISTURBANCE FROM CONSTRUCTION ACTIVITY.

MITIGATION CONSTRUCTION; THE FOLLOWING FROVIDES THE GENERAL SEGUENCE OF ACTIVITIES

ANTICIPATED TO BE NECESSARY TO COMPLETE THE PLANTING FORTION OF THE MITIGATION

PROJECT. SOME OF THESE ACTIVITIES MAY BE CONDUCTED CONCURRENTLY AS THE PROJECT

FROSRESSES.

I. CONDUGT A SITE MEETING BETWEEN THE CONTRAGTOR, THE PROJECT BICLOGIST OR ECOLOGIST,
AND THE OWNER'S REPRESENTATIVE TO REVIEW THE FROJECT FLANS, 5 E AREAS,

il

16 SCHEDULING

A ELANTING SEAGON:. INSTALL NOODY FLANTS BETWEEN OCTOBER | AND FEBRUARY 15 WHENEVER THE
TEMPERATLRE IS ABOVE 32 DEGREES F AND THE SOIL 15 IN A WORKABLE CONDITION. UNLESS
OTHERIISE AFPROVED IN WRITING. CUTTINGS SHALL ONLY BE USED IF PLANTING OCCURS BETWEEN
DECEMBER 5T AND AFRL I5T.

B. ELANT INSTALLATION. EXCEPT FOR CONTAINER-GROWN FLANT MATERIAL, THE MAXIMIM TIME
BETWEEN THE DISGING AND INGTALLATION OF PLANT MATERIAL SHALL BE 21 DAYS. THE MAXIMUM
TIME BETHEEN PLANT INSTALLATION AND MILCH PLAGEMENT SHALL BE 72 HOURS.

17 HARRANTY
. ARRANTY PERIOD: THE CONTRACTOR-PROVIDED HARRANTY SHALL EXTEND FOR A PERICD OF
ONE YEAR FROM THE DATE OF PHYSICAL COMPLETION. PHYSICAL COMPLETION FOR THE WORK OF
THIS SECTION I THE DATE WHEN ALL GRADING, PLANTING, IRRIGATION, AND RELATED WORK HAS

COMPLETED AND 15 ACCEFTED DY THE DNNER'S REPRESENTATIVE, THE FPROJEGT BIOLOBIST
OR ECOLOGIST, AND AFPLICABLE AGENCIES.

B. HARRANTY TERMS: CONTRACTOR'S WARRANTY SHALL INCLUDE REPLACEMENT OF PLANTS DUE TO
MORTALITY (GAME SIZE AND SPECIES SHORN ON THE DRANINGS). PLANTS REPLAGED UNDER THIS
ARRANTY SHALL BE HARRANTED FOR AN ADDITIONAL YEAR AFTER REPLAGEMENT.

€ EXCEPTIONS: LOSS DLE TO EXCESSIVELY SEVERE GLIMATOLOSICAL GONDITIONS (SUBSTANTIATED BY
10-TEAR RECORDED HEATHER CHARTS), OR GASES OF NESLECT BY OHNER, OR CASES oF
ABUSE/DAMAGE BT OTHERS,

PART 2: PRODUCTS AND MATERIALS
20PLANTS
A GBERAL: ALL PLANT MATERIAL WILL CONFORM TO THE VARIETIES SFECIFIED OR SHORN IN THE

PLANT LIST(S) INDICATED ON THE MITIGATION PLANS AND BE TRUE TO BOTANICAL NAME AS LISTED

IN. HITCHCOCK, CL, AND A CRONGUIST. 9713, FLORA OF THE PACIFIC NORTHREST. UNIVERSITY OF

ASHINGTON PRESS.

B SHRUBS AND TREES:

I. THE PROJECT BIOLOGIST OR ECOLOBIST SHALL EXAMINE PLANT MATERIAL PRIOR TO PLANTING.
ANY MATERIAL NOT MEETING THE REGUIRED SPECIFICATIONS SHALL BE IMMEDIATELY REMOVED
FROM THE SITE AND REPLACED WITH LIKE MATERIAL THAT MEETS THE REGUIRED STANDARDS,
FLANT MATLRIAL SHALL MEET THE REGUIREMENTS OF STATE AND FEDERAL LAS WTH RESPECT
TO PLANT DISEASE AND INFESTATIONS. INSPECTION CERTIFICATES, REQUIRED BY LAW, SH
oMM EACH M VTt ST AT SALL D UMD 1o mie PR BT BloLOSIST
OR ECOLOGIST UPON CONTRACTOR'S REGEIPT OF PLANT MATERIAL.

FLANT MATERIALS SHALL BE LOCALLY 6ROWN (WESTERN WASHINGTON, WESTERN OREGON, OR
WESTERN BIG), HEALTHY, BUSHY, IN VIGOROUS ERONING CONDITION, AND SUARANTEED TO BE TRUE
TO SIZE, NAME, AND VARIETT. IF REPLAGEMENT GF PLANT MATERIAL IS NECESSART DUE TO

»

AND MATERIAL DISPOSAL Af

2.PLANT TREES AND SHRUBS AS INDICATED ON MITIGATION PLANS.

3.MULCH INSTALLED PLANTS AND TREES,

4. INSTALL TEMPORARY IRRIGATION SYSTEM AND PROGRAM FOR 05 INCHES OF WATER EVERY 3
DAYs.

5 INSTALL FENCING AND CRITICAL AREA PROTECTION SIGNS.
12 SUBMITTALS

A ERODUCT DATA: FURNISH THE FOLLOWING WITH EAGH PLANT MATERIAL DELIVERT:
1L INVOICES INDICATING SIZES AND VARIETY OF PLANT MATERIAL

2.CERTIFICATES OF INSPECTION REGUIRED BY STATE AND FEDERAL AGENCIES.

B. QUALITY CONTROL SUBMITTALS.

. PRIOR TO DELIVERY OF MATERIALS, CERTIFICATES OF COMPLIANCE ATTESTING THAT MATERIALS
MEET THE SFECIFIED REGUIREMENTS SHALL BE FURNISHED FOR THE FOLLOWING: FLANTS, TOFSOIL,
FERTILIZER, AND ORSANIC MULCH. CERTIFIED COPIES OF THE MATERIAL CERTIFICATES SHALL
INCLUDE THE FOLLOWING:

QUPLANT MATERIALS: BOTANICAL NAME, COMMON NAME, SIZE. GUANTITY BY SPECIES, AND
LOCATION WHERE GROMN.

BIMPORTED TOPSOIL. PARTICLE SIZE, PH, ORGANIC MATTER CONTENT, TEXTURAL GLASS,
SOLUBLE SALTS, CHEMIGAL AND MECHANIGAL ANALTSES.

.FERTILIZER. GHEMICAL ANALYSIS AND PERGENT COMPOSITION.

AIMPORTED MULCH: COMPOSITION AND SOURCE

| 3 REFERENCES

A SIZE AND GRADING STANDARDS: SHALL GONFORM TO THE CURRENT EDITION OF THE AMERICAN
STANDARD FOR NURSERT STOCK, FUBLISHED BY THE AMERICAN NURSERY AND LANDSCAPE
ASSOCIATION.

14 QUALITY ASSURANCE

A HORKER'S QUALIFICATIONS: THE PERSONS FERFORMING THE PLANTING AND THEIR SUPERVISOR(S)
SHALL BE PERSONALLY EXPERENCED WITH PLANTING AND CARING FOR PLANT MATERIAL, AND
SHALL HAVE BEEN RESULARLY EMPLOYED BY A COMPANY ENSAGED IN FLANTINS AND GARINS
FOR PLANT MATERIAL FOR A MINIMUM OF 2 YEARS,

B. PLANT MATERIAL. ALL PLANT MATERIALS SHALL BE LOCALLY GROWN OR RESIONALLY
ACCLIMATIZED TO THE PACIFIC NORTHREST,

15 DELIVERY, INSPEGTION, STORAGE AND HANDLING

A DELIVERY. A DELIVERY SCHEDULE SHALL BE PROVIDED AT LEAST 10 CALENDAR DAYS FRIOR TO
THE FIRST DAY OF DELIVERY. PLANT MATERIALS SHALL BE DELIVERED TO THE JOB SITE NOT MORE
THAN 1 WORKING DAYS FRIOR To THEIR RESFECTIVE FLANTING DATES.

. BROTECTION DURING DELIVERY: PLANT MATERIAL SHALL BE PROTEGTED DURING DELIVERY TO
FREVENT DESICCATION AND DAMASE TO THEE BRANCHES, TRINK, ROOT SYSTEM, OR EARTH BALL
BRANGHES SHALL BE PROTECTED BY TYING-IN. EXPOSED BRANCHES SHALL BE COVERED DURING
TRANSPORT.

. EERTILIZER. FERTILIZER SHALL BE DELIVERED IN MANUFACTURER'S STANDARD SIZED BASS SHOWING
WEIGHT, ANALYSIS, AND MANJFACTURER'S NAME. STORE UNDER A WATERPROOF COVER OR IN A
DRY PLACE AS DESIGNATED BY THE OWNER'S REPRESENTATIVE,

D, INSPECTION: AL PLANT MATERIALS SHALL BE INSPECTED UPON ARRIVAL AT THE JOB SITE BY THE

OMNER'S REPRESENTATIVE FOR CONFORMITY TO TYPE AND QUANTITY WITH REGARD TO THEIR

RESPECTIVE SPECIFICATIONS,

MULCH: A MILCH SAMPLE SHALL BE INSPECTED BY THE PROECT BIOLOGIST OR ECOLOGIST PRIOR

TO THE MULCH BEING DELIVERED TO THE SITE.

F. SToRAGE.

. PLANT MATERIAL NOT INSTALLED ON THE DAT OF ARRIVAL AT THE SITE SHALL BE STORED AND
PROTECTED IN DESIGNATED AREAS. PLANTS STORED ON THE PROJECT SITE SHALL BE PROTECTED
FROM EXTREME WEATHER CONDITIONS BY INSULATING THE ROOTS, ROOT BALLS OR CONTANERS
WAITH SAADUST, 5OIL, COMPOST, BARK OR WOODCHIPS. PLANT MATERIAL SHALL BE PROTECTED
FROM DIRECT EXPOSURE TO WIND AND SUN. BARE-ROOT FLANT MATERIAL SHALL BE HEELED-IN.
CUTTINGS AND EMERGENT PLANTS MUST BE PROTECTED FROM DRYING AT ALL TIVES AND SHALL.

BE HEELED-IN WITH MOIST SOIL OR OTHER INSULATING MATERIAL. AL PLANT MATERIAL STORED
ON-SITE SHALL BE WATERED DALY UNTIL INSTALLED.
2 STORAGE OF OTHER MATERIALS SHALL BE IN DESISNATED AREAS.

m

DAMAGE OR PLANT FAILLRE WITHIN ONE YEAR OF INSTALLATION. THE SIZES,
SPECIES, AND GUANTITIES SHALL BE EGUAL TO SPEGIFIED PLANTS, AS INDICATED GN THE PLANS,
PLANTS SHALL BE NRSERY GROWN, HELL-ROOTED, OF NORMAL BROWTH AND GHARAGTER, AND
FREE FROM DISEASE OR INFESTATION. THE FROECT BIOLDGIST OR EGOLOBIST RESERVES THE
RIGHT T0 REGURE REPLAGEMENT OR SUBSTITUTIGN OF ANT PLANTS DEEMED UNSUITABLE.
4.TREES SHALL HAVE UNIFORM BIRANCHING, SINGLE STRAIGHT TRUNKS ANLESS SFECIFIED AS
MLTI-STEM, MUTI-GANE, OR MLTI-TRUNK), AND AN INTAGT AND INDAMAGED CENTRAL LEADER.
CONTAINER STOCK SHALL HAVE BEEN GRORN IN A GONTAINER FOR AT LEAST ONE FULL SROAING
SEASON AND SHALL HAVE A KELL DEVELOPED ROOT SYSTEM. FLANT MATERIAL THAT IS
ROOT-BOUND OR HAS DAMASED ROOT ZONES OR BROKEN ROOT BALLS HILL NOT BE AGGEPTED.
COMFEROUS TREES SHALL BE NIRSERY GROMN, FULL AND BLSHY, WITH UNIFORM BRANCHING AND A
NATURAL, NON-SHEARED FORM. ORIGINAL CENTRAL LEADER MIST BE HEALTHY AND UNDAMAGED,
MAXIMIM GAP BETWEEN ERANCHING SHALL NOT EXCEED 4 INCHES, AND LENSTH OF TOP LEADER
SHALL NOT EXGEED 12 INGHES,
SHRUBS SHALL HAVE A MINIMUM OF THREE STEMS AND SHALL BE A MNMM HEISHT OF 18 INCHES.
TREES AND SHRUBS SHALL HAVE DEVELOPED ROOT AND BRANCH STSTEMS. DO NOT PRUNE
BRANCHES BEFORE DELIVERT.
£.PLANTS SHALL BE FREE OF SPLITS AND CHECKS, BARK ABRASIONS, AND DISFISURING KNOTS.
FOR. DECIDUOUS PLANTS, ELDS SHALL BE INTACT AND REASONAELY CLOSED AT TIME OF
PLANTING, IF DORMANT.
10, BALLED AND BURLAFPED FLANTS SHALL HOLD A NATURAL BALL. MANUFACTURED ROOT
BALLS ARE INAGCEPTABLE
1. PLANTS SHALL CONFORM TO SIZES INDICATED ON THE PLANT SCHEDULE. PLANTS MAY BE
LARSER THAN THE MINIMUM SIZES SPECIFIED.

@

@

S

€. NOXIOUS SFECIES: AL PLANT STOCK AND OTHER RE-VEGETATION MATERIALS SHALL BE FREE FROM
THE SEED OR OTHER PLANT COMPONENTS OF ANY NOXIOUS OR INVASIVE SPECIES, AS IDENTIFIED BY
THE KINS COUNTY NoXIoUS hEE CONTROL BOARD,

D. SUBSTIUTIONS: SUBSTITUTIONS WILL NOT BE PERMITTED WTHOUT A WRITTEN REQUEST AND
APPROVAL FROM THE OWNER'S REPRESENTATIVE, THE PROECT BIOLOGIST OR ECOLOSIST, AND
APPLICABLE AGENCIES,

22 PLANTINS SOIL

A TOPSOIL: I SUITABLE STOCKPILED NATIVE TOPSOIL IS NOT AVAILABLE FOR MIIGATION
PLANTINGS, TOPSOL. SHALL BE OBTANED FROM OUTSIDE SOURCES. STOCKPILED OR IMPORTED
TOPSOIL SHALL BE FERTILE, FRIABLE, SANDT LOAM SURFACE SOIL, FREE OF SUBSOIL, CLAT LUMPS,
BRUSH, WEEDS, ROOTS, STUMPS, STONES LARGER THAN | INCH IN ANY' DIMENSION, LITTER, OR ANY
OTHER EXTRANEOUS OR. TOXIC MATTER HARMPLL TO PLANT GROWTH,

B. ORSANIC CONTENT. IMPORTED TOFSOIL SHALL CONSIST OF ORSANIC MATERIALS AMENDED AS
NECESSARY TO PRODUCE A BULK ORGANC CONTENT OF AT LEAST 10 PERCENT AND NOT GREATER
THAN 20 PERCENT, AS DETERMINED BY AASHTO-T-194.

COMPOST. COMPOST SHALL MEET THE DEFINITION FOR COMPOSTED MATERIALS AS DEFINED BY THE
NASHINGTON STATE DEPARTMENT OF ECOLOGY.

D. SOl AMENDMENTS:

DA FERTILIZER: HOODY FLANTINGS SHALL BEE FERTILIZED WITH A SLOW-RELEASE SENERAL
SRANULAR FERTILIZER (16-16-16), WITH APPLICATION RATES AS SFECIFIED BY MANJFACTURER.
FERTILIZER SHALL BE APPLIED AFTER PLANTING PIT IS BACKFILLED, AND PRIOR TO
APPLICATION OF MILCH. FERTILIZER SHALL NOT B APPLIED BETHEEN NOVEMBER. AND MARCH.
No FERTILIZER SHALL BE APPLIED WITHIN HETLAND AREAS,

DB, S0IL MOISTURE RETENTION AGENT: A SOIL MOISTURE RETENTION AGENT, SUCH AS "SOILMOIST" OR
EGUAL, SHALL BE INCORPORATED INTO THE BACKFILL OF EACH FLANTINS FIT, FER.
MANJFAGTURER'S INSTRUCTIONS. NO MOISTURE RETENTION AGENT SHALL BE APFLIED WITHIN
WETLAND AREAS,

23 MLcH

A.BARK OR WOODGHIP MULCH SHALL BE DERIVED FROM DOUSLAS FIR, FINE, OR HEMLOCK SFEGIES.
THE MULCH SHALL NOT GONTAIN RESIN, TANNIN, OR OTHER COMPOLNDS IN GUANTITIES THAT HOULD BE
DETRIMENTAL TO ANIMAL, PLANT LIFE, OR WATER GUALITY. SAWDUST SHALL NOT BE USED AS MUCH

B. MULGH SHALL BE MEDIM-COARSE GROUND WITH AN APPROXIMATELY 3-INCH MINJS PARTICLE SIZE.
FINE PARTICLES SHALL BE MINMZED SO THAT NOT MORE THAN 30%, BY LOOSE VOLUME, NILL PASS
THROUSH A US NO. 4 SIEVE,

24 MISCELLANEQUS MATERIALS.

A STAKES, DEADMEN AND GUY STAKES: SOUND, DURABLE, WESTERN RED CEDAR, OR OTHER APPROVED
OO, FREE OF INGECT OR FUNGUS INFESTATION,

B CHAIN-LOCK TREE TIES. %INCH MIDE, PLASTIC.

PART 3. EXECUTION

31SDIL PREPARATION

A ELANTING AREA CONDITIONS: CONTRAGTOR SHALL VERIFY THAT PLANT INGTALLATION CONDITIONS
ARE SUITABLE WITHN THE PRO_ECT AREA(S). ANY UNSATISFACTORY CONDITIONS SHALL BE
CORREGTED FRIOR TO START OF WORK. WHEN CONDITIONS DETRIMENTAL TO FLANT GRONTH ARE
ENCOUNTERED, SUCH AS RUBBLE FILL, POOR DRAINAGE, COMPAGTED SOILS, SIGNIFICANT EXISTING
OR INVASIVE VESETATION, OR OTHER OBSTRUCTIONS, CONTRAGTOR SHALL NOTIFY THE FROJEGT
BIOLOSIST OR ECOLOGIST PRIOR TO PLANTING. THE BESINNING OF WORK BY THE CONTRACTOR
COMSTITUTES OF CONDITIONS AS

B PLANTINS IN REAS: PLANTS INSTALLED IN INDISTURSED AREAS SAALL
B ITEERATED HITH EXISTING NATIVE VESETATION AND FLATED 0 A RANDENL NATAAL 1o
PATTERN. FRICR. TO INSTALLATION OF FLANTINGS, ALL CONSTRUCTION DEBRIS, TRASH, AND
NON-NATIVE INVASIVE PLANT MATERIAL SHALL BE REMOVED FROM THE PROJECT AREA. IN
NON-GRADED AREAS, TREES AND SHRUBS SHALL BE PIT PLANTED AS SHOWN IN TYPIGAL PLANTING
DETAILS. FLANTING FITS SHALL BE BACKFILLED WITH A 50/50 MIXTURE OF IMPORTED, NEED-FREE
TOPSOIL AND THE SOIL FROM THE PLANTING PIT-

C. PLANTING IN SRADED AREAS. N SRADED PLANTING AREAS FLANTS SHALL BE INSTALLED IN NEWLY
PLACED TOPSOIL.

D.solL ATION. £0ILS N AREAS T
D DLt Fars Do st GRONTH S BB DECONPACTED ANDIOR SCARINED 16 7
MINMIM DEFTH OF 64 PRIOR TO TOPSOIL INSTALLATION.

32 FLANTINS

A, PLANT LAYCUT, PROPOSED | OCATIONS OF TREES AND SHRUBS SHALL BE STAKED AND IDENTIFIED
IAITH AN APPROVED CODING SYSTEM OR BY PLACEMENT OF THE ACTUAL PLANT MATERIAL. FOR
LARSE GROUPINGS OF A SINGLE SFECIES OF SHRUB, LANDSCAFE CONTRACTOR MAT STAKE THE
PLANTING BOUNDARIES.

B. CHTAIN LAYOUT AFFROV
OF PLANTING PIT,

<. PLANTING PIT DIMENSIONS:
3.PIT DEPTH: NOT 10 EXCEED THE ROOT BALL OR CONTAINER DEPTH.
4.PIT WIDTH: MEASURED AT THE EROUND SURFACE, 2 TIMES THE WIDTH OF THE ROOT BALL OR

CONTAINER, AS INDICATED IN TYPICAL PLANTING DETAILS.
QBARE-ROOT PLANTS: DIAMETER EQUAL TO THE WIDTH OF THE ROOT SPREAD.

D. SETTINS FLANTS:

I BALLED PLANTS. SET PLANTS IN POSITION AND BACKFILL |/2 DEPTH OF BALL. COMPLETELY
REMOVE GAGE AND THINE FROM FLANT AND PULL BURLAF DOWN AS FAR AS POSEIBLE.
COMPLETE BAGKFILL AND SETTLE WITH WATER. ROOT COLLAR SHALL REMAIN | INGH ABOVE
ADACENT GRADE.

2. BARE-ROOT PLANTS: PRUNE BRUISED OR BROKEN ROOTS. SET PLANT IN POSITION AND FLACE
WETLAND FLANTING SOIL ARGUND ROOTS. USE CARE TO AVOID BRUISING OR BREAKING ROOTS
WHEN FIRMING SOIL_. SETTLE WITH WATER.

3. SHRUB/TREE PLANTING: SHRUS AND TREE STOCK SHALL BE PLANTED IN HAND-DUS HOLES
ACCORDING TO FLANTING DETAILS SHOWN ON THE MITISATION FLANS. SHRUB AND TREE ROOT
BALLS SHALL BE SET 50 THAT ROOT COLLARS ARE | INCH ABOVE ADJACENT SRADE. ALL
BACKFILL SHALL BE GENTLY TAMPED IN PLACE.

4 SURFACE FINISH, FORM A SAICER AS INDIGATED ON TYPIGAL PLANTING DETAILS, OR AS
DIRECTED. GRADE SOIL TO FORM A BASIN ON THE LOWER SIDE OF SLOPE PLANTINGS TO CATCH
AND RETAIN WATER.

5.IN FORESTED AREAS, CONTRACTOR SHALL LOOEELY TIE A 2 FOOT PIECE OF BICDESRADABLE
FLAGGING TO THE TOP PORTION OF ALL PLANTED VEGETATION, BUT NOT ON A GENTRAL LEADER,
TO FACILITATE AND REVIEN BY THE FROEGT
BIOLOSIST OR ECOLOBIST AND REGULATORT AGENCIES.

6. ACTUAL PLANT SYMBOL GUANTITIES SHOWN ON THE PLANS SHALL PREVAIL OVER GUANTITIES
SHONN ON THE PLANT SCHEDULE IN THE EVENT OF A DISCREPANCY.

E. MULGHING:

I IN GRADED AND NON-6RADED IMMEDIATELY FOLLOWING INSTALLATION OF FLANT
MATERIAL, CONTRACTOR SHALL B RAORIST oD EHPe VTR AL PR ARENG (MRS
ABOVE OHAM OF WETLANDS) TO ACHIEVE A UNIFORM MNIMM
THE MINIMUM REGUIRED AFTER SETTLING. ENSURE MULCH IS NOT PILED UP AGAINST PLANT TRUNKS/STEMS:
MAINTAIN AREA AT BASE OF PLANTS FREE AND GLEAR OF WOOD CHIPS. PROVIDE A 36-INCH DIAMETER,
4-INCH DEEP MULCH RINS AROUND THE BASE OF EACH TREE, AND A 24-INGH DIAMETER, 4-INGH DEEF MULCH
RING AROIND THE BASE OF EACH SHRUB.

2.WATER PLANTS THORCUBHLY AFTER MALCHING,

. PRUNING: PRUNE IMMEDIATELY AFTER FLANTING ONLY AS DIREGTED BY THE FROJECT BIOLOGIST OR
ECOLOGIST.

. TREE STAKES AND TIES. STAKE DECIDUOUS AND EVERSREEN TREES 4 FEET OR OVER IN HEIGHT WITH
ONE (1) STAKE FER TREE. STAKE TREES IMMEDIATELY AFTER PLANTING. PLACE STAKE AT THE
CUTER EDGE OF THE ROOTS OR BALL, IN LINE WITH THE PREVAILING WIND, AND AT A 10 DEGREE

THE TREE TRUNK. LOOSELY ATTACH STAKE TO TREE USING CHAIN-LOCK TIES, TREE

SHOULD BE ABLE TO SWAT.

H. INSTALLING TEMPORARY IRRIGATION
. SENERAL REGUREMENTS: CONTRACTOR SHALL PROVIDE AN ABOVE-GROUND TEMPORARY

IRRIGATION SYSTEM GAPABLE OF FULL HEAD-TO-HEAD COVERAGE OF ALL PLANTED PROJECT
AREAS, THE TEMPORARY IRRIGATION STSTEM SHALL EITHER UTILIZE CONTROLLER AND POINT OF
CONNELTION (POC) FROM THE SITE IRRIBATION SYSTEM OR SHALL INCLUDE A SEPARATE POC AND
CONTROLLER WITH A BACKFLOW PREVENTION DEVICE FER WATER LRISDICTION INSFECTION AND

RE AND UNIFORMITY OF

THO GRONING SEASONS AFTER PLANTING (THE FIRST THO TEARS OF THE PERFORMANCE
MONITORING FERIOD), OR LONSER IF REGUIRED TO ENSURE PROPER PLANT ESTABLISHMENT. THE
STSTEM SHALL BiE REMOVED UPON FINAL APPROVAL OF THE MITISATION PROJECT AT THE END OF
THE PERFORMANCE MONITORING PERICD.

2 STSTEM DESIGN AND MATERIALS: ELECTRONIC VALVES SHALL BE THE SAME MANUFACTURER AS
THOSE USED FOR THE SITE IRRIGATION SYSTEM, OR SHALL BE RAIN BIRD FEB SERIES OR EQUAL IF
STSTEM IS NOT CONTIGUOUS WITH THE SITE STSTEM. VALVES SHALL BE SIZED TO ACCOMMODATE
PRESSURE AND ZONE CONSUMPTION REGUIREMENTS OF THE SYSTEM AND SHALL BE INSTALLED
BELOW GRADE IN CARSON (OR EQUAL) VALVE BOXES. WIRING SHALL BE INSULATED MULTI-STRAND,
TAPED TO THE MAIN AT 6-INGH INTERVALS WITH DUCT TAPE NRAPS, ON-GRADE MAIN AND
LATERAL LINES SHALL BE CLASS 200 PVC BELL FIPE WITH SOLVENT WELDED FITTINGS, SECURED
IN-PLACE WITH NIRE STAPLES IHERE NECESSART ON SLOPED AREAS, LINES SHALL BE PLACED 12
INCHES BELOW GRADE IN 4 INCH PCV SLEEVES WHERE VEHICULAR OR MAINTENANCE ACCESS IS
NEEDED AGROSS LINES TO THE PROIEGT AREA(S). MAXIMUM MAIN LINE SIZE SHALL BE 1% INCHES
AND MAY BE LOOPED BACK TO THE POC TO REDUCE PRESSURE LOSS. LATERAL LINES SHALL BE
SIZED IN DECREASING DORNSTREAM ORDER PER RAIN BIRD DESIGN STANDARDS; THE MINMUM
LATERAL SIZE SHALL BE % INGH. HEADS SHALL BE ROTOR OR IMPACT TYPE INSTALLED 4 FEET
ABOVE FINSHED BRADE ON 2-INGH DIAMETER WOOD TREE STAKES, STAKES SHALL BE SECURE IN
THE GROUND, EMBEDDED TO A MINIMUM DEPTH OF 24 INCHES. HEADS AND % INCH PVC RISERS.
SHALL BE SECURED TO STAKES WITH CONSTRIGTING HOSE CLAMPS; NO FUNNY PIPE SHALL BE USED.
HEADS AND NOZZLES SHALL PROVIDE MATCHED PRECIPITATION RATES FOR EACH ZONE,

3 PROGRAMMING:  IRRIGATION STSTEM SHALL BE PROBRAMMED TO PROVIDE APPROXIMATELY 1/2
INCH OF WATER EVERY THREE DATS DURING THE DRY SEASON (APFROXIMATELY JUNE I5TH TO
OCTOBER [5TH). IRRISATION AMOUNTS IN ZONES LOCATED IN THE SHADE OR ON STEEP SLOPES

BE REDUCED IF APPROVED BY THE PROJECT BIOLOGIST OR ECOLOGIST OR THE PROECT
ECOLOBIST/BIOLOBIST.

4 WATER AND PORER SUPELY FOR SYSTEM. THE OWNER SHALL FROVIDE WATER AND ELECTRICITY
FOR THE STSTEM,

5 AS-BUILT DRAWING. A CHART DESCRIBING THE LOCATION OF ALL INSTALLED OR OPEN ZONES
AND GORRESPONDING GONTROLLER NUMBERS SHALL BE PROVIDED BY THE CONTRAGTOR AND
FLACED INSIDE THE CONTROLLER AND GIVEN TO THE OWNER'S REPRESENTATIVE.

IMVEDIATE REPAIR OF THE STSTEM IF IT IS GBSERVED TO BE MALFUNGTIONING,
CRITICAL AREAS FENCE AND SIGNS: INSTALL CRITICAL AREAS FENCE AND CRITICAL AREAS SIGNS
VAHERE SHOIN ON FLANS,

K. RESTORE EXISTING NATURAL OR LANDSCAPED AREAS:

. EXISTING NATURAL OR L ANDSCAPED AREAS THAT ARE DAMAGED DURING CONSTRUCTION SHALL.

RESTORED TO THEIR ORIGINAL CONDITION, UNLESS IMPROVEMENTS OR MODIFICATIONS ARE
SFECIFIED FOR THOSE AREAS.

2. CONTRAGTOR SHALL EXERCISE CARE TO PREVENT INRY TO THE TRUNK, ROOTS, OR BRANCHES.
OF ANY TREES OR SHRUBS THAT ARE TO REMAIN. ANT LIVING, NOODT PLANT THAT 15 DAMAGED
DURING CONSTRUCTION SHALL BE TREATED WITHIN 24 HOURS OF OCCURRENCE, AND THE PROJECT
BIOLOGIST OR ECOLOGIST SHALL BE NOTIFIED IMMEDIATELY OF THE INCIDENT. DAMAGE
TREATMENT SHALL INCLUDE EVENLY CUTTING BROKEN BRANCHES, BROKEN ROOTS, AND DAMAGED.
TREE BARK. INJURED PLANTS SHALL BE THOROUGHLY WATERED AND ADDITIONAL MEASURES
SHALL BE TAKEN, AS AFPROPRIATE, TO AID IN FLANT SURVIVAL,

L. EINAL INSPECTION AND APPROVAL: THE CONTRAGTOR SHALL NOTIFY THE PROJECT BIOLOBIST OR
ECOLOSIST IN WRITING AT LEAST TEN DAYS FRIOR TO THE REQUESTED DATE OF A FROJECT
COMPLETION INSPECTION. IF ITEMS ARE TO BE CORRECTED, A PUNGH LIST SHALL BE PREPARED BY
THE PROJECT BIOLOSIST OR ECOLOSIST AND SUBMITTED TO THE CONTRACTOR FOR. COMPLETION.
AFTER FUNCH LIST ITEMS HAVE BEEN COMPLETED, THE FRO-ECT BIOLOSIST OR ECOLOSIST SHALL
REVIEW THE PROECT AGAIN FOR FINAL ACCEPTANCE OF PLAN IMPLEMENTATION. IF FUNCH LIS
TEYS REGURE FLANT REFLACEVENT, AND THE INGFECTION OGGLRS OTSIDE OF A SUTAGLE
FLANTING SEASON, FLANTS SHALL BE REFLACED DURING THE NEXT FLANTING St

M. AS-BUILT PLAN. GONTRAGTOR 15 RESFONSIBLE FOR VERIFYING PLANT LOGATIONS AND GUANTITIES
ON THE FLANT SCHEDULE IWTH THOSE REFRESENTED AS SYMBOLS ON THE MITIGATION FLANS,
CONTRAGTOR SHALL KEEP A COMPLETE SET OF PRINTS AT THE OB SITE DURING CONSTRUCTION
FOR THE PURFOSE OF RECORDING IN-THE-FIELD CHANGES OR MODIFIGATIONS TO THE APPROVED
PLANS. THIS INFORMATION SHALL BE UPDATED ON A DAILY BASIS AS NECESSARY.

=

PART 4: ONE YEAR CONTRACTOR WARRANTY
NOTE. THESE MAINTENANCE SFECIFICATIONS APFLY TO THE ONE-YEAR CONTRACTOR WARRANTY

PERIOD ONLY. IF THIS MITIGATION PRO-ECT REGUIRES L ONS-TERM PERFORMANCE MONITORING, AS

DETERMINED BY THE GOVERNING JURISDICTION, THE MAINTENANCE SFECIFICATIONS AND GUIDELINES

ASBOCIATED WITH THE PERFORMANCE MONITORING STANDARDS ARE INCLUDED IN THE MITIGATION

REPORT ASSOCIATED WITH THIS PLAN SET, AND MAY ALSO BE INGLUDED ON A SEPARATE FLAN SHEET

IF REGUIRED.

A REVIEN OF SHALL REVIEW LANDSCAPE MAINTENANGE
RECOMMENDATIONS WITH A GUALIFIED NETLAND BIOLOSIST FROM THE PROJECT BIOLOGIST OR
ECOLOGIST WHO 15 FAMILIAR WITH THE STATED GOALS AND OBJECTIVES OF THE PROJECT PLAN.
MAINTENANGE ACTIVITIES: CONTRAGTOR SHALL MAINTAIN TREES AND SHRUBS FOR A PERIOD OF
ONE TEAR FROM THE DATE OF FINAL ACCEPTANGE IN ORDER TO MAINTAIN HEALTHT SROWTH AND
HABITAT DIVERSITY. MAINTENANCE ACTIVITIES SHALL INGLUDE, BUT ARE NOT LIMITED TO- (&)
REPLACING PLANTS DUE TO MORTALITY. (B) TIGHTENING AND REPAIRING TREE STAKES, (€)
RESETTING PLANTS TO PROFER GRADES AND UPRISHT FOSITIONS, AND (D) CORRECTING DRAINASE
FROBLEMS AS REGUIRED.

. RRISATION.

I sYsTEM AND REPAR: THE L BE RESPONSIBLE FOR ACTIVATING,
WINTERIZING, MAINTAINING, AND CONTINJALLY VERIFYING THE ADEGUATE OFERATION OF THE
TEMPORARY IRRIGATION SYSTEM FOR THE FIRST GROWING SEASON FOLLOWING INGTALLATION,
STSTEM FUNCTION (INCLUDING ELECTRONIC VALVE AND CONTROLLER FUNCTION SHALL BE
INSFECTED FOR OFERATION AND FULL COVERAGE OF ALL FLANTED AREAS DURING EACH
MAINTENANCE VISIT. THE STSTEM SHALL BE REPAIRED IMMEDIATELY IF FOUND TO BE DAMAGED
OR MALFUNCTIONING, STSTEM SHALL BE FROSRAMMED AND MAINTAINED TO FROVIDE
APFROXIMATELY % INCH OF WATER EVERY THREE DATS.

STAKE AND TIE REMOVAL: CONTRACTOR SHALL REMOVE TREE STAKES AND TIES ONE YEAR AFTER

INSTALLATION, UNLESS RECEIVING WRITTEN FERMISSION FROM THE PROJECT BIOLOSIST OR

ECOLOGIST TO DELAY REMOVAL OF STAKES AND TIES

£. EROSION AND DRAINASE: CONTRAGTOR SHALL CORRECT EROSION AND DRAINAGE PROBLEMS AS
REGUIRED.

F. RRIGATION SYSTEM REMOVAL: CONTRACTOR SHALL REMOVE IRRIGATION SYSTEM APFROXIMATELY
3 YEARS AFTER FLANTING, OR AS AFPROVED BY THE FROECT BIOLOGIST OR ECOLOGIST.

&F INSPECTION AND APPROVAL: UPON GOMPLETION OF THE ONE-TEAR
FANTEACE PERIOD, AN INSPECTION BY THE PRO_ECT BIOLOGIST OR ECOLOGIST SHALL BE
CONDUCTED TO CONFIRM THAT THE PROIECT AREA WAS PROFERLY MAINTAINED. IF ITEMS ARE TO
BE CORRECTED, A PUNGH LIST SHALL BE PREPARED AND SUBMITTED TO THE CONTRACTOR FOR
CORRECTION. UPON CORRECTION OF THE PUNCH LIST ITEMS, THE PROJECT SHALL BE REVIERED BY
THE PROIECT BIOLOBIST OR ECOLOSIST FOR FINAL CLOSEGUT OF PLAN IMPLEMENTATION.

©
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TREE PROTECTION

i — o —

PLAN

GRAPHIC SCALE NORTH
( INFEET )
15 30 0
SCALE: I'=30"

PLAN LEGEND

PROPERTY LINE

@%\ @ EXISTING TREES (DECIDUOUS/CONIFER) WITH
Dx \Ex  FENCE PROTECTION
‘(7;@ =) EXISTING TREES (DECIDUOUS/CONIFER) NOT
) © REQUIRING FROTECTION

® EXISTING TREES TO BE REMOVED

NOTE:
ALL TREES SURVEYED WITH EXGEFTION OF NORTHUP STREET
TREES ARE BEING RETAINED.

SOME TREES ARE NOT REGUIRING TREE PROTECTION BECAUSE
THERE IS TO BE NO ACTUAL DEVELOPMENT IN THEIR VICINITY

TREE TABLE

TREE TABLE (cont'd)

N

w

w

o

E

3

X

I

X

TREE TYPE == SIENIFICANT TREE TYPE DBH SIENIFICANT
PINS SPECIES & No 23 ACER CIRCINATUM & NO
PINUS SPECIES > YeES 24 PINUG SPECIES & Yo
PINUS SPECIES o NO 25 ALNUS SPECIES 2 YES
ACER CIRCINATIM & NO 26 PINIS SPECIES & YES
ACER CIRCINATUM 6" NO 21 ACER RUBRUM o' NO
PINUS SPECIES o veS 26 ACER RUBRUM o NO
PINUS SPECIES o veS 29 ACER RUBRUM 10" YES
PINS SPECIES o ves 30 ACER RUBRUM o YeES
NS SPECIES = s 31 PINS SPECIES s YeES
POPULUS . 52 PINUS SPECIES 10" YES
TRICHOCARPA 24 YES
OPULUS 12 veo 33 PINUS SPECIES 10" ves
TRICHOCARPA
OPULUS . 34 PINUS SPECIES 10" YeES
TRICHOCARPA 24 TES
35 PINUS SPECIES 10" YeES
CONIFER P, 14" YES
PoPULLS . 56 ACER RUBRUM EY NO
TRICHOCARPA 12 TES
57 ACER RUBRUM 5 NO
CONIFER 5P e YES
36 ACER RUBRUM £ NO
POPULUS .
meaiie = = 39 PINS SPECIES 10" YES
OPULUS .
TRICHOCARPA 1o YES
40 PINUS SPECIES & YeES
CONIFER P, e YES
41 PINUS SPECIS 10" YeES
ARBUTUS MENZIESH 10", 12" YES o
42 ACER CIROINATIM 8 YES
CONIFER . 18* YeES o
43 ACER CiRCNATIM 2 YeES
CONIFER 5P 18* YeES
PINUS SPEGIES & YES
e NOTES
AR\
V)| ARG | SURVET FROVIDED BY LANKTREE LAND SURVETING
S INC, 25510 T4TH AVE 5 KENT, WA 98032, (253)
£53-6423 XI0
BRLEPRR . 2. Oz PLAN PROVIDED BY NAVIX ENSINEERING, 1235
CERTeATE N, oot

SE 6TH ST, SUITE 150, BELLEVUE, WA 48004, (425)
453-950.
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e v e, = .
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Rt Pl b o Prokechon Zeva

+ Ui IO TE el e o0 s o

ot e @ 2@\ EXISTING TREES (DECIDUOUS/CONIFER) WITH
[ vy - — \Zx  FENCE PROTECTION

et sbutiey

EXISTING TREES TO BE REMOVED

é:%} Bceil‘\yevsfe TREE PROTECTION PRCCEDURES DURING CONSTRUCTION

1o

Tree Prtection Reuizenenis Tage2s®

( )TREE PROTECTION DETAIL

TREE PRESERVATION NOTES:

2
B
4
5.

5

EACH TREE WILL HAVE A TREE PROTECTION ZONE COVERING AN AREA EGUIVALENT TO A RADIUS OF 15 FEET FOR EVERY INCH OF TREE SIZE
(DIAMETER AT 4'-6" HEIGHT), OR 6 FEET, NHIGHEVER IS GREATER.
STAKE AND/OR FLAS CLEARING LIMITS AND TREE PROTECTION TO BE VERIFIED AND APPROVED BT THE GITY'S CLEARING AND SRADING
INSPECTOR AT THE REQUIRED PRECONSTRUCTION MEETING.
A 6 INCH LAYER OF COARSE MULCH OR NOODCHIFS IS TO BE PLACED BENEATH THE TREE PROTECTION ZONE OF THE PROTECTED TREES. MULCH IS
TO BE KEPT 12 INCHES FROM THE TRUNK.
PRUNING OF EXISTING LIMBS AND ROOTS SHALL OCCUR UNDER THE DIRECTION OF THE PROECT ARBORIST.
TREE PROTECTION FENGING SHALL BE 6 FEET HEIGHT CHAIN LINK MOUNTED ON TWO INGH DIAMETER METAL FOSTS, DRIVEN INTO THE SROND TO A
DEPTH OF AT LEAST 2-FEET AT NO MORE THAN 10 FOOT SPACI
TREE PROTECTION FENCING MUST BE ERECTED PRIOR TO ANT QLEAR\NE SRADING OR DEMOLITION AND MAY ONLY BE MOVED OR ADUSTED
WITHIN THE TREE PROTECTION ZONE IF AUTHORIZED BY THE GLEARING AND GRADING INSPECTOR AND THE PROJECT ARBORIST, BUT NOT CLOSER
THAN 2 FEET FROM THE TRUNK OF ANY TREE.
MOVABLE BARRIERS OF CHAIN LINK FENCING SECURED TO CEMENT BLOCKS MAT BE SUBSTITUTED FOR FIXED FENCING IF THE PROJECT ARBORIST
AND CITY STAFF AGREE THAT THE FENCING WILL HAVE TO BE MOVED TO ACCOMMODATE CERTAIN PHASES OF CONSTRUCTION, THE BUILDER MAT
NOT MOVE THE FENCE WITHOUT AUTHORIZATION FROM THE PROJECT ARBORIST AND CITY STAFF.
IF TEMPORARY ACCESS INTO THE TREE PROTECTION ZONE IS APPROVED, AN ADDITIONAL 3 INCH LATER OF GRAVEL AND 3/4 INCH PLYWOOD
SHALL BE PLACED OVER THE CRITICAL ROOT ZONE.
FENCINS SHALL HAVE MOUNTED WARNING SIGNS PROMINENTLY DISPLATED AT MAXIMUM 20 FOOT INTERVALS: SISNS TO BE 85 X Il INCHES AND
CLEARLY STATE:
"WARNING - TREE PROTECTION ZONE - THIS FENCE SHALL NOT BE REMOVED AND ANT INAURY TO THIS OR THESE TREES IS SUBJECT TO
PENALTY ACCORDING TO BCC 14.06.100"

DURING CONSTRUCTION:

oo wn

A

ENCROACHMENT INTO THE TREE PROTECTION ZONE 1S PROHIBITED UNLESS IT 1S FOR THE MAINTENANCE OF THE TREE.
AVOID SPILLAGE OR DAMAGING MATERIALS INTO THE TREE PROTECTION ZONE.
NO STORAGE OF CONSTRUCTION MATERIALS, EQUIPMENT, PORTABLE TOILETS, STOCKFILING OF SOIL OR AGEREGATE 15 PERMITTED.
NO PARKING OR DRIVING OF VEHICLES OR OTHER MOTORIZED EQUIPMENT IS PERMITTED WITHIN THE TREE PROTECTION ZONES
NO CUTTING, BREAKING, SKINNING OR BRUISING OF ROOTS, BRANCHES OR TRUNKS WITHOUT FIRST OBTAINING AUTHORIZATION FROM THE PROJECT
ARBORIST.
NO DISCHARGING OF EXHAUST INTO FOLIAGE.
NO SECURING OF CABLES, CHAINS, OR ROPES TO TREE TRUNKS OR BRANCHES.
NO TRENCHING, DIGGING, TUNNELING OR OTHERWISE EXCAVATING WITHIN THE CRITICAL ROOT ZONE OR TREE PROTECTION ZONES WITHOUT FIRST
OBTAINING AUTHORIZATION FROM THE FROJECT ARBORIST.
PERIODIGALLY INSPECT, AT 4 WEEK INTERVALS MINIMUM, TO ASSESS AND MONITOR THE EFFECTIVENESS OF THE TREE PROTEGTION MEASURES.
FROM END OF MAT TO END OF SEPTEMBER, MONITOR TREES FOR SISNS OF DROUGHT STRESS; LAT DRIP IRRISATION OR SOAKER HOSE AND
IRRIGATE FOR A MINIMUM OF 4 HOURS EVERY 3 DAYS DURING PERIODS OF DROUSHT
ANT NECESSARY EXCAVATION ADIACENT OR WITHIN THE CRITICAL ROOT ZONES SHALL BE PERFORMED BY HAND OR COMPRESSED AIR; MACHING
TRENCHING SHALL NOT BE PERMITTE
1T EXCAVATION OR TRENCHING auTau?E THE TREE PROTECTION ZONE ENCONTERS ROOTS OF SMALLER THAN 2 INCHES, HAND TRIM AND CLEAN
5; ALL DAMAGED, TORN, AND CUT ROOTS SHALL BE GIVEN A CLEAN CUT TO REMOVE RAGGED EDGES. TRENCHES SHALL BE FILLED

A 2 24 HOUW& PHERE THS 19 NOT FOSSIBLE, THE SIDE OF THE TRENCH ADJACENT TO e TREES SHN,L D RarT SUADED MITH FOIR LAYERS

OF DAMPENED, UNTREATED BURLAP, WETTED AS FREGUENTLY AS NECESSARY TO KEER P WET. ROOTS 2 INCHES OR | ARGER, W
EN(/OUNTERED DAL B PEPORTLD MVEDIATELY 16 TiE PROJECT ARBORIST, NHO L DECIDE TS T CONTRACTOR Mt €U HE ROOT
AS MENTIONED ABOVE OR SHALL EXCAVATE BT HAND OR WITH COMPRESSED AIR UNDER THE ROOT. ALL EXPOSED ROOTS ARE TO BE PROTECTED
WITH DAMPENED BURLAP.
ROUTE FIFES OUTSIDE OF THE TREE PROTECTION ZONE OF A FROTECTED TREE TO AVOID CONFLICT WITH ROOTS. WHERE IT IS NOT FOSSIBLE TO
REROUTE PIPES OR TRENCHES, BORE OR TUNNEL BENEATH THE TREE PROTECTION ZONE OF Tt E. THE BORING SHALL TAKE PLACE NOT LESS
THAN 3' BELOW THE SURFACE OF THE SOIL IN ORDER TO AVOID ENCOUNTERING FEEDER ROOTS. ALL BORING EQUIPMENT MUST BE STAGED CUTSIDE
OF THE TREE PROTECTION ZONE
ALL GRADE CHANGES ADUACENT TO THE TREE PROTECTION ZONE OF A SIGNIFICANT TREE SHALL BE SUPERVISED BY THE PROJECT ARBORIST.
CUTS OR FILLS OF SOIL THAT ARE ADJACENT TO THE TREE PROTECTION ZONE WILL HAVE A RETAINING WALL STSTEM DESIGNED IN CONSULTATION
WITH THE PROJECT ARBORIST AND APPROVED IN WRITING BY CITY STAFF.
ANT DAMAGE DUE TO CONSTRUCTION ACTIVITIES SHALL BE REPORTED TO THE PROJECT ARBORIST AND CITY STAFF WITHIN SIX HOURS SO THAT
REMEDIAL ACTION CAN BE TAKEN,
THE PROJECT ARBORIST SHALL BE RESPONSIBLE FOR THE PRESERVATION OF THE DESIGNATED TREES. SHOULD THE BULDER FAIL TO FOLLOW THE
TREE PROTECTION SFECIFICATIONS, IT SHALL BE THE RESPONSIBILITY OF THE PROJECT ARBORIST TO REFORT THE MATTER TO CITY STAFF AS AN
ISSUE OF NON-COMPLIANCE .

POST CONSTRUCTION,

2
3.
4
5.

o

COMPLETE POST-CONSTRUCTION TREE MAINTENANCE, INCLUDING PRUNINS, MCHING, FERTILIZATION, IRRISATION, AND SOIL AERATION HHERE
Ci

REMOVE, BY HAND, ALL SOIL AND ROOT PROTECTION MATERIAL SUCH AS WOOD CHIPS, GRAVEL AND PLYWOOD.

PROVIDE FOR REMEDIATION OF COMPACTED SOIL BY METHODS SUCH AS AERATION OR VERTICAL MULCHING.

APPLY AT LEAST | INCH OF WATER PER WEEK BY DEEP WATERING IN THE ABSENCE OF ADEGUATE RAINFALL.
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PLANTING SPECIEICATIONS

NN 174, SECTION 25, TOWNSHIP 25N, RANGE 5E, AWM.

PART I: GENERAL
Il SEQUENCING
A. LANDSCAPE WORK THIS SECTION INCLUDES BUT 15 NOT LIMITED TO THE FOLLOWING:
| PREPARATION OF SUB-BASE AS REQUIRED FOR ERASS AND PLANTING BEDS.
2.FINISH GRADING OF TOPSOIL MATERIALS.
3. PREPARATION OF SOIL MIXTURES.
4.EXCAVATION AND BACKFILLING FOR TREES AND SHRUBS.
5.PLANTING OF TREES, SHRUBS AND GROUNDCOVERS.
6. MISCELLANEOUS LANDSCAPE WORK.
T QUALITY ASSURANGE: SUBCONTRAGT LANDSGAPE WORK TO A SINSLE FIRM SPECIALIZING IN LANDSCAPE
R

12 SOURCE QUALITY CONTROL
NERAL:_ SHIP LANDSCAPE MATERIALS WITH CERTIFICATES OF INSPECTION REGUIRED BY GOVERNING

RIS COMPLY AT REGULATIONS AL CABLE 15 LANDSCABE MATERIALS

1| 2O NOT MAKE SUBSTIUTIONS - SPECIFIED LANDECARE MATERIAL 15 NOT OBTANABLE, SUBMiT
NON-AVAILABILITY 0 LANDSCARE ARCHITECT, TOSETHER WITH PROPOSAL FOR Usiz OF EGUIVALENT

RIAL. WHEN AUTHORIZED, ADWSTMENT OF CONTRAGT AMOUNT WILL BE MADE, IF NEGESSARY.

2. ANALTSIS AND STANDARDS: PACKAGE STANDARD PRODUCTS WITH MANJFACTURERS CERTIFIED
ANALYSIS, FOR OTHER MATERIALS, PROVIDE ANALTSIS BY RECOGNIZED LABORATORT MADE IN
ACCORDANCE WITH METHODS ESTABLISHED BY THE ASSOCIATION OF OFFICIAL AGRICULTURE CHEMISTS,
WHEREVER APPLICABLE

B. BEFORE DELIVERT OF ADDITIONAL TOPSOIL, FURNISH LANDSCAPE ARCHITECT WITH WRITTEN

STRTEVENT GIvING LOGATION OF PROPERTIES FROM RACH TOPSOIL 16 70 BE OSTAINED.

PLANT MATERIAL: PROVIDE PLANT MATERIAL OF GUANTITY, SIZE, GENUS, SPEGIES AND VARIETY SHONN AND
SCHEDULED FOR LANDSCAPE WORK AND COMPLYING WITH RECOMMENDATIONS AND REGUIREMENTS OF AN
260.), CURRENT EDITION, "AMERIGAN STANDARD FOR NURSERT STOCK". PROVIDE HEALTHY, VIGOROUS
STOCK, GROWN IN RECOGNIZED NURSERT IN ACCORDANCE WITH GOOD HORTICULTURAL PRACTICE AND FREE
OF DISEASE, INSECTS, ES6S, LARVAE AND DEFECTS SUCH AS KNOTS, SUN-SGALD, INIURIES, ABRASIONS, OR
DISFIGUREMENT,
| EXCEPT AS FOLLOWS, LABEL AT LEAST ONE TREE AND ONE SHRUB OF EACH VARIETY WITH A SECURELY

ATTAGHED WATERPROOF TAG BEARING LEGIBLE DESIGNATION OF BOTANICAL AND COMMON NAME.
2.NOTIFY LANDSCAPE ARCHITECT PRIOR TO INSTALLATION FOR GUALITY INSPECTION, LOCATION OF FLANT

MATERIAL AND REVIEW OF PLANTING TIME AND SCHEDULE. LANDSCAPE ARCHITECT RETAINS THE RIGHT

TO FURTHER INSPECT PLANT MATERIAL FOR SIZE AND CONDITION OF BALLS AND ROOT SYSTEMS, INSECTS,

INIURIES AND LATENT DEFECTS, AND TO REECT UNSATISFACTORY OR DEFECTIVE MATERIAL AT ANY TIME

DURING PROGRESS OF WORK. REMOVE REJEGTED TREES OR SHRUBS IMMEDIATELY FROM PROJECT SITE.
TESTING: OBTAIN SOIL TEST TO DETERMINE PH AND LIME REGUIREMENTS PRIOR TO PLANTING.
MAINTENANCE INSTRUCTIONS: SUBMIT TYPEWRITTEN INSTRUCTIONS RECOMMENDING PROCEDURES TO BE
ESTABLISHED BY OWNER FOR MAINTENANCE OF LANDSCAPE WORK FOR ONE FULL TEAR. SUBMIT TO
LANDSGAPE ARCHITECT FOR APPROVAL PRIOR TO EXPIRATION OF REGUIRED MAINTENANCE PERIOD(S).

13 DELIVERY STORAGE AND HANDLING
A TREES A\D SHRUBS  PROVIDE FRESHLY DUS TREES AND CONTAINERIZED SHRUBS. DO NOT PRINE PRIOR
TO DELIVERY UNLESS OTHERWISE APPROVED BY LANDSCAPE ARCHITECT DO NOT BEND OR BIND-TIE
TRELS OF. SHRUES, IN SUCH MANNER AG 70 DAMAGE BARK, BREAR BRANGHES OF DEGTROT NATURAL
2 VIDE PROTECTIVE COVERING DURING DELIVERT. DO NOT DROP BALLED AND BURLAPPED

STOCK DURING DELIVERT

- PELIVER TREES AND SHRUBS AFTER PREPARATIONS FOR PLANTING HAVE BEEN COMPLETED AND PLANT
IMMEDIATELY . IF FLANTING 15 DELAYED HAN 6 HOURS AFTER DELIVERY, SET PLANT MATERIAL IN

SHADE, PROTECT FROM WEATHER AND TECHANICAL DAMAGE, AND KEEP ROOTS MOIST BY COVERING
WITH MULCH, BURLAP OR OTHER ACCEPTABLE MEANS OF RETAINING MOISTURE.
2.D00 NOT REMOVE CONTAINER SROWN STOCK FROM CONTAINERS UNTIL PLANTING TIME.

0

mg

14 JoB CONDITIONS
PROCEED WITH AND COMPLETE LANDSCAPE WORK. AS RAPIDLY AS PORTIONS OF THE SITE BECOME
AVAILABLE, WORKING WITHIN SEASONAL LIMITATIONS FOR EACH KIND OF LANDSCAPE WORK. REGUIRED.

I UTILITIES, DETERMINE LOGATION OF UNDERSROUND UTILITIES AS REGUIRED BY LAW AND PERFORM WORK
IN A MANNER WHICH WILL AVOID POSSIBLE DAMAGE. HAND EXCAVATE, AS REQUIRED. MAINTAIN GRADE
STAKES SET BY OTHERS UNTIL REMOVAL IS5 MUTUALLY AGREED UPON BY PARTIES CONCERNED.

2.EXCAVATION: IWHEN CONDITIONS DETRIMENTAL TO FLANT GROWTH ARE ENCOUNTERED, SUCH AS RUBBLE

ILL, ADVERSE DRAINAGE CONDITIONS, OR OBSTRUCTIONS, NOTIFY LANDSCAPE ARCHITECT BEFORE
PLANTING.

3.PLANTING TIME: PLANT OR INSTALL MATERIALS DURING NORMAL PLANTING SEASONS FOR EACH TTPE OF
LAY QUIRED. CORRELATE PLANTING WITH SPECIFIED MAINTENANCE PERIODS TO
PRD\/\DE MA\NTENANCE FROM DATE OF SUBSTANTIAL GOMPLETION.

15 GENERAL SITE CONDITIONS

A LANDSCAPE CONTRACTOR SHALL GIVE LANDSCAPE ARCHITECT A MINIMUM OF TEN. (I0) DATS NOTICE PRIOR
TO INTENTION TO PROCEED WITH CONSTRUCTION.

B. GONSTRUCTION MUST BE PERFORMED IN ACGORDANCE WITH ALL APFLICABLE CODES, PERMIT GONDITIONS,
ORDINANCES AND POLICIES OF THE GOVERNING JURISDICTION.

C. THE APPLICANT IS RESPONSIBLE FOR OBTAINING ANY OTHER RELATED OR REQUIRED PERMITS PRIOR TO
THE START OF CONSTRUCTION.

D. A COPY OF THE APPROVED PLANS, SPECIFICATIONS, AND PERMIT APFROVALS MUST BE ON SITE WHENEVER

CONSTRUCTION IS IN FROSRESS AND SHALL REMAIN ON SITE UNTIL PROECT COMPLETION.

E. LANDSCAPE ARCHITECT SHALL BE ON SITE, AS NECESSARY, TO MONITOR CONSTRUCTION AND AFPROVE
MINOR REVISIONS TO THE PLAN.

16 ToPsOIL

A ALL BRADING SHALL BE DONE FER THE AFPROVED CIVIL SET AND SPECIFICATIONS. ALL PLANTING AREAS
SHALL EE OVER-EXCAVATED d' FOR PLACEMENT OF STOCKPILED TOPSOIL OR IMPORTED 3-WAY TOPSOIL

ROVE OR EQUAL) TOPiO\L \F A\/A\LABLE ONSITE, 5HALL BE EXCAVATED FROM WEED-FREE

et SITE, SELECTED BY L,

SITE WORK. LANDSCAPE ARCHITECT SHAu DETEN DETH OF T TOPSOIL TO STOCKPILE

CONTRAGTOR SHALL PROTECT TOPSOIL AS NECESSARY TO ENSURE STABILITY AND ADEGUATE EROSION

CONTROL. SEE TESC FLAN BT CIVIL FOR EROSION BMPS FOR THE SITE. STOCKPILED TOPSOIL SHALL BE

SCREENED THROUGH A 1" MESH PRIOR TO PLACEMENT IN PLANTING BEDS.

B.IN ALL IN-SROUND LANDSCAFE BEDS OVER-EXCAVATE 4" BELOW FINISHED ELEVATION SHOWN ON FLANS
FOR PLACEMENT OF 9" OF STOCKPILED ORGANIC TOPSOIL OR IMPORTED 3-WAY TOPSOIL. TILL INTO THE
TOP &' OF SUBGRADE PRIOR TO PLANTING. INSTALL AREA DRAINS WHERE LANDSCAPE CONTRACTOR
DEEMS NECESSARY FOR PROPER DRAINAGE. THIS PLAN DOES NOT INCLUDE DRAINAGE FOR LANDSCAPED
AREAS. THIS SHALL BE ASSESSED AND INCLUDED WITH THE LANDSCAPE CONTRACTOR'S SCOPE FOR
IMPLEMENTATION OF THIS LANDSCAPE PLAN.

17 PROECT WARRANTY

WARRANTY ALL PLANTING FOR A PERIOD OF ONE YEAR AFTER DATE OF FINAL ACGEPTANCE BY OWNER,
AGAINST DEFECTS INCLUDING DEATH AND UNSATISFACTORT GROWTH, EXCEFT FOR DEFECTS RESULTING
FROM NEGLECT BY OWNER, ABUSE OR DAMAGE BY OTHERS, OR UNUBUAL PHENOMENA OR. INCIDENTS WHICH
ARE BETOND LANDSCAPE CONTRACTOR'S CONTROL.

. IMMEDIATELT REMOVE AND REFLACE TREES, SHRUBS OR OTHER PLANTS FOUND TO BE DEAD OR IN
UNHEALTHY CONDITION DURING INARRANTY PERIOD. REPLACE PLANT MATERIAL IN DOUBTFUL CONDITION AT
END OF WARRANTY PERIOD; UNLESS, IN OPINION OF L ANDSCAFE ARCHITECT, IT 15 ADVISABLE TO EXTEND
WARRANTY FERIOD FOR A FULL GRONING SEASON,

C. ANOTHER INSPECTION WILL BE CONDUCTED AT END OF EXTENDED WARRANTY PERIOD TO DETERMINE

ACCEPTANCE OR REJECTION OF PLANT MATERIAL. ONLY ONE REPLACEMENT (PER HRUB OR PLANT)

WILL BE REQURED AT END OF WARRANTY PERIOD, EXGEPT FOR LOSSES OR REFLACEMENTS DUE TO

FAILURE TO COMPLY WITH SPECIFIED REGUIREMENTS.

>
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PART 2: PRODUCTS AND MATERIALS
21 TorsolL

A TOPSOIL THAT HAS BEEN STOCKPILED FOR REUSE IN LANDSCAPE WORK SHALL BE FERTILE, FRIABLE, SANDY
LOAM, SURFACE SOIL, FREE OF SUBSOIL, CLAY LUMPS, BRUSH, NEEDS AND OTHER LITTER, AND FREE OF
ROOTS, STUMPS, STONES LARGER THAN I* IN ANY DIMENSION, AND OTHER EXTRANEOUS OR TOXIC MATTER
HARMFUL TO PLANT GROWTH,

B. PROVIDE ADDITIONAL TOPSOIL FROM LOCAL SOURCES OR FROM AREAS HAVING SIMILAR SOIL
CHARACTERISTICS TO THAT FOUND AT PROJECT SITE. OBTAIN TOPSOIL ONLY FROM NATURALLTY,
NELL-DRAINED SITES MHERE TOPSOIL OCCURS IN A DEPTH OF NOT LESS THAN 6"} DO NOT OBTAIN FROM
BOGS, MARSHES OR OTHER WETLAND AREAS

22 SOl AMENDMENTS

A.LIME: NATURAL DOLOMITIC LIMESTONE CONTAINING NOT LESS THAN 85% OF TOTAL CARBONATES WITH A
M OF 50% MASNESUN CARBO SO THAT NOT LESS THAN 90% PASSES A [O-MESH

RATE OF APPLICATION SUITED TO SOIL
Aﬁ\DH‘( AND TYPE OF F’LANT\N& AS DETERMINED BY SOIL TESTING.

B. ORGANIC MATTER: ORGANIC, WEED- AND DEBRIS-FREE COMPOST, CEDARGROVE OR EQUIVALENT.

23 MiLcH

A BARK OR WOOD CHIP MILCH SHALL BE DERIVED FROM DOUGLAS FIR, PINE, OR HEMLOCK SPECIES. THE
MULCH SHALL NOT CONTAIN RESIN, TANNIN, OR OTHER COMPOUNDS IN QUANTITIES THAT WOULD BE
DETRIMENTAL TO ANIMAL, PLANT LIFE, OR WATER GUALITY. SAWDUST SHALL NOT BE USED AS MULCH.

B. MULCH SHALL BE MEDIUM-COARSE GROUND WITH AN APPROXIMATELY 3-INCH MINUS PARTICLE SIZE, FINE
PARTICLES SHALL BE MINIMIZED S0 THAT NOT MORE THAN 30%, BY LOOSE YOLUME, WILL PASS THROUSH A
US NO. 4 SIEVE.

24 COMMERCIAL FERTILIZER

D.EOR ALL PLANTING BEDS: PLANTINGS SHALL BE FERTILIZED WITH A SLON-RELEASE GENERAL GRANULAR
FERTILIZER (16-16-16), OR SLOW-RELEASE FERTILIZER TABLETS, WITH APFLICATION RATES AS SPECIFIED BT
MANUFACTURER. FERTILIZER SHALL BE APPLIED AFTER PLANTING PIT IS BACKFILLED (OR DURING BACKFILL
IN THE CASE OF TABLETS), AND PRIOR TO APPLICATION OF MULGH. FERTILIZER SHALL NOT BE APPLIED
BETWEEN NOVEMBER AND MARCH.

E

25 PLANT MATERIALS

A VERIFY GUANTITIES: VERIFY PLANT LOGATIONS AND GUANTITIES OF PLANTS ON THE PLANT SCHEDULE WITH
THOSE REPRESENTED ON THE PLAN. ACTUAL PLANT QUANTITIES SHOIWN ON PLANTING PLANS TO PREVAIL
OVER QUANTITIES SHOWN ON PLANT SCHEDULE IN THE EVENT OF A DISCREPANCT.

B.Gl PROVIDE PLANT MATERIAL OF SIZE, GENUS, SPECIES AND VARIETY SHOMN AND SCHEDULED FOR
LAND%APE NORK AND COMPLYING WITH RECOMMENDATIONS AND REQUIREMENTS OF ANSI Z60 1, CURRENT

EDITION “AMERICAN STANDARD OB NIREERT STOCK- AL PLANT MATERIALS 76 BE LOGALLY GRONN

TERN WA, HESTERN OR, OR WESTERN BCJ, HEALTHY, BUSHT, AND IN VIGOROUS GROWING CONDITION.  IF
REPLAGEMENT OF PLANT MATERIAL |5 NECESBART DUE TO GONSTRUCTION DAMAGE OR PLANT FAILURE
WITHIN ONE TEAR OF INSTALLATION, SIZE AND GUALITY SHALL BE AS INDICATED ON THE PLANS.

€. DECIDUOUS AND EVERGREEN TREES: PROVIDE BALLED AND BURLAPPED (B4B) TREES OF HEIGHT AND/OR
CALIPER SGHEDULED AND WITH BRANCHING coNHaJRAT\oN RECOMMENDED BY ANSI 260, CURRENT
EDITION, FOR  TYPE AND SPECIES REQUIREL O HAYE UNIFORM BRANCHING, SINGLE STRAIGHT
TRUNKS, (INLESS SPECIFIED AS MILTI-STEM) AND CENTRAL LEADER INTACT AND UNDAMAGED. BALLED AND
BURLAPPED STOCK SHALL HAVE BEEN ROOT PRUNED AT LEAST ONCE IN THE LAST THREE YEARS.
CONTAINER STOCK SHALL BE FULLY ROOTED BUT NOT ROOT-BOUND. PLANT MATERIAL WITH DAMAGED
ROOT ZONES OR BROKEN ROOTBALLS WILL NOT BE ACCEPTED.

26 TEMPORARY IRRIGATION

A A TEMPORARY (3 YEAR WARRANTEE) DRIP IRRIGATION STSTEM SHALL BE DESIGNED AND INSTALLED BY
LANDSCAPE CONTRACTOR UPON COMPLETION OF TOPSOIL PLACEMENT AND PRIOR TO INSTALLATION OF
PLANTINGS WITHIN THE LANDSCAPE AREA. LANTED AREAS SHALL RECEIVE ADEQUATE DRIP
COVERAGE TO ALL NEW PLANTINGS IN THE LANDSCAFED BEDS.

B. PROVIDE WRITTEN VERIFICATION TO LANDSCAPE ARCHITECT THAT BACKIFLOW FREVENTION FER CODE
EXISTS ON THE LINE TO BE USED AS A POINT OF CONNECTION FOR THE IRRIGATION SYSTEM. I
VERIFICATION CANNOT BE MADE, FROVIDE BACKFLOW PREVENTION FER CODE AS A PART OF THE
INSTALLATION.

C. GENERAL CONTRACTOR SHALL FROVIDE SLEEVING, WATER AND ELECTRICITY FOR THE SYSTEM.
LANDSCAPE CONTRACTOR SHALL PROVIDE ISOLATION VALVE AND CONNECTION TO WATER AND
CONTROLLER.

D. LANDSCAPE GONTRAGTOR SHALL INSTALL SOIL MOISTURE PROBE CONNEGTED TO IRRIGATION SYSTEM TO
DETERMINE IWHEN IRRIGATION 15 NECESSARY DURING THE DRY SEASON. INSTALL PER MANUFACTURER'S
SPECIFICATIONS.

E. LANDSGAPE CONTRAGTOR |5 RESPONSIBLE FOR ENSURING PROPER FUNCTION AND GONNECTION OF THE
IRRIGATION SYSTEMS, AND TO "WINTERIZE" INSTALLED IRRIGATION STSTEM PRIOR TO OCTOBER 3IST.

27 MISCELLANEOUS LANDSCAPE MATERIALS

A. STAKES, DEADMEN AND 6UYS: PROVIDE STAKES AND DEADMEN OF SOUND NEW, PRESSURE TREATED
HEM-FIR, FREE OF KNOT HOLES AND OTHER DEFECTS. SIZE AS FOLLOWS: STAKES: 2'X2'X8'-0", POINTED,
STAINED DARK BROWN

B. DEADMEN: 2'X2"X3'-0", POINTED, STAINED DARK BROWN. PROVIDE WIRE TIES AND 6UYS OF 2-STRAND,
TWISTED, PLIABLE GALVANIZED IRON WIRE NOT LIGHTER THAN |2 GA. W TH ZINC-COATED TURNBUCKLES
PROVIDE NOT LESS THAN 3/4 INCH DIAMETER BLACK RUBBER OR FLASTIC HOSE, CUT TO REGUIRED LENSTHS
TO PROTECT TREE TRUNKS FROM DAMAGE BY WIRES.

C. LIGHTING: SEE DRANINGS BY OTHERS FOR ALL OUTDOOR LIGHTING DETAILS.

PART 2: EXECUTION

3] SOIL PREPARATION

A COORDINATE THE WORK. OF THIS SECTION WITH *IRRIGATION STSTEM INSTALLATION".
| STAKE PROPOSED TREE LOCATIONS AND SECURE L ANDSCAPE ARCHITECT'S ACCEPTANCE BEFORE START

OF PLANTING HORK. MAKE MINOR ADJUSTMENTS AS MAY BE REQUESTED.

2 PREPARATION OF PLANTING AREAS: FRIOR TO PLANTING, TOPSOIL SHALL BE PLACED AND TILLED INTO
THE SUBGRADE FER THE TOPSOIL SECTION.

3.EXCAYATION FOR TREES AND SHRUBS: EXCAYATE PITS AND BEDS MTH VERTICAL SIDES AND WITH

M OF EXCAVATION SLIGHTLY RAISED AT CENTER TO PROVIDE PROPER DRAINAGE. SCARIFT SOIL
IN BOTTOM AND SIDES OF PLANTING PIT,

4 FOR BALLED AND BURLAPPED (BiB) TREES AND SHRUBS, MAKE EXCAVATIONS AT LEAST TWICE AS WIDE
AS THE BALL DIAMETER AND EQUAL TO THE BALL DEPTH, PLUS AN ALLOWANGCE FOR SETTING OF BALL ON
A d" LATER OF COMPACTED PLANTING SOIL MIXTURE,

5.FOR CONTAINER GROWN STOCK, EXCAVATE AS SPECIFIED FOR BALLED AND BURLAFPED STOCK,
ADUSTED TO SIZE OF CONTAINER WIDTH AND DEPTH.

32 PLANTINS

A TIMING: TO OCCUR BETWEEN NOVEMBER ST AND MARGH BIST.

B.INSPECTION: NOTIFT LANDSCAFE ARCHITECT FRIOR TO PLANTING TO REVIEW GUALITY, PLACEMENT AND
TIMING. STAKE THE PROPOSED LOCATION OF ALL SHRUBS WITH AN APPROVED CODING STSTEM
FOR LARGE GROUPINGS OF SINSLE SHRUB SPECIES, BOUNDARY MAY BE STAKED. LANDSCAPE ARCHITECT
TO REVIEA AND APPROVE LOCATIONS PRIOR TO FLANTING OR RELOCATING PLANT MATER\AL

C. PLANTING TREES AND SHRUBS: SET BALLED AND BURLAPPED (B¢B) STOCK ON LAYER OF SOMPACTED
PLANTING SOIL MIXTURE, PLUMB AND IN CENTER OF PIT WITH TOP OF BALL SLIGHTLY HIGHER T}
ADJIACENT FINISHED LANDSCAPE GRADES TO ACCOUNT FOR MULGH DEPTH. UNTIE AND REMOVE BURLAP
FROM SIDES OF BALLS; RETAIN ON BOTTOMS. WIRE BASKETS, IF USED, SHALL BE CUT AWAT FROM
ROOTBALL TO THE MAXIMM BXTENT PRACTICABLE, WHEN SET, PLACE ADDITIONAL BACKFILL AROUND BASE
AND SIDES OF B, ND EACH LAYER TO SETTLE BACKFILL AND ELIMINATE VOIDS AND AIR
POCKETS, PLAGE FERTILIZER FHILE PACEEILLING. RATER AFTER FLACING FINAL LAYER OF BACKFILL AND

CORRECT ANY SETTLEMENT THAT MAY OCCUR.

I SET CONTAINER GROWN STOCK AS SPECIFIED FOR BALLED AND BURLAPPED STOCK, EXCEPT FULLY
REMOVE CONTAINER.

2.CREATE SAUCER IN BACKFILL AROUND TREES TO HELP RETAIN WATER. SAUCER AREA SHALL HAVE A
DIAMETER OF AT LEAST 3 FEET.

D. PRUNE TREES AND SHRUBS ONLY TO REMOVE BROKEN OR DAMAGED BRANCHES, OR AS DIRECTED BT
LANDSCAPE ARCHITECT. ALL PRUNING SHALL FOLLOW STANDARD HORTICULTURAL PRACTICES. DO NOT CUT
TREE LEADERS, ANY PRUNING OF SHRUBS SHALL RETAIN A NATURAL CHARAGTER. DO NOT SHEAR SHRUBS
WITH HAND OR POWERED HEDGE SHEARS.

I. REMOVE AND REPLAGE EXCESSIVELY PRUNED OR MALFORMED STOCK RESULTING FROM IMPROPER
PRUNING.

E£. APPLY ANTI-DESICCANT USING POWER SPRAT TO PROVIDE AN ADEGUATE FILM OVER TRUNKS, BRANCHES,
STEMS, TWIGS AND FOLIAGE
I IF DECIDUOUS TREES OR SHRUBS ARE MOVED IN FULL-LEAF, SPRAT WITH ANTI-DESICCANT AT NJRSERT

BEFORE MOVING AND AGAIN 2 WEEKS AFTER PLANTING.

F. QUY AND STAKE TREES IMMEDIATELY AFTER PLANTING, WITH 2 STAKES PER DECIDUOUS TREE OR 3
DEADMEN PER EVERGREEN TREE. ORIENT STAKES TO RESIST THE FORCE OF THE WIND.

. PLANTING GROUNDCOVER: SPACE PLANTS AS SHOWN IN DETAIL.

I. DI HalEs LARSE ENOUSH 10 ALLON FOR SPREADING o ROOTS AND BAGKFILL WITH PLANTING S0
0TS TO ELIMINATE AIR POCKETS AND LEA IGHT SAUCER INDENTATION

T [ TER THOROUGHLY AFTER PLANT\NG TAEIRE CARE NOT 16 COVER

RO OF PLANTS Witk T SOILS.
2.MULGH AREAS BETWEEN GROUNDCOVER PLANTS TO A DEPTH OF 3'. TAPER MULCH TO BASE OF
SROUNDCOVERS AND TAKE EXTRA CARE TO ENSURE GROUNDCOVERS ARE NOT BURIED WITH MULCH.

H.MULCH ALL PLANTING BEDS: PROVIDE NOT LESS THAN A 3-INCH THICKNESS OF MULCH AND FINISH LEVEL
WITH ADJACENT FINISHED GRADES AND PAVED SURFACES

34 MAINTENANCE

A.BESIN MAINTENANCE IMMEDIATELT AFTER PLANTING.

B. MAINTAIN TREES, SHRUBS AND OTHER PLANTS UNTIL FINAL PROJECT ACCEPTANCE BY OWNER BUT IN NO
CASE LESS THAN dO DAYS AFTER SUBSTANTIAL COMPLETION OF THE PROJECT.
© VANTAN TREES, SHRUBS AND OTHER PLANTS BY HATERING, PRUNING, CULTIVATING AND NEEDING A9
REQUIRED FOR HEALTHY GROWTH. APPLY ANTI-DESICCANT AS SPECIFIED. E FLANTING SAUCERS.
TIGHTEN AND REPAIR STAKE AND GUT SUPPORTS AND RESET TREES AND SHRUBS TO PROPER GRADES OR
VERTICAL POSITION AS REQUIRED. SPRAT AS REGUIRED TO KEEP TREES AND SHRUBS FREE OF INSECTS
AND DISEASE

35 CLEANUP AND PROTECTION
A DURING LANDSCAPE WORK, KEEP PAVEMENTS CLEAN AND NORK AREA IN AN ORDERLY CONDITION.

B. PROTECT LANDSCAPE HORK AND MATERIALS FROM DAMAGE DUE TO LANDSCAPE OPERATIONS,
OPERATIONS BY OTHER CONTRACTORS AND TRADES AND TRESPASSERS. MAINTAIN PROTECTION DURING
INSTALLATION AND MAINTENANCE PERIODS. TREAT, REPAIR OR REPLACE DAMASED LANDSCAPE NORK AS
DIRECTED.

36 INSPECTION AND ACCEPTANCE

A NHEN LANDSCAPE WORK. 1S COMPLETED, INCLUDING MAINTENANCE, LANDSCAPE ARCHITECT WILL, UPON
REGUEST, MAKE AN INSPECTION TO DETERMINE ACCEPTABILITY.

B. LANDSCAPE WORK MAY BE INSPECTED FOR AGCEPTANCE IN PARTS ONLY IF AGREEABLE TO LANDSCAPE
ARCHITECT, PROVIDED WORK OFFERED FOR INSPECTION 15 COMPLETE, INCLUDING MAINTENANCE.

C. NHERE INSPECTED LANDSCAPE WORK DOES NOT COMPLY WITH REQUIREMENTS, REPLACE REJECTED WORK
AND CONTINUE SPECIFIED MAINTENANCE UNTIL RE-INSPECTED BT LANDSCAPE ARCHITECT AND FOUND TO BE
ACCEPTABLE. REMOVE REJECTED FLANTS AND MATERIALS FROMPTLY FROM PROJECT SITE
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NN 174, SECTION 25, TOWNSHIP 25N, RANGE 5E, AWM.

STRUCTURAL SOIL SPECIFICATIONS (PER CITY OF BELLEVUE)

MATERIALS
THE CHARACTERISTICS OF THE COMPONENTS FOR STRUCTURAL SOIL ARE AS FOLLOWS.

AGGREGATE, AGGREGATES FOR STRUCTURAL SOIL SHALL CONSIST OF CLEAN STONE THAT IS HIGHLY ANGULAR. STONE SIZE
SHOULD BE I-I/4-INCHES TO 2-1/2-INCHES CLEAR, WITH A DIMENSION ASPECT RATIO OF LENGTH TO HEIGHT OF Ixl:]. MAXIMUM
DIMENSION ASPECT RATIO OF 2:1: 1S ALLOWED PROVIDED THE MAJORITY OF THE MATERIAL CONFORMS TO THE I:l:|
REGUIREMENT. ALL PIECES SHALL HAYE A MINIMUIM OF 3 FRACTURED FACES.

AGEREGATE SHALL BE SOUND, HARD DURABLE, AND HIGHLY ANGULAR. AGGREGATES SHALL BE FREE FROM SALT, THIN
ELONGATED OR LAMINATED PARTICLES, ORGANIC MATERIAL, CLAY LUMPS, OR OTHER SUBSTANCES THAT WOULD ACT IN A
DELETERICUS MANNER OR INTERFERE WITH VEGETATIVE GROWTH.

PRE-APPROVED MATERIALS-2-INCHES CLEAR CRUSHED, CADMAN

SRONING MEDIUM: SEE SOIL SPECIFICATIONS

PRE-APPROVED MATERIAL-SEE SOIL SPECIFICATIONS

SOl_STABILIZER, SOIL STABILIZER SHALL BE A NON-TOXIC ANIONIC LINEAR POLYMER PER WSS SECTION d-14.5(1) CAPABLE
OF BINDING THE SOIL PARTICLES TO THE AGGREGATE DURING MIXING AND PLACEMENT OF THE STRUGTURAL SOIL MIXTURE.
CROSS-LINKED POLYMERS SHALL NOT BE PERMITTED. APFLICATION SHALL BE PER THE MANJFACTURER'S WRITTEN
INSTRUCTIONS.

PRE-APPROVED MATERIAL- @STABILIZERS FROM STABILIZER SOLUTIONS (602) 225-5900 4 |-(800)-336-2466 PHONE
WA STABILIZERSOLUTIONS COM

GEOTEXTILE FOR SEPARATIONS:  GEOTEXTILE FOR THE SEPARATION BETWEEN THE STRUCTURAL SOIL AND CRUSH SURFACING
TOP COURSE SHALL BE PER WSS SECTION d-33 AND MEET THE PROPERTIES LISTED IN SECTION 9-33.2(1) TABLE 3.

WATER: PER W55 SECTION 4-25.2

MIX DESISN
AT LEAST 30 DAYS PRIOR TO ORDERING MATERIALS, THE CONTRACTOR SHALL PROVIDE A MIX DESIGN IN WRITING
DESCRIBING THE PROPOSED MATERIAL PROPORTIONS, MIXING PROCEDURE, AND MATERIAL SOURCES

MATERIAL PROPORTIONS: MIXES SHALL UTILIZED THE FOLLOWING BASE RATIO; HOWEVER, VARIATIONS OF THE PHYSICAL
PROPERTIES OF THE MATERIAL COMPONENTS MAY REQUIRE AD JUSTMENTS TO THE DESIEN TO ENSURE ADEQUATE
STRUCTURAL AND VOID SPACE REQUIREMENTS ARE MAINTAINED.

ACOREGATE 4cr

SRONING MEDIUM ler

4 LBS, PER MANUFAGTURERS

SOIL STABILIZER WRITTEN INSTRUCTIONS

WATER 46 GALLONS*

*WATER SHALL BE ADJUSTED AS REGUIRED TO ACHIEVE A TARGET MOISTURE CONTENT OF 20% BY WEIGHT BY WEIGHT OF
THE GROWING MEDIUM COMPONENT.
FINOTE THAT A VOLUME REDUCTION OF APPROXIMATELY 10% DUE TO THE MIXING PROCESS 15 TYPICAL

MIXING PROCEDURE: STRUCTURAL SOIL SHALL BE MIXED IN BATCHES SUITABLE FOR THE CHOSEN EQUIPMENT. MIXING SHALL
BE PERFORMED ON A PAVED SURFACE AT THE SUFPLIER'S TARD AND A SUITABLE AREA FREE FROM FOREIGN MATERIAL OR
MOISTURE WILL BE PROVIDED.

A TYPICAL MIXING PROCEDURE WILL INVOLVE STARTING WITH HALF OF THE ASSREGATE, ADD HALF OF THE TOPSOIL, ADD
ALL OF THE SOIL BINDER, ADD HALF OF THE ESTIMATED WATER, AND ADD THE OTHER HALF OF THE AGGRESATE, AND MIX IT
TOSETHER. SLONLY ADD WATER TO THE MIXTURE AND CONTINUE TO MIX, ADDING WATER INCREMENTALLY UNTIL THE TOPSOIL.
UNIFORMLY COATS THE AGGREGATE AND DOES NOT FALL QUT OF THE MIXTURE. IF TOO MUCH WATER IS5 ADDED TO THE
MIXTURE, WATER WILL DRAIN OUT OF THE MATERIAL AND THE TOPSOIL WILL WASH OFF THE ASGREGATE. IF THIS OCCURS,

THE BATCH OF MATERIAL IS TO BE DISCARDED.

THE FINISHED PRODUCT SHOULD CONSIST OF THE UNIFORMLY BLENDED MIXTURE, MIXING SHOULD BE DONE IN STEPS TO
ENSURE HOMOGENEOUS DISTRIBUTION OF MATERIALS AND ADEGUATE MOISTURE CONTENT 15 MAINTAINED THROUGHOUT THE
MIXING PROCESS. THE MIXTURE SHALL EASILT SHRED AND BREAK DOWN WITHOUT CLUMPING, THE GROWING MEDIUM SHALL
NOT BE OVERLY WET OR DRY DURING MIXING OPERATIONS. PERIODIC ADUSTMENT OF THE WATER CONTENT MAY BE
REGUIRED TO MAINTAIN OPTIMUM MOISTURE LEVELS.

DELIVERY STORAGE AND HANDLING

MIXED STRUCTURAL SOIL MUST BE PROTECTED FROM ABSORBING EXCESS WATER AND FROM EROSION AT ALL TIMES. DO
NOT STORE OR TRANSPORT MATERIALS UNFROTECTED DURING RAINFALL EVENTS. DO NOT ALLOW EXCESS WATER TO ENTER
THE SITE PRIOR TO COMPACTION OF THE STRUCTURAL SOIL MATERIAL.

DELIVERY OF THE STRUCTURAL SOIL TO THE JOB SITE SHALL OGCUR IMMEDIATELY AFTER MIXING FROCEDURES ARE
COMPLETE. EXTENDED STORAGE OR STOCKPILING OF STRUCTURAL SOIL IS NOT PERMITTED. STRUCTURAL SOIL SHALL BE
PROTECTED FROM PREGIFITATION OR EXCESSIVE HEAT, AND THE GONTRAGTOR MIST NOTIFY THE ENSINEER OR THEIR
REPRESENTATIVE OF ANT MATERIALS POTENTIALLY AFFECTED BY A RAINFALL EVENT. THE ENGINEER OR THEIR
REPRESENTATIVE SHALL DETERMINE IF INSPEGTION OF THE MATERIAL 1S WARRANTED DUE TO ADVERSE WEATHER
CONDITIONS, OR THE MATERIALS VARY SIGNIFICANTLY FROM THE APPROVED REPRESENTATIVE SAMPLE. HANDLING OF
STRUGTURAL SOIL SHALL BE KEPT TO A MINIMUM DUE TO POTENTIAL SEPARATION OF COMPONENTS AND TO REDUCE
POTENTIAL VARIANCE TO OPTIMUM MOISTURE CONTENT.

SITE PREPARATION AND INSTALLATION

THE JOB SITE SHALL BE PREPARED AND INSPECTED PRIOR TO DELIVERY AND INSTALLATION OF STRUCTURAL SOIL. CONFIRM
THAT THE SUB-SRADE IS AT THE PROFER ELEVATION AND COMPACTED AS REGUIRED, AND SUB-GRADE ELEVATIONS ARE
PARALLEL TO THE FINISHED GRADE. CLEAR THE EXCAVATION OF ALL CONSTRUCTION DEBRIS, TRASH, RUBBLE, AND FOREIGN
MATERIAL. SUBSURFACE DRAIN LINES SHALL BE INSTALLED PRIOR TO FLACEMENT OF THE STRUCTURAL SOIL. EXCAVATE AND
COMPACT SUBGRADE. IN THE EVENT THAT MOISTURE OR PRECIPITATION ENTERS THE EXCAVATION SITE, THE AREA SHALL BE
DRAINED AND INSFECTED PRIOR TO INSTALLATION OF STRUCTURAL SOIL.

STRUCTURAL SOIL SHALL BE PLACED IN THE EXCAVATED TRENCH IN 6-INCH LIFTS, AND SPREAD WITH SUITABLE EGUIPMENT
THE STRUCTURAL SOIL SHALL BE COMPACTED BY A STATIC DRUM COMPACTOR EVIDENCED BY N UNTIELDING SUBBASE.
AFTER COMPACTION 1S ACHIEVED, GECTEXTILE FABRIC SHALL BE INSTALLED AS A BARRIER BELOW THE CRUSHED
SURFACING TOP COURSE AND PAVEMENT. THE STRUCTURAL SOIL SHALL BE PROTECTED FROM VIBRATORT SOURCES UNTIL
FINAL STRUCTURE OR PAVEMENT IS IN PLACE. IN THE EVENT THAT THE STRUCTURAL SOIL IS NOT IMMEDIATELY PROTECTED
FROM THE ELEMENTS BY SUBSEGUENT WORK, THE CONTRACTOR SHALL PROVIDE TEMPORARY FROTECTION WITH FLASTIC,
PLYWOOD, OR OTHER SUITABLE MATERIAL AS DIRECTED BY CITY STAFF.

THE CONTRACTOR IS RESPONSIBLE FOR SCHEDULING WORK ACTIVITIES TO PROTECT STRUCTURAL SOIL DURING FLACEMENT,

NOTE: PERTAINS TO THE CONSTRUCTION OF THE CITY ROW SIDEWALKS ONLY

AND INSTALLATION OF ELEMENTS DEPENDENT ON THE STRUCTURAL SOIL SHOULD COMMENCE IMMEDIATELY AFTER MATERIAL

HAS BEEN PLACED.

SOIL CELL STSTEMS

SOIL CELL STSTEMS (I E. SILVA CELL, STRATACELL) ARE THE PREFERRED METHOD FOR PROVIDING A ROBUST PLANTING
ENVIRONMENT WHEN SITE CONDITIONS GONSTRAIN SOIL VOLUMES AVAILABLE TO TREES. THESE STSTEMS INVOLVE
ARRANGING MODULAR PLASTIC/FIBERGLASS STRUCTURES CAPABLE OF CONTAINED BY THESE SYSTEMS MAT BE COUNTED
TOWARD MINIMIM SOIL VOLUME REGUIREMENTS. PRODUCTS SHALL MEET ALL OF THE FOLLOWING STANDARDS.

A, AMNIMUM OF 40 PERCENT OF THE CELL PRODUCT IS VOID SPACE.

B.
c.

VOID SPACE 15 FILLED WiTH AN APPROVED SOIL THAT MEETS STANDARDS AS DEFINED BY THIS CHAFTER,
PRODUGT IS DESIGNED TO BE COMPATIBLE WITH UNDERSROUND UTILITIES AND SHALL BE CAPABLE OF ALLOWING

PASSAGE AND ACGESS TO DUGT BANKS AND PIPES WITHOUT COMPROMISING STRUGTURAL INTESRITY OF THE GELL

MATRIX,

D.  CELL SYSTEMS ARE CAPABLE OF SUPFORTING LOADS UF TO AND INCLUDING AASHTO H-20.
EFRODLCT IS INSTALLED TO MANJFACTURER SPECIFICATIONS,
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SCALE: NT.S. [MTer IRRIGATION DETAIL

IRRIGATION CONSTRUCTION NOTES

N 1/4, SECTION 28, TOWNSHIP 25N, RANGE 5E, WM.

(D) ALUSH v
() HATER D Rkt
ORP UNE

{3) HUNTER PLD TEE

{3) UBING STAE

(5) UTERAL TO PLD CONNECTION
ORIP CONTROL VALVE HUNTER:

() NODEL IC-101-25(40) BR
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() LATERAL PIPE To PLAYTNG BED

FRRDSCAPE *

PLANTING BED
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® LATERAL PIPE TO [SLANDS
DORIP_CONTROL WALVE HUNTER:
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(5 LATERAL TO PLD CONNECTION
HUNTER PLD X6-X6-X4
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() HUNTER PLD TEE
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NOT T0 SCALE

ey RRIGATION DETAL
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SELECT BACKFILL;
REMOVE ROCKS,
DESRES ¢ SHARE

PYC CLASS 200
SLEEVING 2¢ SIZE
FIFE

LATERAL OR
MAIN LINE

SLEEVING DETAIL

I GENERAL CONTRACTOR. AND LANDSCAPE CONTRACTOR TO COORDINATE:

. PROTECTION OF SITE, INCLUDING: LOCATING ALL EXISTING AND NEW
UNDERGROUND UTILITY LINES PRIOR TO ANT CONSTRUCTION, SAVING AND
PROTECTING EXISTING TREES DESIGNATED TO REMAIN, REPAIRING ANY
DAMAGE DONE TO CURBING, SIDEWALKS,  FENCES, AND ANY OTHER
DAMAGE CAUSED AS A RESULT OF THIS CONTRACT.

5. INSTALLATION OF 110V ELECTRICAL SERVICE FROM ELECTRICAL
SOURCE TO AUTOMATIC CONTROLLER, INCLUDING WIRE HOOK-UF INTO
MOUNTED CONTROLLER. IRRIGATION CONTRACTOR WILL MOUNT
CONTROLLER PER OWNER AND COORDINATE WITH GENERAL CONTRACTOR

C. INSTALLATION OF IRRIGATION/SERVICE METER AND STUB TO
IRRIGATION POINT OF GONNECTION, PER UTILITY PLANG).

D. PROVISION OF STANDARD THREADED STUB-OUT WITH THREADED
CAP ON DISCHARSE SIDE OF METER. STUB-OUT TO BE INSTALLED
APPROXIMATELT 18 INCHES BELON FINISHED GRADE

E. VERIFICATION OF STATIC WATER PRESSURE AT
POINT-OF-CONNECTION (PO.C.) CONTRACTOR SHALL DETERMINE STATIC
PRESSURE AND STSTEM DEMANDS.

F. INSTALLATION OF SLEEVING, AS NECESSARY.

2 LANDSCAPE CONTRACTOR TO DESIGN SYSTEM IN ACCORDANCE WITH
LANDSCAPE FLANS

ALL WORK PER LOCAL CODE AND INSTALLATION PER MANUFACTURER'S
5PEC\F\CAT\ON5

4. ALL VALVES TO BE PLACED IN CARSON' (OR APFROVED EGUAL) VALVE

NOTE:

PRIOR TO DEMOLITION OF THE SIDEWALK AND EXISTING PLANTER ALONG
NORTHUP ROW, CONTRACTOR IS TO CONTACT CITY REPRESENTATIVE MIKE
HAUER OF THE CITT'S PARKS DEPARTMENT AT 425-452-4480 TO INFORM OF
PENDING WORK. AND REGUEST DIRECTION ON THE EXISTING IRRIGATION IN THE
RO, CONTRACTOR WILL BE REGUIRED TO RE-ESTABLISH RRISATION ALONS
THE GITY ROW FLANTER STRIP.

BOXES WITH BOLT-LOCK LIDS. SET BOXES FLUSH WITH FINISHED SRADES,
IN PLANTING AREAS OUTSIDE OF LANN AND PAVEMENT.

5. MAINLINE PIPE TO BE BURIED 18 INCHES AND LATERALS 12 INCHES BELOW
FINISHED GRADE. NO ROCK OR DEBRISTO BE BACKFILLED OVER PIPE
PIPES FOR LATERAL LINES SHALL BE SIZED BY CONTRAGTOR IN

REASING DOWNSTREAM ORDER (PER PRODUCT DESIGN STANDARDS).

6. HEAD AND LINE POSITIONING IS DIASRAMMATIC ON PLAN. ADIST IN
FIELD AS NECESSARY FOR ADEGUATE COVERASE, COORDINATE WITH
LANDSCAPE PLANS. VALVES SHALL BE POSITIONED ADJACENT TO CURBS.
FOR SGHEMATIC CLARITY, MA\N AND LATERAL UNE 5YMEOL5 ON PLAN5
MAT BE INDICATED AT PAVEME LEL TO
PLANTING AREAS, AND OUTS\DE OF e REe DRIP Linge Sreni FoR
CLARITY IN THESE AREAS E PLACED IN ADJAGENT PLANTING
AREAS, WITHIN THE PRO‘IECT SiTE,

7. PROVIDE OWNER WITH THO (2) SETS OF AS-BUILT DRANINGS AND
OPERATOR'S MANUAL UPON COMPLETION. INSTRUCT OWNER AS TO PROPER
WINTERIZATION OF IRRIGATION SYSTEM (BLOW OUT).

. FAMILIARIZE FACILITY OPERATOR IITH IRRIGATION STSTEM FUNCTION,
CONTROLLER PROGRAMMING, 5YSTEM OPERATION AND MAINTENANCE
REQUIREMENTS,

9. NO TEMPORARY SPRINKLERS SHALL BE INSTALLED ADJACENT TO

KS, STREET, AND/OR PAVEMENT. AS-BUILT DRAWINGS OF DRIP
IRRIGATION STSTEM SHALL BE PREPARED IN FIELD BY CONTRACTOR, AS
NECESSARY, AND DISCUSSED DURING CONSTRUCTION WITH LANDSCAPE
ARGHITECT.

10. ALL CONTROL WIRE SPLICES SHALL BE MADE AT VALVE BOXES WITH
NATERTIGHT ELECTRICAL SPLICES, 3M, SCOTT'S LOCK SEAL TACK 367618,

OR EGUAL.

1L EACH VALVE BOX TO CONTAIN A MINIMUM OF OIE (1) SPARE ORANGE
CONTROL WIRE FOR JACKETED ONE SPARE WIRE FROM THE
GONTROLLER TO THE LAST \/AL\/E5 OF EAcH TIANLINE BRANGH. COMMON
WIRE SHALL BE WHITE. SINGLE STRAND WIRE SHALL BE A MINIMUM OF 14
SAUGE WITH SPARE WIRE TO BE ORANGE.

12. ALL ELECTRICAL EGUIPMENT SHALL BE UL. TESTED AND APFROVED,
AND SHALL BEAR THE UL. LABEL.

13. PROVIDE MANUAL SHUT-OFF VALYE TO LINES ENTERING RIGHT-OF-WAY
HEN ZONED.

14. CROSS CONNECTION PROTECTION INSPECTION REGUIRED.
BACKFLOW DEVIGE SHALL BE TESTED UPON THE ORIGINAL \NETALLAT\ON
A PERSON HOLDING A CURRENT CERTIFICATE AS A BACKFLOW TESTER
SHALL PERFORM THE TESTING. THE TEST REPORT SHALL BE SUBMITTED TO
THE LOCAL WATER DISTRICT AND OWNER CONTRACTOR SHALL INCLUDE
TESTING IN THE SCOPE OF WORK. OWNER IS RESPONSIBLE FOR ANNUAL.
INSPECTIONS AFTER THE INITIAL INSPECTION.

19 SONTRACTOR SHALL PROVIDE STSTEM W\NT‘ER\ZAT\ON/SPR\NG SERVICE
OVEMEE

FREEZE/PRECIPITATION CONDITIONS DETERMINE SERVICE NEED.

16. FROVIDE AUTOMATIC RAIN SHUT-OFF, AS APFROFRIATE, TO BE
SELECTED BY OWNER.

I7. IRRIGATION CONTRACTOR TO PROVIDE A ONE YEAR WARRANTY
AGAINST DEFECTS IN MATERIALS AND NORKMANSHIP,

R
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ATTACHMENT D
TRAFFIC STUDY


Mark C. Brennan                 (425) 452-2973                        mcbrennan@bellevuewa.gov
Text Box
TRAFFIC STUDY


LSA

BERKELEY
CARLSBAD
FRESNO

IRVINE

LOS ANGELES
PALM SPRINGS
POINT RICHMOND

November 30, 2017 RIVERSIDE
ROSEVILLE
Brian Ulrich SAN LUIS OBISPO

Director, Site Acquisitions
Public Storage

2200 East McFadden Avenue
Santa Ana, CA 92705

Subject: 4088 East La Palma Avenue Parking Analysis
Dear Mr. Ulrich:

LSA is pleased to submit this analysis of parking for the expansion of the Public Storage location at

4088 East La Palma Avenue (project) in Anaheim. The proposed project will demolish the existing 67,939-
square-foot (sf) single-story storage facility and construct a 398,640-gross-square-foot (gsf) storage
facility within two climate-controlled buildings in two phases. Access to the site is provided through a
driveway on the north side of the site that connects to La Palma Avenue. Figure 1 (attached) illustrates
the project site plan. As shown on Figure 1, the project proposes to provide 50 passenger vehicle parking
spaces and 2 truck loading spaces.

The off-street parking requirements in Anaheim are specified in Anaheim Municipal Code (AMC)

Section 18.42.040. As shown in Table A, the AMC requirement for the project is 108 parking spaces.
However, the site was designed based on the knowledge that Public Storage has gained over 45 years of
operation. Further, the project is constructing multi-level indoor storage rather than traditional drive-up
units. This parking study will (1) investigate the parking demand for self-storage facilities based on local
and nationwide data, (2) establish parking demand for multi-level indoor storage, and (3) provide the
findings necessary for a parking variance.

Table A: Municipal Code Parking Requirements

Project Parking Requirements

Land Use Parking Space Rates per Anaheim Required

Municipal Code Section 18.42.040 Parking

Size Unit Spaces

Self-Storage Facilities 0.27 space per 1,000 square feet of 398.640 TSF 108

building GFA or 5 spaces, whichever
results in a greater number of spaces,
plus adequate loading and unloading
areas as required by the Planning
Services Manager or his/her designee

Total 108

GFA = gross floor area
TSF = thousand square feet

Parking Generation — Published Survey Data

The Institute of Transportation Engineers (ITE) Parking Generation, 4™ Edition, provides information
based on four decades of research. Survey data is provided for Land Use 151: Mini-Warehouse, which
covers self-storage facilities. The fitted curve equation has a high coefficient of variation (R*=0.86), which

20 Executive Park, Suite 200, Irvine, California 92614 949.553.0666 www.Isa.net
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indicates precision in the prediction of parking demand. LSA applied the ITE fitted curve equation and
determined that the project’s parking demand would be 32 vehicles based on ITE data.

Parking Generation — Multi-Level Indoor Public Storage Surveys

In order to determine parking demand for multi-level indoor storage units, LSA had parking accumulation
data collected (attached) at the following three Public Storage locations in or near Orange County:

® |rvine: 16452 Construction Circle
® QOrange: 1040 North Main Street
® |ong Beach: 4295 Outer Traffic Circle

The location in Irvine is located near the Tustin Legacy and West Park (Irvine) residential neighborhoods.
The facility has a three-story building with 171,000 sf of gross floor area with no drive-up units. Parking is
provided in 27 spaces with no gate. Public Storage believes this facility to be the most similar to the
proposed project given the type of facility and potential customer profile.

The location in Orange has a four-story building with 125,000 sf of gross floor area and drive-up units.
Eight marked parking stalls and a loading area with unmarked space for six vehicles are located near the
entrance to the multi-story building and before the gate. On-street parking is also convenient to the
multi-story building. In addition to surveying parking demand in the off-street parking spaces, data
collection included the observation of pedestrian destinations. Parking demand for the multi-level
building was isolated by subtracting vehicles from the count if the driver’s destination was observed to
be the drive-up units. Similarly, vehicles were added to the count if a driver parked on street and was
destined for the multi-level building.

The location in Long Beach has a four-story building with 92,000 sf of gross floor area and no drive-up
units. Twelve parking spaces are provided with no gate. On-street parking is convenient to the site and
the site is within walking distance of residential and non-residential land uses. As at the Orange site,
parking surveys included the observation of driver destination. Parking demand for the self-storage
facility was isolated by adding vehicles that parked on street for the self-storage use and subtracting
vehicles that parked on site for another purpose.

Parking demand was surveyed every half hour at all three sites on a typical weekday and a non-holiday
Saturday during operating hours. Table B displays the observed parking demand. At all three sites, the
highest observed parking demand occurred on Saturday. Table C calculates the empirical parking rate
based on the highest observed parking demand.

As Table C shows, the peak parking demand observed on the surveyed Saturday at the Orange site was
much higher than those at the other two sites. On the surveyed Saturday, a total of 17 vehicles were
observed parked for the multi-story building at noon. LSA performed a spot survey the following
Saturday at noon and observed 9 vehicles. This would result in a rate of 0.07 spaces per 1,000 sf, which
would be similar to the other two surveyed sites. However, LSA used the higher observed parking
demand when calculating the average parking rate.

Table C shows that the average parking rate for the three surveyed self-storage facilities is 0.09 spaces

per 1,000 sf. Applying this average parking rate to the proposed project yields a projected parking
demand for 36 parking spaces.
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Table B: Self Storage Surveyed Parking Demand

LSA

Irvine (171,000 sf) Orange (125,000 sf) Long Beach (92,000 sf)
Weekday Weekend Weekday Weekend Weekday Weekend
8:00 AM — 1 — 4 — 0
8:30 AM — 0 — 5 — 4
9:00 AM — 0 — 7 — 4
9:30 AM — 2 — 7 — 7
10:00 AM 4 3 5 9 0 5
10:30 AM 5 5 6 9 0 2
11:00 AM 3 5 4 12 3 2
11:30 AM 4 4 4 12 3 2
12:00 PM 3 5 5 17 3 6
12:30 PM 2 9 7 14 4 2
1:00 PM 2 2 8 13 5 3
1:30 PM 3 7 8 16 3 2
2:00 PM 2 8 9 7 2 3
2:30 PM 2 5 7 5 2 5
3:00 PM 3 3 9 6 4 6
3:30 PM 3 3 8 10 1 7
4:00 PM 3 6 9 7 3 2
4:30 PM 3 4 10 7 1 4
5:00 PM 4 8 10 6 3 2
5:30 PM 2 5 9 4 4 1
6:00 PM 1 5 6 4 2 1
6:30 PM 0 5 1 3 0 0
7:00 PM 1 3 4 1 1 0
7:30 PM 0 2 5 1 0 0
8:00 PM 0 0 4 2 0 0
8:30 PM 0 0 3 1 0 0
9:00 PM 0 0 1 1 0 0

Note: Bolded text indicates the highest observed parking demand for a site.

sf = square feet

11/30/17 «P:\PUB1704\Parking Study\Parking Letter.docx»




LSA

Table C: Self Storage Observed Parking Rates

Parking Observation
Location Size Peak Parking Rate
Demand | (spaces per 1,000 sf)
Irvine 171,000 sf 9 0.05
Orange 125,000 sf 17 0.14
Long Beach 92,000 sf 7 0.08
Average 0.09

sf = square feet

For both the nationwide survey data of self-storage facilities and the observed local data for multi-level
self-storage, the anticipated future parking demand is less than the proposed parking supply of
50 passenger vehicles and 2 truck-loading spaces.

Findings

AMC Section 18.42.110 stipulates that the following findings are necessary for the City of Anaheim (City)
Planning Commission or City Council to grant a variance from the AMC parking requirements. Based on
LSA’s evaluation of the project, LSA believes the following conditions exist.

That the variance, under the conditions imposed, if any, will not cause fewer off-street parking spaces
to be provided for the proposed use than the number of such spaces necessary to accommodate all
vehicles attributable to such use under the normal and reasonably foreseeable conditions of operation
of such use.

The analysis presented in this letter identified that nationwide ITE parking rates would predict a
maximum parking demand for 32 spaces and that local surveys of multi-level self-storage facilities would
predict parking demand for 36 parking spaces. The project proposes parking for 50 passenger vehicles
and 2 loading spaces for trucks, which would exceed the anticipated parking demand. Therefore, the
project will not cause fewer off-street parking spaces to be provided for the proposed use than the
number of spaces necessary to accommodate all parked vehicles attributable to the project.

That the variance, under the conditions imposed, if any, will not increase the demand and competition
for parking spaces upon public streets in the immediate vicinity of the proposed use.

Parking is not permitted on public streets in the immediate vicinity of the project. The analysis presented
in this letter identified that maximum parking demand is not anticipated to exceed the parking supply.
Therefore, the project will not increase competition for parking spaces on public streets.

That the variance, under the conditions imposed, if any, will not increase the demand and competition
for parking spaces upon adjacent property in the immediate vicinity of the proposed use (which
property is not expressly provided as parking for such use under an agreement in compliance with
subsection .030 of Section 18.42.050 [Non-Residential Uses-Shared Parking Arrangements]).

The analysis presented in this letter identified that the maximum parking demand is not anticipated to

exceed the parking supply. Further, the purpose of trips to self-storage facilities is to deposit or retrieve
items from storage. Parking spaces on adjacent properties are not convenient for this purpose.
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Therefore, the proposed project is not anticipated to increase demand and competition for parking
spaces on adjacent properties.

That the variance, under the conditions imposed, if any, will not increase traffic congestion within the
off-street parking areas or lots provided for the proposed use.

The parking analysis identified anticipated peak parking demand for 36 parking spaces compared to a
parking supply of 50 parking spaces. This would leave a buffer of 14 parking spaces (28 percent). Given
the anticipated parking buffer, it is anticipated that inbound vehicles will be able to find an available
parking space without circulating the site. Therefore, the proposed project is not expected to increase
traffic congestion in the off-street parking areas for the proposed use.

That the variance, under the conditions imposed, if any, will not impede vehicular ingress or egress
from adjacent properties upon the public streets in the immediate vicinity of the proposed use.

The parking analysis identified that sufficient parking would be supplied to accommodate the parking
demand. Observations of other, local self-storage facilities showed frequent turnover of parking spaces.
Some vehicles were parked for longer periods, but several vehicles occupied a space for a half hour or
less. Based on ITE trip generation rates, the maximum inbound peak-hour volume would be 42 trips,
which is less than one per minute. Based on the availability of parking spaces, turnover of parking spaces,
and frequency of inbound trips, it is anticipated that inbound vehicles will be able to find an available
parking space without forming a queue. Therefore, the project is not anticipated to impede vehicular
ingress or egress from adjacent properties on the public streets.

Conclusion

LSA examined parking for the proposed expansion of the self-storage use at 4088 East La Palma Avenue.
The project would construct two multi-level storage buildings with a total of 398,640 gsf, replacing the
existing drive-up storage units. A total of 50 passenger vehicle and 2 truck loading spaces are proposed.
Nationwide parking survey data published by ITE predict a demand for 32 parking spaces. Surveys of
local, multi-level storage facilities predict a demand for 36 parking spaces. Both sets of data support the
City of Anaheim’s findings for a deviation from the AMC parking requirement.

Sincerely,

LSA Associates, Inc.

Al e
Arthur Black
Associate/Transportation Planner

Attachments: A — Figure 1-Site Plan
B — Parking Data
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PARKING ANALYSIS 4088 EAST LA PALMA AVENUE
NOVEMBER 2017 ANAHEIM, CALIFORNIA

ATTACHMENT A

FIGURE 1: SITE PLAN
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PARKING ANALYSIS 4088 EAST LA PALMA AVENUE
NOVEMBER 2017 ANAHEIM, CALIFORNIA

ATTACHMENT B

PARKING DATA
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Prepared by National Data & Surveying Services

Parking Study

Location: 16452 Construction Circle Date: 10/28/2017

City: Irvine Day: Saturday
= c = o o0
Time (_é 2 > T‘i 2 § § Grand Total || O°cUPancy
2 :&:) g g g N Percentage
Inventory 22 1 1 3 2 29
8:00 AM 1 0 0 0 0 1 3%
8:30 AM 0 0 0 0 0 0 0%
9:00 AM 0 0 0 0 0 0 0%
9:30 AM 2 0 0 0 0 2 7%
10:00 AM 3 0 0 0 0 3 10%
10:30 AM 4 0 0 0 1 5 17%
11:00 AM 4 0 0 0 1 5 17%
11:30 AM 4 0 0 0 0 4 14%
12:00 PM 5 0 0 0 0 5 17%
12:30 PM 8 0 0 0 1 9 31%
1:00 PM 2 0 0 0 0 2 7%
1:30 PM 5 0 0 0 2 7 24%
2:00 PM 6 0 0 0 2 8 28%
2:30 PM 5 0 0 0 0 5 17%
3:00 PM 3 0 0 0 0 3 10%
3:30 PM 2 0 0 0 1 3 10%
4:00 PM 5 0 0 0 1 6 21%
4:30 PM 4 0 0 0 0 4 14%
5:00 PM 5 0 1 0 2 8 28%
5:30 PM 4 0 0 0 1 5 17%
6:00 PM 3 0 1 0 1 5 17%
6:30 PM 3 0 1 0 1 5 17%
7:00 PM 3 0 0 0 0 3 10%
7:30 PM 2 0 0 0 0 2 7%
8:00 PM 0 0 0 0 0 0 0%
8:30 PM 0 0 0 0 0 0 0%
9:00 PM 0 0 0 0 0 0 0%
Totals 83 0 3 0 14 100




Prepared by National Data & Surveying Services

Parking Study
Location: 16452 Construction Circle Date: 11/2/2017
City: Irvine Day: Thursday
& s | Fe| @
Time E g > T‘i 2 § § Grand Total || O°UPancy
2 :&:) g g o N Percentage
Inventory 22 1 1 3 2 29
10:00 AM 3 0 1 0 0 4 14%
10:30 AM 3 0 1 0 1 5 17%
11:00 AM 3 0 0 0 0 3 10%
11:30 AM 2 0 0 0 2 4 14%
12:00 PM 3 0 0 0 0 3 10%
12:30 PM 2 0 0 0 0 2 7%
1:00 PM 2 0 0 0 0 2 7%
1:30 PM 3 0 0 0 0 3 10%
2:00 PM 2 0 0 0 0 2 7%
2:30 PM 1 0 0 0 1 2 7%
3:00 PM 2 0 0 0 1 3 10%
3:30 PM 2 0 0 0 1 3 10%
4:00 PM 2 0 0 0 1 3 10%
4:30 PM 2 0 0 0 1 3 10%
5:00 PM 3 0 0 0 1 4 14%
5:30 PM 1 0 0 0 1 2 7%
6:00 PM 1 0 0 0 0 1 3%
6:30 PM 0 0 0 0 0 0 0%
7:00 PM 1 0 0 0 0 1 3%
7:30 PM 0 0 0 0 0 0 0%
8:00 PM 0 0 0 0 0 0 0%
8:30 PM 0 0 0 0 0 0 0%
9:00 PM 0 0 0 0 0 0 0%
Totals 38 0 2 0 10 50




Prepared by National Data & Surveying Services

Parking Study
Location: 1040 N Main St Date: 10/28/2017
City: Orange Day: Saturday
E :§ E © (o)
Time g, fé g L g" Grand Total P::;ﬁ::;
- =
Inventory 7 6 1 14
8:00 AM 2 2 0 0 4 29%
8:30 AM 3 2 0 0 5 36%
9:00 AM 5 2 0 0 7 50%
9:30 AM 4 3 0 0 7 50%
10:00 AM 6 3 0 0 9 64%
10:30 AM 6 3 0 0 9 64%
11:00 AM 7 5 0 0 12 86%
11:30 AM 8 4 0 0 12 86%
12:00 PM 7 6 1 3 17 121%
12:30 PM 9 5 0 0 14 100%
1:00 PM 8 5 0 0 13 93%
1:30 PM 8 6 0 2 16 114%
2:00 PM 7 0 0 0 7 50%
2:30 PM 5 0 0 0 5 36%
3:00 PM 4 2 0 0 6 43%
3:30 PM 6 4 0 0 10 71%
4:00 PM 5 2 0 0 7 50%
4:30 PM 4 3 0 0 7 50%
5:00 PM 4 2 0 0 6 43%
5:30 PM 3 1 0 0 4 29%
6:00 PM 2 2 0 0 4 29%
6:30 PM 2 1 0 0 3 21%
7:00 PM 1 0 0 0 1 7%
7:30 PM 1 0 0 0 1 7%
8:00 PM 2 0 0 0 2 14%
8:30 PM 1 0 0 0 1 7%
9:00 PM 1 0 0 0 1 7%
Totals 121 63 1 5 190




Prepared by National Data & Surveying Services

Parking Study
Location: 1040 N Main St Date: 11/2/2017
City: Orange Day: Thursday
5 :§ E © (o)
Time g, fé g L g" Grand Total P::;ﬁ::;
- =
Inventory 7 6 1 14
10:00 AM 3 2 0 0 5 36%
10:30 AM 4 2 0 0 6 43%
11:00 AM 3 1 0 0 4 29%
11:30 AM 3 1 0 0 4 29%
12:00 PM 3 2 0 0 5 36%
12:30 PM 4 3 0 0 7 50%
1:00 PM 4 4 0 0 8 57%
1:30 PM 5 3 0 0 8 57%
2:00 PM 5 4 0 0 9 64%
2:30 PM 4 3 0 0 7 50%
3:00 PM 6 3 0 0 9 64%
3:30 PM 4 4 0 0 8 57%
4:00 PM 5 4 0 0 9 64%
4:30 PM 7 3 0 0 10 71%
5:00 PM 6 4 0 0 10 71%
5:30 PM 6 3 0 0 9 64%
6:00 PM 3 3 0 0 6 43%
6:30 PM 1 0 0 0 1 7%
7:00 PM 3 1 0 0 4 29%
7:30 PM 3 2 0 0 5 36%
8:00 PM 2 2 0 0 4 29%
8:30 PM 3 0 0 0 3 21%
9:00 PM 1 0 0 0 1 7%
Totals 88 54 0 0 142




Prepared by National Data & Surveying Services

Parking Study
Location: 4295 Outer Traffic Circle Date: 10/28/2017
City: Long Beach Day: Saturday
. c =
Time % > % Grand Total Occupancy
2 = S Percentage
<
Inventory 12 1 13
8:00 AM 0 0 0 0%
8:30 AM 4 0 4 31%
9:00 AM 4 0 4 31%
9:30 AM 7 0 7 54%
10:00 AM 5 0 5 38%
10:30 AM 2 0 2 15%
11:00 AM 2 0 2 15%
11:30 AM 2 0 2 15%
12:00 PM 6 0 6 46%
12:30 PM 2 0 2 15%
1:00 PM 3 0 3 23%
1:30 PM 2 0 2 15%
2:00 PM 3 0 3 23%
2:30 PM 5 0 5 38%
3:00 PM 6 0 6 46%
3:30 PM 7 0 7 54%
4:00 PM 2 0 2 15%
4:30 PM 4 0 4 31%
5:00 PM 2 0 2 15%
5:30 PM 1 0 1 8%
6:00 PM 1 0 1 8%
6:30 PM 0 0 0 0%
7:00 PM 0 0 0 0%
7:30 PM 0 0 0 0%
8:00 PM 0 0 0 0%
8:30 PM 0 0 0 0%
9:00 PM 0 0 0 0%
Totals 70 0 70




Prepared by National Data & Surveying Services

Parking Study
Location: 4295 Outer Traffic Circle Date: 11/2/2017
City: Long Beach Day: Thursday
. c =
© -
Time E % ﬁ Grand Total Occupancy
2 £ 3 Percentage
<
Inventory 13 1 14
10:00 AM 0 0 0 0%
10:30 AM 0 0 0 0%
11:00 AM 3 0 3 21%
11:30 AM 3 0 3 21%
12:00 PM 3 0 3 21%
12:30 PM 4 0 4 29%
1:00 PM 5 0 5 36%
1:30 PM 3 0 3 21%
2:00 PM 2 0 2 14%
2:30 PM 2 0 2 14%
3:00 PM 4 0 4 29%
3:30 PM 1 0 1 7%
4:00 PM 3 0 3 21%
4:30 PM 1 0 1 7%
5:00 PM 3 0 3 21%
5:30 PM 4 0 4 29%
6:00 PM 2 0 2 14%
6:30 PM 0 0 0 0%
7:00 PM 1 0 1 7%
7:30 PM 0 0 0 0%
8:00 PM 0 0 0 0%
8:30 PM 0 0 0 0%
9:00 PM 0 0 0 0%
Totals 44 0 44




ATTACHMENT E

CERTIFICATE OF
CONCURRENCY


Mark C. Brennan                 (425) 452-2973                        mcbrennan@bellevuewa.gov
Text Box
CERTIFICATE OF CONCURRENCY


CERTIFICATE OF CONCURRENCY

Public Storage 124 West

This certificate documents the Transportation Department Director’s decision that the development
project at (12385 Northup Way) (File No. 19-126040-LD) complies with the requirements of the Traffic
Standards Code (BCC 14.10). This decision reserves 43 net new p.m. peak hour trips to that project,
subject to Process II appeal of either the concurrency determination or the Design Review decision. This
reservation will expire one year from the land use decision date unless a complete building permit
application is filed prior to that date (BCC 14.10.040F). At the time of a complete building permit
application, the concurrency reservation will remain in effect for the life of that application (BCC
23.05.090H). Upon issuance of the building permit, concurrency is reserved for one year; the applicant
may request up to two one-year extensions (BCC 23.05.100E).

oy

Director, Transportation Department

10/8/2020

Date

Certificate No. 131




