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DETERMINATION OF NON-SIGNIFICANCE

PROPONENT: Holiday Inn Express/Staybridge Suites

LOCATION OF PROPOSAL: 969 118" Avenue SE

DESCRIPTION OF PROPOSAL To Application for a Critical Areas Land Use Permit to demolish an

existing

one story building (Cedar Grove Composting) to construct a five story hotel with both surface and

underground parking. The applicant requests modification of the Category Il wetland buffer located along
the western property boundary via a critical areas report.

FILE NUMBERS: 15-103340 LO PLANNER: Toni Pratt, Senior Planner

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
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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 .
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 11/30/2015

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This DNS may be withdrawn at any time if the proposal is modified so as to have significant adverse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
CZ:;CO: or if the DNS was procured by misrepresentation or lack of material disclosure.

Sl O A e __11112/2015

En(ironmental Coordinator Date

OTHERS TO RECEIVE THIS DOCUMENT:

[] State Department of Fish and Wildlife / Stewart.Reinbold@dfw.gov; Christa.Heller@dfw.wa.gov:

[ ] State Department of Ecology, Shoreline Planner N.W. Region / Jobu461@ecy.wa.gov; sepaunit@ecy.wa.qgov
] Army Corps of Engineers Susan.M.Powell@nws02.usace.army.mil

L] Attorney General ecyolyef@atg.wa.gov

[] Muckleshoot Indian Tribe Karen.Walter@muckleshoot.nsn.us; Fisheries fileroom@muckleshoot.nsn.us
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PROPOSAL DESCRIPTION

The applicant has submitted a Critical Areas Land Use Permit (CALUP) to demolish the
existing one-story Cedar Grove Composting facility and construct a five story hotel with both
surface and underground parking. Site size is 3.58 acres. A Category |l wetland exists along
the western portion of the site. The applicant requests a buffer reduction of a Category Il
wetland buffer by 12,092 square feet which exists along the western property boundary.
Mitigation and enhancement of the buffer will occur with this application to improve functions
and values of existing site conditions.

The applicant has submitted the applicable ancillary permits for this proposal. The building
permit will be split into a below ground (15-119113 BB) and above ground (15-119116 BB) for
phasing purposes. Total room count will be 170 in the Holiday Inn Express and 109 in the
Staybridge Inn Suites for a total of 279 hotel rooms. Total parking between the below ground
and surface parking stalls will be 256. Access to the hotel will be from two existing access at
the northeast and southeast corners along 118" Avenue SE.

SITE DESCRIPTION, ZONING, LAND USE AND CRITICAL AREAS

A. SITE DESCRIPTION

The project site is located
at 969 118" Avenue SE
within the Richards Valley
Subarea of the City. The
property is adjacent to
other commercial sites
along its north and south
property boundaries. The
site fronts 118" Avenue
SE on its east property
boundary and is adjacent
to Mercer Slough. The
Type Il wetland is

. ' considered part of the 292
acre riparian wetland associated with Mercer Slough but the site placement is beyond the
Type S, 100 foot buffer. However, the site is still subject to the 200 foot shoreline zone. One
curb cut exists for ingress/egress at the northeast corner of the property. There is a Type Il
wetland (712 square feet) that is located along the western portion of the site. The required
buffer for this wetland is 110 feet with a 20 foot structure setback from the buffer per Land Use
Code (LUC 20.25H.095.C.1.a and D.2. Buffer reduction is only possible with a critical areas
report per LUC 20.25H.230.

Currently, the site contains a composting facility operated by Cedar Grove Composting. The
site has been filled and graded to sustain these composting activities which, over time, have
formed a steep slope down to native soils further to the west. There are several stacked eco-
blocks used to create stalls for provide areas for sorting and storage for on-site materials.
Most of the site contains compacted soil and is unvegetated with exception of three existing
trees in the center of the site and a small 40-foot wide band of vegetation at the south property
boundary. There is an existing ditch that runs north/south in the center of the property.
Another ditch runs east/west along the southern property boundary.
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The applicant’s proposal will not directly impact the Type Il wetland. However, the applicant
requests approval to modify the 110 foot wetland buffer along the southwestern portion of the
site by 12,092 square feet. The applicant proposes instead a wetland buffer that will range
between a minimum of 62 feet to a maximum of 74 feet. To mitigate for the reduced buffer,
approximately 11,677 square feet of currently degraded buffer in the southwest corner of the
site will be restored. See Section III.C for further discussion regarding the applicant’s
mitigation plan. As an aside, the northwest corner of the property is affected by the 110
wetland buffer as well. However, due to the presence of an existing parking lot for property in
Bellefield Park (915 118" Avenue SE), staff has concluded that the wetland buffer ends at the
property line for this site.

B. ZONING

The subject site and surrounding properties to the north and south are Office/Limited Business
(OLB) while the properties to the west across Mercer Slough is zoned Office while the freeway
to the east is zoned Light Industrial. Hotels/Motels are permitted outright within the OLB land
use district.
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C. LAND USE CONTEXT

The property is located within an established commercial/warehouse district that is near 1-405.
The proximity of this hotel to the freeway will provide adequate vehicular access for the
traveling public.
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D. CRITICAL AREAS FUNCTION AND VALUE, REGULATIONS

Streams and Riparian Areas

Most of the elements necessary for a healthy aquatic environment rely on a dynamic
interaction between the stream and the adjacent riparian area. The closure of streams
in pipes or culverts interrupts this relationship and severely degrades, if not completely
eliminates the functions and values provided.

Riparian vegetation along stream banks mitigates the impacts of urbanization and
supports healthy stream conditions. Riparian vegetation affects water temperature by
providing shade to reduce solar exposure and regulate high ambient air temperatures,
slowing or preventing increases in water temperature. The roots of riparian plants also
hold soil and prevent erosion and sedimentation that may affect spawning success or
other behaviors, such as feeding.

Both upland and wetland riparian areas reduce the effects of flood flows. Riparian
areas and wetlands reduce and desynchronize peak crests and flow rates of floods.
Upland and wetland areas can infiltrate flood flows, which in turn, are released to the
stream as base flow.

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. 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 re-vegetated. 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 to support stream base flows. Surface water flows in to riparian
areas during floods or as direct precipitation, infiltrates into groundwater and is stored
for later discharge to the stream.

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.
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ili. Habitat Associated with Species of Local Importance
Urbanization, the increase in human settlement density and associated intensification
of land use, has a profound and lasting effect on the natural environment and wildlife
habitat (McKinney 2002, Blair 2004, Marzluff 2005 Munns 2006), is a major cause of
native species local extinctions (Czech et al 2000), and is likely to become the primary
cause of extinctions in the coming century (Marzluff et al. 2001a). Cities are typically
located along rivers, on coastlines, or near large bodies of water. The associated
floodplains and riparian systems make up a relatively small percentage of land cover in
the western United States, yet they provide habitat for rich wildlife communities (Knopf
et al. 1988), which in turn provide a source for urban habitat patches or reserves.
Consequently, urban areas can support rich wildlife communities. In fact, species
richness peaks for some groups, including songbirds, at an intermediate level of
development (Blair 1999, Marzluff 2005).Protected wild areas alone cannot be
depended on to conserve wildlife species. Impacts from catastrophic events,
environmental changes, and evolutionary processes (genetic drift, inbreeding,
colonization) can be magnified when a taxonomic group or unit is confined to a specific
area, and no one area or group of areas is likely to support the biological processes
necessary to maintain biodiversity over a range of geographic scales (Shaughnessy
and O’Neil 2001). As well, typological approaches to taxonomy or the use of indicators
present the risk that evolutionary potential will be lost when depending on reserves for
preservation (Rojas 2007). Urban habitat is a vital link in the process of wildlife
conservation in the U.S.

iv. Critical Areas Overlay District/Critical Area Land Use Permit
A CALUP is required to reduce required wetland buffer areas.

CONSISTENCY WITH LAND USE CODE REQUIREMENTS:

A. ZONING DISTRICT DIMENSIONAL REQUIREMENTS:

The dimensional standards of the OLB land use district will be applicable upon submittal of the
building permit for this hotel. Dimensional standards can be found in LUC 20.20.010.

B. 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 or in
part any portion designated as critical area or critical area buffer.

The proposed hotel will not encroach into the required buffer setback. However, the applicant
proposed to reduce the required wetland buffer by a total of 12,092 square feet at the
southwest corner of the site. The buffer reduction allows the applicant to place required
surface parking stalls in this area. The following performance standard applies:

Critical Area Wetland
Performance Standards 20.25H.100

LUC 20.25H.100: Performance Standards — Stream Performance Standards:

The performance standards for streams described in LUC 20.25H.100, will be met as a
condition of approval of the subsequent clearing and grading permit to implement the
stream rehabilitation.

The performance standards for development on a site with a Type Il wetland, or an
associated critical area buffer are being met as follows:
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e Parking lot lighting will meet the standards of LUC 20.20.522 which prohibits
spillover lighting onto adjacent properties. A berm will also be created at the edge
of the parking lot to further inhibit lighting intrusions west into the wetland.

e Installation of an innovative below-ground stormwater dispersion system which
includes the removal of all existing fill materials and construction rubble. A
significant number of native plantings will be installed appropriate for the wetland
buffer. Fencing along with densely planted vegetation to limit pet and human use
in these areas.

e Use of pesticides, insecticides and fertilizers within 150 feet of the stream shall be
in accordance with the City of Bellevue’s “Environmental Best Management
Practices”.

C. LUC 20.25H.220: Mitigation and Restoration Plan requirements.

The applicant hired Talasaea Consultants, Inc. to review site conditions at the proposed
site and create a Critical Areas Report per LUC 20.25H.230. Talasaea Consultants, Inc
submitted a Critical Areas Report and Final Mitigation Plan originally dated November 10,
2014 with three addendums dated January 15", March 19", September 1st and
September 24, 2015 (see project file). Site reconnaissance took place on November 4,
2013, January 14" and June 18" 2014. Talasaea documented that the site was modified
in 1936 for agricultural activities to its current use as a composting site. The site has been
filled and graded with past materials that extends to within 7 to 14 feet of the western
property boundary.

As noted earlier in this report, the interior of the site contains three trees with a small band
of overstory and understory materials along the south property boundary. All of the interior
vegetation will be removed while all of the trees located within the wetland buffer will be
maintained. Only three of the fifteen perimeter trees will be retained due to the location of
required parking stalls. The landscaping plan shows a complex mix of deciduous and
evergreen trees along with understory that will be planted along the property boundaries
within exception of the wetland area which has been designed by Talasaea. Staff has
reviewed the submitted planting materials for the mitigated wetland buffer area and
approves Sheets W1.0 through W2.1.

PLAN LEGEND
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This site is located within a matrix of wetlands attached to Mercer Slough. These wetlands
total approximately 400 acres. For this report, Talasaea further categorizes a portion of
the wetland along the east side of Mercer Slough as the “Mercer Slough wetland”.
Talasaea reviewed this site and found that 712 square feet of this site is connected to the
292 acre wetland at its southwest boundaries. Talasaea scored this area as a 59 which
qualifies it as a Type Il wetland (28, water quality, 6 for hydrologic functions and 25 for
habitat functions).

A habitat study was also conducted by Talasaea while on-site as detailed in Table 1, Page
6 (see project file). Analysis of the existing buffer functions for the Mercer Slough Wetland
received a 23 out of 50 which essentially means that while the habitat is connected to
larger Mercer Slough wetland complex, its habitat value is low due to past and current
development practices along with an absence of native vegetative materials. Additionally,
the likelihood of wildlife using this area is low due to the presence of urban development
adjacent to this area. No habitat or species of importance were found on this site.

The applicant has proposed mitigation for the hotel development that will include 11,677
square feet wetland buffer enhancement and restoration at the southwest corner of the
property. It will also modify the existing storm water treatment that currently is a point
source that allows untreated stormwater to enter the Mercer Slough wetland. Mitigation
measures will include:

e Removal of all non-native and invasive weedy species within the existing wetland
buffer to create buffer enhancement areas at the southwest corner of the site.

e Removal of existing fill material and construction rubble.

Creation of a 4.5 berm constructed of topsoil to prevent light encroachment into the
wetland area beyond from vehicle lights at night.

e Restoration planting of the wetland buffer with a complex mix of native evergreen
and deciduous trees, shrubs and groundcovers per W1. Through W2.1.

e |Installation of downed woody materials and stumps to enhance the habitat value of
the area. Selected boulders will also be installed at various locations as a habitat
enhancement for reptiles and small mammals.

e Placement of topsoil in all cleared and grubbed restoration/enhancement areas.
Placement of 3 inches of mulch over all restored and enhanced areas,

e |Installation of a split-rail fence around the on-site portion of the restored riparian
areas.

e Installation of an innovative stormwater system that will continue to discharge
stormwater to the Mercer Slough wetland but it will be detained and treated prior to
release.

e All mitigation areas will be monitored for five years post construction. The
monitoring report will include the goals of the mitigation plan, performance
standards, monitoring methodology, the results of the monitoring, photographic
documentation, and any contingency needed. See Section IX for related condition.

In sum, staff has reviewed and approved the critical areas report submitted by Talasaea
Consultants, Inc.
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PUBLIC NOTICE AND COMMENT

As of the date of this staff report, no written comments have been received. A few phone calls
were received from realtors who wanted to know the completion date of the hotel.

SUMMARY OF TECHNICAL REVIEWS

A. CLEARING AND GRADING

The Clearing and Grading Division of the Development Services Department has reviewed the
proposed site development for compliance with Clearing and Grading codes and standards.
The Clearing and Grading staff found no issues with the proposed development and has
approved the application. A clearing and grading permit that includes a CSWPPP
(Construction Stormwater Pollution Prevention Plan) will be required for construction.

B. UTILITIES DEPARTMENT

Storm Drainage

The Holiday Inn Express project will trigger minimum requirements 1-8 from the Department of
Ecology Storm water Management Manual for Western Washington. The project is considered
redevelopment and will need to treat and disperse all new and replaced impervious surfaces.

A dispersion BMP and water quality filters are proposed to treat and disperse runoff
discharging to the Mercer Slough wetland. Wetland hydroperiod and function will be maintained
with the dispersion and treatment BMPs. This project drains directly to Lake Washington
through the adjacent Mercer Slough wetland.

Water

The water supply for the Holiday Inn Express project will connect to a City of Bellevue owned

16”ductile iron water main located in 118" Ave SE. Connections to the main onsite will include
fire service, domestic, irrigation water meters, and fire hydrants. There is sufficient capacity in
the water main for this development. Easements will be required for water main onsite.

Sewer

Sewer service for the Holiday Inn Express project will connect to an existing 8”sewer main in
118" Ave SE. The new building will need to demolish the existing sewer stub back to the main
and reconnect to the sewer main with an 8” stub to a manhole. Grease pretreatment will be
required if there will be any food service or restaurant proposed. There is sufficient capacity in
the sewer main to serve the site.

STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental
impacts occurring as a result of the proposal. The Environmental Checklist submitted with the
application adequately discloses expected environmental impacts associated with the project.
The City codes and requirements, including the Clear and Grade Code, Utility Code, Land
Use Code, Noise Ordinance, Building Code and other construction codes are expected to
mitigate potential environmental impacts. Therefore, issuance of a Determination of Non-
Significance (DNS) is the appropriate threshold determination under the State Environmental
Policy Act (SEPA) requirements.
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A. EARTH, AIR, AND WATER

No large-scale earthmoving activity is proposed with this application but will occur with the
subsequent building permit. Erosion and sedimentation control requirements and BMPs will
be reviewed by the Clearing and Grading Department as part of a clearing and grading permit.

B. NOISE

Any noise generated is regulated by Chapter 9.18 BCC. See Section IX for a related
condition of approval.

C. TRANSPORTATION
Long Term Impacts and Mitigation

The long-term impacts of development projected to occur in the City by 2027 have been
addressed in the City’s Transportation Facilities Plan EIS, prepared for the adoption of the
Transportation Facilities Plan in December 2015. The impacts of growth which are projected to
occur within the City by 2027 are evaluated on the roadway network assuming that all the
transportation improvement projects proposed in the City’s Transportation Facilities Plan are in
place. The Transportation Facilities Plan EIS divides the City into several Mobility Management
Areas (MMAs) for analysis purposes. The Holiday Inn Express/Staybridge Suites lies within
MMA #7 which has a 2027 total growth projection of 389,152 sf of “other commercial’
development, which includes institutional, industrial and hotel uses. This development
proposes 118,560 sf of development. Therefore, the volume of proposed development is within
the assumptions of the Transportation Facilities Plan EIS.

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 BCC 22.16, 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. Hotels/motels are charged
fees based on the number of rooms included in the project, and fee payment is required at the
time of building permit issuance.

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.

When completed, this development will generate approximately 120 new p.m. peak hour trips.
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 develooment. A concurrency determination is issued on
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the date of issuance of the land use decision. This project complies with the Traffic Standards
Code and is receiving a Certificate of Concurrency (see attached).

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). Since an application has been
filed as of July 2015, the Certificate of Concurrency will remain in effect for the life of the
building permit application, pursuant to BCC 23.05.090.H. At issuance of building permit, the
Certificate of Concurrency will be extended and remain in effect for one additional year (with
the possibility of up to two one-year extensions) as provided for in BCC 23.05.100.

Short Term Operational Impacts and Mitigation

City staff analyzed the short term operational impacts of this proposal in order to recommend
mitigation if necessary. These impacts included traffic operations conditions during the a.m.
and p.m. peak hours and the adequacy of the existing facilities. Issues that were analyzed
included intersection operation at three intersections, and sight distance from the driveways
proposed on 119" Avenue SE, and frontage improvements. The results of the short-term traffic
analysis are published in the Bellevue Holiday Inn Traffic Impact Study, March 2015, by Heath
and Associates, Inc., and in the Sightline Distance Submittal, May 2015, and revised submittal,
October 2015, by Abbey Road Group. These documents are included in the Transportation
Department file for this development.

118" Avenue SE at this location is a 30-foot wide roadway that includes one 10-foot lane in
each direction, a five-foot paved shoulder on the east side, and a five-foot bike lane, five foot
sidewalk and four-foot planter strip with street trees on the west side. There are also overhead
utilities and streetlights on the west side of the street behind the sidewalk. The street and
sidewalk improvements are adequate to serve this project except for the existing driveways
which will be removed and replaced with new driveways meeting standard drawing DEV-7E.
All construction associated with the new driveways will be required to meet ADA standards.
The existing street lighting must be analyzed and improved if necessary to provide adequate
lighting levels.

The project will construct two 30-foot driveway entrances to the property on 118" Avenue SE,
one near the north end of the frontage and one near the south end with about 60 feet
separating them. The property is situated just south of a curve in the road that limits sight
distance to the north. Although there is a sight distance easement on the property to the north,
overgrown vegetation currently obstructs vision from the driveway locations.

The sight distance was measured from each driveway using the modified method allowed in the
City of Bellevue Transportation Department Design Manual. The minimum standard of 250 feet
looking north on 118" Avenue SE can be provided from the south driveway location if the
overgrown vegetation is removed. Ground contours obstruct vision from the north driveway,
meaning that vehicles exiting that driveway would have inadequate sight distance to the north,
and this driveway will be operated as right-in and left-in only, with no exiting vehicles.

This project will be conditioned to remove the existing vegetation in the sight distance
easement north of the site and replant the area with low-growing species, then continue to
maintain the area in the future. The applicant will also be required to operate the north
driveway as enter-only unless further engineering analysis is provided showing that sight
distance requirements can be met.

The operating conditions at the intersections of SE 8" Street/118" Avenue SE, SE 8" Street/SB
[-405 ramp. and SE 8™ Street/NB 1-405 ramp were analvzed for this proiect. The proiect. when
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complete, will cause no degradation to the p.m. peak hour level of service (LOS), although SE
8" Street/118" Avenue SE measured LOS F both with and without the project.

DECISION CRITERIA

A. 20.25H.255 Critical Areas Report — Decision Criteria — General
The Director may approve, or approve with modifications, the proposed modification
where the applicant demonstrates:

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 proposal includes a mitigation plan that provides improvements to
degraded wetland buffers currently inhabited by invasive species and non-native
grasses, by restoring native species and critical area buffers adjacent to Mercer
Slough.

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: As mentioned earlier in this report, the applicant’s proposal will not directly
impact the Type Il wetland. To mitigate for the reduced buffer, the applicant proses to
restore approximately 11,677 square feet of currently degraded buffer in the southwest
corner of the site that will range between a minimum of 62 feet to a maximum of 74
feet. See the provided W-sheets as submitted by Talasaea Consultants, Inc.

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: Substantial re-planting of the degraded wetland buffer at the southwest
portion of the site will take place with this application. The Utilities Department has
conducted their analysis as mentioned above in Section V.B, Storm Water to note that
an innovative dispersion system will be installed to slow the rate of outflow prior to
entering Mercer Slough. Final Utility review will occur via the associated Utility
Extension permit, 15-107971 UE.

. Adequate resources to ensure completion of any required restoration, mitigation

and monitoring efforts;

Finding: Initial completion 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 agrees to provide reports annually containing photographic
documentation.
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v. 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.

Finding: Modifications will restore native vegetation and aid in storm water runoff prior
to entering the Mercer Slough. Again, there is no direct impact to the wetland area,
only its associated buffer at the southwest corner of the site. Densely planted
vegetation will help to improve native species diversity by reducing invasive species
proliferation as noted in Talasaea’s reports.

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

Finding: The development of the proposed hybrid hotel within the OLB land use
district is permitted via the Land Use Code. The adjacent area is surrounded by light
industrial uses and office uses to the west within Bellefield Park.

B. 20.30P.140 CRITICAL AREA LAND USE PERMIT DECISION CRITERIA
The Director may approve, or approve with modifications an application for a Critical Area
Land Use Permit if:

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

Finding: The applicant must obtain building and clearing and grading permits prior to
construction. Upon review and approval of this permit, the applicant will submit for all
ancillary permits.

ii. 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: This hybrid hotel will consist of a five-story development in an L-shaped
pattern with the Holiday Inn nearest the 118" Avenue SE while the Staybridge Inn
Suites will be located in the west of the site. The hotel will not encroach into the
wetland but the applicant requests approval to reduce the wetland buffer to allow
surface parking along the western portion of the site. The 20-foot structure setback
remains. The applicant proposes to compensate for this buffer reduction based upon
mitigations listed in Section Il.B (see above).

iii. 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, the applicable performance
standards of LUC 20.25H.080 and LUC 20.25H.220 are being met.

iv. 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.

v. The proposal includes a mitigation or restoration plan consistent with the
requirements of LUC Section 20.25H.210;
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Finding: Talasaea Consultants, Inc. has proposed a mitigation plan for the wetland
buffer reduction to Mercer Slough wetland. Staff has reviewed and approved the
plantings noted on Sheets W1.0 and W2.1. Upon installation, staff will review for
compliance with submitted plans. The applicant will be required to provide a landscape
assurance device to ensure plant survival upon installation. See Section IX for related
conditions.

vi. 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.

CONCLUSION AND DECISION

After conducting the various administrative reviews associated with this proposal, including
Land Use Code consistency, SEPA, City Code and Standard compliance reviews, the Director
of Development Services Department does hereby approve with conditions the
modifications of stream buffer to Sturtevant Creek. Approval of this Critical Areas Land Use
Permit does not constitute a permit for construction. A Clearing and Grading permit is
required and all plans are subject to review for compliance with applicable City of

" Bellevue codes and standards. See Section IX for related condition.

Note- Expiration of Approval: In accordance with LUC 20.30P.150 a CALUP 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.

CONDITIONS OF APPROVAL

The applicant shall comply with all applicable Bellevue City Codes and Ordinances
including but not limited to:

Contact Person

Clearing and Grading Code- BCC 23.76 Tom McFarlane. 425-452-5207
Land Use Code- BCC Title 20 Antoinette Pratt, 425-452-5374
Noise Control- BCC 9.18 Antoinette Pratt, 425-452-5374
Bellevue City Code 14.60 Molly Johnson, 425-452-6175
Bellevue City Code Chapter 24 Mark Dewey, 425-452-6179

A. GENERAL CONDITIONS

1. Building, Utility and Clearing/Grading Permits Required: Approval of this Critical Areas
Land Use Permit does not constitute an approval of a utility extension agreement and a
clearing and grading permit. Application for a utility extension agreement and clearing and
grading permit must be submitted and approved prior to work commencing.

Authority: LUC 20.30P.140
Reviewer: Antoinette Pratt

2. Mitigation Planting and Monitoring: Mitigation planting shall be undertaken within the
Mercer Slough wetland buffer to mitigate for the reduction in buffer associated with the
construction of the hotel for parking stalls along with identified mitigation. The mitigation
planting shall, at a minimum, contain the plants and quantities specified in the approved
mitigation planting plans as prepared by Talasaea Consultants, Inc. and submitted to the
City of Bellevue on January 20, 1015. The mitigation plantings shall be monitored for a
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period of five years, consistent with a monitoring plan approved pursuant to LUC
20.25H.210. A report on plan health, survival, and maintenance activity shall be submitted
every year for 5 years to verify that the plan is performing as proposed. Reports shall be
submitted to the Development Services Department per Chapter 9, Monitoring Methods,
pages 12 through 14, Critical Areas Report and Mitigation Plan.

Authority: Land Use Code 20.30P.140
Reviewer: Antoinette Pratt

3. Land Use Inspection: Following installation of planting the applicant shall contact Land
Use staff to inspect the planting area as part of the clearing and grading permit process.

Authority: LUC 20.30P.140
Reviewer: Antoinette Pratt

4. Landscape Installation Assurance Device: If a Temporary Certificate of Occupancy is
requested prior to completion of the landscaping installation the applicant shall file with
DSD a landscape installation assurance device equal to 150% of the cost of labor and
materials for any landscaping that has not yet been installed.

Authority: LUC 20.40.490
Reviewer: Antoinette Pratt

5. Landscape Maintenance Assurance Device: To ensure a proper maintenance
schedule is followed after the mitigation plantings have been installed, an assignment of
savings or bond financial security device for landscape maintenance equal to 20% of the
cost of the labor and materials is required. This device shall be released upon conclusion
of the five year mitigation period to ensure that plants are alive and well.

Authority: LUC 20.40.490
Reviewer: Antoinette Pratt

6. Noise Control: Noise related to construction is exempt from the provisions of BCC 9.18
between the hours of 7 am to 6 pm Monday through Friday and 9 am to 6 pm on
Saturdays, except for Federal holidays and as further defined by the Bellevue City Code.
Noise emanating from construction is prohibited on Sundays or legal holidays unless
expanded hours of operation are specifically authorized in advance. Requests for
construction hour extension must be done in advance with submittal of a construction
noise expanded exempt hours permit.

Authority: Bellevue City Code 9.18
Reviewer: Antoinette Pratt

B. PRIOR TO ISSUANCE OF ANY CLEAR AND GRADE PERMIT
1. 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.
c) 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.
9) 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: BCC 11.70 & 14.30
Reviewer: Tim Stever (425) 452-4294

2. Sight Distance: To meet the sight distance requirements of BCC 14.60.240 and the
standard drawing TE-1 for the south driveway, existing vegetation in the sight distance
easement north of the project must be removed and restored per the approved
landscaping plan. No vegetation, signs, structures, or other fixtures will be allowed to
obstruct the required sight line to the north.

The north driveway shall operate as a one-way entrance, including appropriate signing,
with no exiting vehicles unless an engineering analysis approved by the City of Bellevue
during the engineering review process shows that adequate sight distance can be
provided from this driveway.

Authority Bellevue City Code 14.60.240
Reviewer: Molly Johnson, Transportation Department

3. Clearing and Grading Permit Required: Approval of this Critical Areas Land Use Permit
does not constitute an approval of any development 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 with the activity permitted
under this approval.

Authority: Land Use Code 20.30P.140
Clearing & Grading Code 23.76.035

Reviewer: Tom McFarlane; Development Services Department, Clearing & Grading
Section

4. Developer Extension Agreement: Utility review has been completed based on the
preliminary information submitted at the time of this application. The review has no implied
engineering approvals for water, sewer and storm drainage components of the project. A
Utility Extension Agreement will be required for review and approval of the utility design for
storm and water and has currently been submitted and is under review. The side sewer
connection can be reviewed under the UE but will be permitted under separate
commercial side sewer permits. Submittal of the Utility extension will coincide with current
clearing and grading permit review. Final civil engineering may require minor changes to
the site layout to accommodate the utilities. Preliminary storm drainage review was
completed under the codes and standards in place at the time of this application.

Authority: BCC Title 24.02, 24.04, 24.06
Reviewer: Mark Dewey, Utilities
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C.

1.

PRIOR TO ISSUANCE OF ANY BUILDING PERMIT

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. Removal of existing buildings will be
eligible for impact fee credit. Impact fees are subject to change and the fee schedule in
effect at the time of building permit issuance will apply.

Authority: BCC 22.16
Reviewer: Molly Johnson

PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY

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 City 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 and Transportation Department Design Manual Standard Drawings.
Reviewer: Molly Johnson

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

This segment of 118" Avenue SE will require standard trench restoration for any utility
connections or other digging in the street surface. Trench restoration must meet the
requirements of Section 23 of the Design Manual and standard drawings ROW-1 through
ROW-9. Exact copies of the appropriate trench restoration drawing(s) must be included in
the final engineering plans.

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

ATTACHMENTS

Certificate of Concurrency
Project Plans
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1 inch = 30 ft

EASEMENT #7
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UNREADABLE) 0.4' NORTH OF \

TITLE:

Holiday Inn Express and

StayBridge Suites

Site Plan A

NBK LLC

FOR:

11010 NE 8th ST
Bellevue, WA 98004

Site Address:
989 118TH AVE SE
Bellevue, WA 98005

VICINITY MAP i

( LEGAL DESCRIPTION

\

LOT 6 OF WILBURTON ADDITION, AS PER PLAT RECORDED IN VOLUME 11 OF PLATS, PAGE
97, RECORDS OF KING COUNTY AUDITOR:

EXCEPT LAKE WASHINGTON BLVD SE,

TOGETHER WITH THAT PORTION OF VACATED BOULEVARD AS RECORDED UNDER
RECORDING NO. 8208050309;

TOGETHER WITH:

THAT PORTION OF THE NORTH HALF OF THE NORTH HALF OF THE NORTH HALF OF THE
SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 24
NORTH, RANGE 5 EAST, W.M., KING COUNTY, WASHINGTON, LYING WESTERLY OF 118TH
AVENUE SE; EXCEPT THE WESTERLY 35 FEET THEREOF,

ALSO EXCEPT THE SOUTH 60 FEET OF THE EAST 200 FEET THEREOF:

AND EXCEPT THE EAST ONE ACRE THEREOF;

TOGETHER WITH:

THE WEST 35 FEET OF NORTH HALF OF THE NORTH HALF OF THE NORTH HALF OF THE
SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 24
NORTH, RANGE 5 EAST, W.M., KING COUNTY, WASHINGTON;

SITUATE IN THE CITY OF BELLEVUE, COUNTY OF KING, STATE OF WASHINGTON

.

LAND DEVELOPMENT

CONSULTANT:
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DEV. SERVICES COMPANY, LLC
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SURVEY:

- BASIS OF BEARINGS

)
\

HELD NORTH 02°42'38" EAST BETWEEN CITY OF BELLEVUE MONUMENT NUMBER 0095
(HELD FOR POSITION) AND CITY OF BELLEVUE MONUMENT NUMBER 0113 (HELD FOR
ROTATION) PER CITY OF BELLEVUE HORIZONTAL CONTROL PUBLISHED COORDINATES
(WASHINGTON COORDINATE SYSTEM NAD83(2011) - NORTH ZONE),

-

ABBEY ROAD GROUP LAND

DEV. SERVICES COMPANY

LARRY WALKER, PLS
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13 SEQUENCING
A L

1. CONTRACTOR SHALL GIVE TALASAEA CONGIATANTS A MM OF TEN (10) DAYS
HOTILE PRIOR TO BESINNNG CONGTRICTION.

2.M0 CONSTRUCTION HORK. SHALL COMMENCE UNTIL THERE 15 A MEETING BETYEEN THE
CLIENT, TALASAEA CONALTANTS, SENERAL, CL EARNG, AND/OR EARTHAORK.
CONTRACTORS, AND THE LANDSCAPE CO* YOR. THE APPROVED PLANS AND
SFECIFICATIONS SHALL BE REVIERED TO ENSURE THAT ALL PARTIES INWOLVED
INDERSTAND TE INTENT AND THE SPEGIFIC DETANLS RELATED 7O THE CONSTRICTION
DOCMENTS, SPECIFICATIONS AND SITE CONBTRAINTS.

BLOCATIONS OF EXISTING UTH ITIES HAVE BEEN ESTABLISHED BY FIELD SURVET OR
OBTANED FROM AVAILABLE RECORDS AND SHOLD BE CONGIDERED APPROXMATE
ONLY AND HOT NECESSARILY COMPLETE. iT 15 THE SOLE RESPONSBLITY OF THE

CONTRACTOR 1O (U INDEFENDENTLY VERFY THE ACCURACT OF UTILITY LOTATIONS AND

(2) DISCOVER AND AVOID ANY UTILITIES RoTHN THE MATISATION PLAN AREA(S) THAT ARE
HOT SHOYN, BT HICH MAY BE AFFECTED BY MPLEMENTATION OF THE PLAN. S/cH
AREALS) ARE 10 BE CLEARLY MARKED IN THE FIELD, TALASAEA CONGIATANTS SHALL
REVIER ANY CONFLICTS WITH THE APPROVED MITISATION PLAY PRIOR TO BTART OF
CONSTRUCTIAL

4.4 COPY OF THE APPROVED PLANG HUST BE ON SITE RHEREVER
PROGRESS, AND SHALL REMAN ON SITE (NTIL PROECT COMPLETION

5. CONGTRUCTION MUST BE PERFORMED ™ ACCORDANCE WITH ALL ASBNCY STANDARDS,
%Egéooes. PERMIT CONDITIONS, AND/OR OTHER AFFLICABLE ORDINANCES AND

6.THE PRO.EGT ORRER/AFPPLICANT 15 RESPONS'BLE FOR OBTANNNG ANT OTHER RELATED
OR REGARED PERMITS PRIOR TO THE START OF CONSTRUCTION.

1. A GUALIFIED ECOLOSIST SHALL BE ON SITE, AS MECESSARY, TO MONITOR MITISATION
CASTRICTION AND APPROVE MAOR REVISIONS TO THE PLAX

B.OURNG CONSTRUCTION, THE CONTRACTOR MUST USE MATERIALS AND CONSTRICTION
FETHODS THAT PREVENT TOXIG SUBSTANCES AND OTHER POLLUTANTS FROM ENTERMNG
MITISATION AREAS OR OTHER NATURAL RATERS OF THE STATE.

A, THE CONTRACTOR SHALL PROVIDE SEDIMENT AND EROSION CONTROLS AROMD TrE
PROJECT AREA PRIOR TO SOIL DISTURBANCE FROM CONGTRUCTION ACTIVITY.

, MIGEATION CONSTRUCTION. THE FOLLORNS PROVIDES THE GENERAL GEGUENGE OF
ACTIVITIES ANTICIPATED TO BE NECESSARY TO COMPLETE THS MITISATION PROECT.
SOME OF THESE ACTIVITIES MAY BE CONACTED CONCIRRENTLY AS THE PROJECT
PROSRESESS,

ER COASTRYCTION 1S ™

I. CONDUCT A SITE MEETING BETREEN THE CONTRACTOR, TALASAEA CONSLTANTS, AND
THE ORAERS REPRESENTATIVE TO REVIEN THE PRO.ECT PLANS.

2 BETALL ST FENCE AMD ANY OTHER EROS'ON AND SEDIMENTATION CONTROL ERFS AS
CEPICTED ON THE CIVIL FLANG THAT ARE HECESSARY FOR HORK 1N THE MITISATION

5,COBTRICT PROECT PER CIVIL PLALS,
4 PLACE TOPSOIL AND FLACE HABTAT FEATURES.
5 COMPLETE SITE CLEAWR AND DNETALL PLANT MATERIAL AS DDICATED OH TE
PLANTING PLAR

6.NSTALL 2-BOARD FRLE AND CRITICAL AREA GIEAS,

12 PROECT CORDITIONS
FLAN CHANGES AND MODIFICATIONS: ANT CHANGES OR MODFICATIONS TO THE
MTISATION PLANS OR SPECIFICATIONS MBST F PRIOR APPROVAL FROM THE
OroERS REPRESENTATIVE, TALAGAEA CONDN TANTS, AND APPLICABLE ASENCES.

13 HARRANTY

A HASRANTY TERMS AND CONDITIONS: A CONTRAGTOR-PROVIDED RARRANTY SHALL
EXTDD FOR A PERICD OF OME TEAR FROM THE DATE OF PRYS'CAL COMPLETION
PRIGCAL COMPLETION FOR THE HORK. OF THS SECTION 15 THE DATE HHEN ALL RABTAT
FEATURE PLACEVENT, FLANTING, TEMPORARY RRIGATION AND RELATED PHASES OF SUCH
FORK. HAVE BEEN COMPLETED AND ARE ACCEPTED BY THE OFNER'S REFRESENTATIVE,
TALASAEA CORATANTS, AND APPLICABLE AGEHCIES.

PART 20 PRODUCTS AND MATERIALS

21 HABITAT FEATURES

A DOrN LOSS, DORN LOGS SHALL BE CEDAR OR FIR SUECIES, HAVE A 20 FOOT MNMM

PR riTi OR FITHOUT RODTS, AND A MNMA DIAVETER OF L& NEHES. BARK SHALL

BE FEPT INTACT, ENDS THAT HAVE BEEN CUT SHALL BE DISTRESSED AND NOT BUNT.

B SIS STAFS SHALL BE EIER PART-DECAYED, RELOCATED STMPS, OR CUT
OOTrADS $HTH A MNMM OF THREE FEET OF TRKK 20 DICHES N DIAVETER PoSMM
ENDS THAT RAVE BEEN CUT SHALL BE DISTRESSED AND HOT BUAT,

22 TOPESL

ATOPSQL: TOPSCIL THAT HAS BEER STOCKPILED ON-SITE FOR REVOE N PROECT AREAS)
DR IPORTED FROM OFF-5{TE SOURCES GHALL BE FERTILE, FRIABLE, SANDY LOAM
SURIACE SOIL, FREE OF SUB5OIL, (LAY LIMPS, BRUSH, HEEDS, ROOTS, STUPS, STOAES
TARGER TN | IR TN ANT DMENSION LITTER. OR ANY OTHER EXTRANEDUS OR TOXIC
PATTER HARMAL TO PLANT GRONWTH

B. e T, MPORTED TOPSOL SHALL CONSIOT OF DRGANG MATERIALS
L5 9 TECESRARY TO PRODACE A LK ORSANC CONTENT OF AT LEAST 10
PLRCENT AND HOT GREATER THAN 20 PERCENT, AS DETERMAED BY AASHIO-T-14.

23 MALCH

A BARK OR FOODCH P MACH SHALL BE DERIVED FROM DOUGLAS FIR, PNE OR HEMLOTK
SPECIES, THE MUICH SHALL NOT CONTAN RES™N, TANEN OR OTHER COMPOADS N
GUANTITIES THAT hOALD BE DETRIMENTAL TO ANMAL, PLANT LIFE OR HATER GMALITY.

B. MACH SHALL BE &0 THAT A MNMM OF 5% OF TrE MATERIAL HLL PASS
THROJGH A 15-MCH SEVE AND NOT MORE THAY 55%, BY LOOSE VOLRE, RELL PASS
THROUGH A U3 NO. 4 STEVE.

PART 3. EXECUTION
A FLAS AND PROTECT EXISTING YESETATION TO REMAN,
| CONTRAC TOR SHALL BE RESPONGBLE FOR AVOIONG DISTIRBANCE 10 DXISTNG
JEOETATION LOGATED OUTHIDE THE CLEARNG LIMITS. MO REMOVAL OF AT
VEGETATION SUALL OCOR FITHOUT PRIOR APPROVAL BY TALASAEA CONGULTANTS.
2 TALASAEA CONBLLTANTS SHALL FLAS EXISTING VEGETATION TO REMAN LOCATED
FLASGED VFfrETAIgH SHALL NOT BE DISTLRBED, INESS

) T 70 PREVENT MURY TO THE TRMK, ROOTS, AND
B’ZA‘E-‘ESOFYR_%A‘{)%TORBN\LAMFOOWPLAW TO REMAN THAT 5
Y SHALL BE TREATED BAVEDIATELY AFTER DAMAGE

+ NG EVERLY CUTTNG BRA: 3 ROOTS, AND
DAMASED TREE BARK. NAURED PLANTS SHALL BE THORDUSHLY RATERED AND
ADDITIONAL MEASURES SHALL BE TAKEN, AS APPROPRIATE, TO ASD N PLANT SURVIVALL

B. JOPSOL

[, ™ALL GRADED BFFER MITISATION AREAS, A d-DCH VOrHA DEFTH OF TOPSOL SHALL
BE PLACED OVER ENTIRE BUFFER MTISATION AREA, PRIOR YO PLACEMENT OF KABITAT
FEATURES.

<. L PLACE HABITAT FEATURES UPOH COMPLETION OF TOFSOL
DEPICTED OM THE MTIGATION FLANS AND DETAILS. TALASAEA

CONIATANTS SHALL APPROVE LOCATIONS PRIOR TO PLACZEFENT.

1. <, ¥ TO CUNT/BREAY. DOVH LOGS, FIRSY SCORE THE LOG AT THE
DLS'RED LEMGTH BY MECHANCAL MEANS, THEN SHAP THE LOS AT THE SCORED
LOCATION TO CREATE A NATURAL LOOK TO THE BREAK THST BROKER 10
DISGISE SAH CUTS. HABITAT FEATURES THAT HAVE BEEN CUT SHALL HAVE NO BLLMT

B,
2.5TMPE STAPS SHALL BE SET UPRIGHT.
0. MACH (AEARED/GRUDBED BUFFER AREAS: TALASAEA CONJATANTS SHALL BE
PROVIDED A MULGH SAMPLE PRIOR 10 IT BENG DELIVERED TO THE SITE. NO BFFER
AREAS SHALL BE SEEDED.

1. CONTRACTOR SHALL SPREAD MACH OYER ALL DSTIREEC SOL BAFER AREAS THAT
RAVE BEEN CLEARED/GRUBEED TO ACHEVE A INFORM DEPTH OF 3 INCAES.
E. NSPEGTIONS: PRIOR TO PLANT INGTALLATION, TALASAEA COHGLTANTS SHALL APFROVE
HORK. AND PABITAT FEATIRE PLACEMENT. IF ITEMS ARE 10 BE
PREP, BY TALASAEA CONGULTANTS AND
OR FOR COMPLETION. AFTER FNCH LIST 1TEMS RAVE BEEN
COMPLETED, TALASAEA CONGLTANTS SHAlL REVIEF THE PRO.ECT FOR FaNaL
ACCEPTANCE OF PLNCH LISY ITEMS, AND PLANTING HAY THER D.
F.MMI{Q&,IFWERED&ADEAYNWBM@“ONFORNNW
CONTRAGCTOR GHALL BE RESPONSTBLE FOR MANTENANCE OF EROSION CONTROL
VEASRES, DRANASE, AND TEVPORARY IRRISATION DRNG CONTRIGCTION DELAY
PERICD, INLESS OTHERAZE STATED N hRITING.

SET TREE STRAGHT AND PLACE —
ROOTBALL ON SOLD EROMD
OR CH COHPALTED BACKFLL

FOTH NATIVE SOL AW TAMP SOL
10 STARLIZE ROOTBALL. OF7

GENERAL PLANT INSTALLATION NOTES

N

| STAKE FER TREE LOCATED
GITSIDE OF POOTBALL. FASTEN
P CHANLDCK TE5. LOOP EACH
TE ARCMND TREE LOOSELY TO
FROVDE ' SAACK TRAX
EROWTH STAXE HEIGHT MST BE
AT LEAST 4' ABOVE FINQIED

MALH TREE HTH MACH RS
3° DEEP x 3 DA TO RTHN 3°
THE TRAK - DO YOT MOAND

oF
PLANTMNG ROLE V2 ALL——— HMLCH ASANST TRIRX

FORH TEMPORARY 5° HEH

4l FEMANYG SOI DAY AROND TREE T0
NOTED N HE ALANTOG G
A ANDOR
MSTALLATION NOTED,

AN
RRATEIANELY
SRR,

//\/‘5 ?/\/\\2//\&\/
N === 4
LR l_lﬁ?_J:l,:,*.Ljf !‘:'—llL

S
7
N

4 - 2 TS
ROOTBALL DIA.

BB TREE PLANTING DETAIL.

NTS

by ~ SET PLANT STRAIGHT AND PLACE
ROOTBALL ON SOLID BROMD OR
ON COMPALTED BACKFLL

BACKFAL PLANTAMS HOLE 112 FAL
HTH BATVE 501, TAYF 501 10
STABLUE ROOTBALL: DO NOT
DSTURE ROOTBALL, BACKFLL
REMANNG PLANTING HAE | AADE
BACKFAL PER SFECEFCATIONS
AND/OR PLANT DSTALLATICN HOTES

- FASHED 6RADE

—— SCARFY SDES OF PLANTING
HOLE; HAKE SURE HOLE HAS
GO0 PRAN

EXSTHG RATIVE 501

CONTAINER STOCK PLANTING DETAIL

KIS,

PLANT TREES AND/OR SHRUBS |* HSGHER THAN DEPTH GROAN AT NIRSERY.

FOR CONTARER TREES AND/OR SHRUDS, SCORE FOUR SIDES OF ROOTBALL PRIOR 10
PLANTING. BJTTERFLY ROOTBALL |7 ROOT CIRCALMNG 1S EVIDENT.

STAKE DECIDUOVS AND EVERGREEN TREES 4 FEET AND OVER Dl HEIGHT FiTH ONE (U STAKE
PER TREE. STAKE TREES MYEDIATELY AFTER PLANTING. PLACE STAKE AT THE QUTER EDGE OF
THE ROOTS OR ROOTBALL, IN LIE WITH THE PREVAILING HND, STAKES SHALL BE 1 OOSELY
ATTACHED USINS CHAMN-LOCK TREE TiES TO ALLOW FOR SOME TRIAK .

TREE STAKES TO BE VERTICAL, PARALLEL, EVER-TOFPED, WSCARRED AND DRIVEN HTO
INDSTURBED SUBGRADE. REMOVE AFTER ONE YEAR.

HATER PLANTS IMMEDIATELY UPON PLANTING, THEN PROVIDE MANJAL HATERING OR A
TEMPORART IRRIGATION STSTEM (iF SFPECIFIED M THE PLANTING SPECIFICATIONS) TO PREVENT
PLANT MORTALITY AND ENSURE PLANT ESTABLISHVENT, PLANTS SHALL RECEIVE A
MMM OF APPROXIMATELY OHE MNCH OF HATER EVERY WEEK DURING THE DRY SEASON
(SENERALLY JAE I5TH - OCGTOBER 1577, OR EARLIER OR LATER iF CONDITIONS HARRANT) FOR
THE FIRST SEASON AFTER PLANTING, IRIIGATION AMOUNTS MAY HEED TO BE INCREASED
DURING PROLONGED PERIODS OF HOT, DRY FEATHER

FERTILIZE ALL TREES AND SHRUBS WITH A &1 OF-RELEASE GERERAL PURPOSE GRANALAR
FERTILIZER OR S\ Ovi-RELEASE TABLETS AT MANFACTURER'S SPECIFIED RATE.

NOT FOR CONSTRUCTION

THESE PLANS HAVE BEEN
SEMTTED TO THE APPROPRIATE

NOTES
I SURVEY PROVIDED BY
LAND DEVELOPMENT SERVICES COMPANY, LLC;

ABBEY ROAD GROF

T
ASDCES FOR REVEN AND : 4
SO AL, WTL. APPRINED, gggib;;“ !20;\9 SUTE A, PUTALLUP, WA 42372;
TrESE X 364
SUBECT 5 2. SITE PLAN PROVIDED BY DALE SHEENEY,
._——M—Qu ARCHITECT, 515 143RD PLACE SE, BELLEVIE,

RA 28006; 425-260-8%4
3. SOURCE DRAWNGS HAVE BEEN MODIFIED BY
TALASAEA CONSATANTS FOR VISUAL

ENHANCEMENT,
4. THIS PLAN IS AN ATTACHVENT TO THE CRITICAL
AREAS REPORT PREPARED BY TALASAEA
CONIATANTS N SEPTEMBER 2015,

APPROVED FOR CONSTRUCTION
BY:

CITY OF BELLEVLE
DEPT. OF PLANNNG & COMMNITY DEVELOPHENT

Krow whats helow.

Call before you dig. DATE:

EA
INC.

Resource & Environmental Planning
Paz (473) BAL-THaD

Bt (4F5) 001-7800 —

CONSULTANTS,
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PLANTING SPECIFICATIONS

SEC. 04, TWP. 24N, RGE. 5E, WM.

PART I:

ExW_L COMENCE UNTIL THERE 16 A MEET)S BETVEEN THE
" CLIENT, TAU\.,A._A co&w..mms THE GETERAL, CLEARING, N»EJ/OR EARTRAORK,
CONTRALTY THE LANDECAPE CONTRACTOR. THE D PLANS AND
mﬂc».m SHALL BE REVIERED TO EMSURE THAT ALL PARTIES RVOLVED
UNDERSTAND THE INTENT AND THE SPECIFIC DETALS RELATED TO THE
CONSTRUCTION DOCIMENTS, SPECIFICATIONS, AND SITE CONSTRAINTS,
3. LOGATIONS OF EXISTING UTILITIES HAVE BEEN ESTABUSHED BY FIELD SURVEY OR
OBTAINED FROM AVAILABLE RECORDS AND SHOU.D BE CONS'DERED APPROXMATE
ONLY AND NOT NECESSARILY COMPLETE. IT 15 THE SOLE RESPONSIBILITY OF T1E
CONTRACTOR TO: 1) INDEPENDENTLY VERIFY THE ACCURACY OF UTILITY LOCATIONS,
ARD (2) DISCOVER AND AVOID ANY UTILITIES RITHN THE MTIGATION AREA(S) THAT
ARE NOT SHOWR, BUT WHICH MAY BE AFFECTED BY IMPLEMENTATION OF THE PLAN
SUCH Avfﬂso ARE TO BE CLEARLY MARKED N THE FIELD, TN.ASAEA wsumrs
SHALL ANY CONFLICTS WITH THE APPROVED GRADNG
START OF oorsmucnm.
. A COPY OF THE APPROVED PLANS MUST BE ON SITE FHENEVER CONSTRICTION 15 ™
PROGRESS, AND SHALL REMAIN OK SITE INTIL PROEGCT COMPLETION.
CONSTRUGTION MUST BE PERFORMED N ACCORDANCE HITR ALL ASENCY
PERMIT CORDITIONS, AND/OR OTHER APPLICABLE

>

o

6. THE PROECT OVPER/APPLICANT |5 RESPONSIBLE FOR OBTANNG ANY OTHER
RELATED OR REGURED PERMTS PRIOR TO THE START OF CONSTRICTION.

T. A GUALIFIED RETLAND CONGILTANT SHALL BE ON SITE, AS RECESSARY, TO MONITOR
CONSTRUICTION AND APFROVE MeNOR REVISIONS TO THE PLAN.

B, DIRING CONSTRUCTION, THE COHTRAGTOR MUST USE MATERIALS AND CONSTRUCTION
METHODS THAT FREVENT TOXIC SUBSTANCES AND OTHER POLLUTANTS FROM
EHTERING MITISATION AREAS OR OTHER NATURAL RATERS OF THE STATE.

4, PREVENTATIVE MEASURES SHALL BE USED TO PROTECT EXISTING STORM DRANAGE
SYSTEMS, EXISTING UTILITIES, AND ROADS.

IOPROVIDE SEDMENT AND EROSION CONTROLS AROMND THE PROJECT AREA
PRIOR TO SO, DETVRBANCE FROM CORSTRUCTION AGTIVITY.

U THE FOLLOFING PROVI

. MTISATION CONBTRICTION, DES THE GENERAL SEQUENCE
ACTIVITIES ANTICIPATED TO BE RECESSARY TO COMPLETE THE PLANTING PoRnON oF

THE MITISATION FROECT. SOME OF THESE ACTIVITIES MAY BE COMNDUCTED

CONCURRENTILY AS THE PROECT PROGRESSES.

. CONEAXCT A SITE MEETRNG BETHEEN THE CONTRAGTOR, TALASAEA CONIATANTS,
AND THE OrNER'S REPRESENTATIVE TO REVIEN THE PROECT PLANS,

STASTHSSTOCKPILE AREAS, AND MATERIAL DISPOSAL

PLANT TREES AND SHRUES AS INDICATED ON MTISATION PlA?é

PLANT RETLAND EMERGENTS AND STAKES (CUTTINGS).

MILCH PLANTS TNSTALLED R NON-GRAUED BUFFER AREAS.

INSTALL TEMPORARY IRRIGATION SYSTEM AND PROGRAM FOR 05 MNCHES OF

HATER EVERY 3 DAYS.

6. NSTALL FENCING AND CRITICAL AREA PROTECTION SISNS (F REGFRED),

wawN

|2SBMTTALS

A

B.

FURNISH THE FOLLOWNG WITH EACH FLANT MATERIAL DELIVERT,
I. INVOICES INACATING SIZES AND VARIETY OF PLANT MATERIAL.

2. CERTIFICATES OF DEPECTION REQURED BY STATE AND FEDERAL AGEHCIES.

!

GUALITY CONTROL SIERMTTALS:
1. PRIOR TO DELIVERY OF MATERIALS, CERTIFICATES OF COMPLIANCE ATTESTING

THAT MATERIALS VEET THE SPECIFIED REGUIREMENTS SHALL BE FURNSHED FOR THE
FOLLOWNGy PLANTS, TOPSO1, FERTILIZER, AND ORSANC MACH. CERTIFIED COPES
OF THE MATERIAL CERTIFICATES SHALL INGLUDE THE FOLLONNS:

QFLANT MATERIALS: BOTANCAL RAME, COMMON RAME, SIZE, GUANTITY BY

SPEC'ES, AND LOCATION RHERE GROWM.
b. IM\‘\DRYED TOPSOIL: PARTICLE SIZE, PH, ORGANC MATTER CONTENT, TEXTURAL
CLASS, SOLUBLE SALTS, CHEMICAL AND MECHRANCAL ANALYSES.
c. Ff:RTILIIER. CHEMICAL ANALYSIS AND PERCENT COMPOSITION.
AIMPORTED MLCH: COMPOSITION AND SOURCE,

I3 REFERENCES

Al

QIZEAND GRADING STANDARDS. SHALL CONFORM T
AMERICAN STANDARD FOR NURSERY STOCK, F'L&'ivtEO BY THE AMERICAN K
AND LANDSCAPE ASSOCIATION.

THE CURRENT EDITDWO‘ n-E

14 QUALITY ASGURANCE

A

B,

ORKERD GUALITICATIONS,

SUPERVISOR(S) SHALL BE PERSON/
FOR PLANT MATERIAL, AND SHALL HAVE BEEM
BE@EDN PLANTING AND

THE PERSCNS PERFORMMNG THE PLANTING AND THER

ALLY EXPERIENCED YUTH PLANTING A.ND CARNG
BEEN RESGULARLY EMPLOYED BY A COMPANT

CARING FOR PLANT MATERIAL FOR A MNMM OF 2

2 ALL PLANT MATERIALS SHALL BE LOCALLY GRONN OR

. BARRANTY TERMS: TOR'S WARRANTY SHALL INCLUDE REPLAGEMENT OF
PLANTS DUE TO MORTALITY (SAVE SIZE AND SPECIES SHONN ON THE DRAFGS),
PLANTS REPLACED wr:R THS HARRANTY SHALL BE HARRANTED FOR AN
ADDITICRAL YEAR AFTER REPLACEMENT.

- EXCEPTIONS, LOSS DE TO EXCESSVELY SEVERE CLMATOLOSICAL CONDITKAS
(SUBSTANTIATED BY IO-TEAR RECORDED FEATHER CHARTS), OR CASES OF YEGLECT
BY OrNER, OR CASES OF ADSE/DAMASE BY OTHERS,

PART 21 PRODUCTS AND MATERIALS
2 PLANTS

B

1+ AlL PLANT MATERIAL WiL COIFORM TO THE VARETIES SPECIRED OR
SHOPN TN THE PLANT LIST(S) INRPICATED OH THE MITISATION FLANS AND BE TRUE T0
BOTANICAL NAME AS LISTED N, HITCHCOCK, CL, AND A CRONGUIST. HT3. FLORA OF
THE PACIFIC NORTHAEST, RSVERSITY OF HASHNGTON PRESS,

SHRUASS AND TREES:

1. TALASAEA SHALL EXAMNE PLANT MATERIAL PRIOR TO PLANTING. ANY MATERIAL
NOT MEETING THE REQURED SPECGIFICATIONS SHALL BE IMMEDIATELY REMOVED
FROM THE SITE AND REPLACED WITH LIKE MATERIAL THAT MEETS THE REGURED

FEDFRAL +
CERTIFICATES, REQURED BY LAR SHALL WAN( EACH
ARD SRALL BE SUBMITTED TO TALASAEA UPON CONTRACTORS RE(,EK’T OF FLAHT

MATERIAL,
2. PLANT MATERIALS SHALL BE LOCALLY GROFN (HRESTERN RASHNGTON, RESTERN
= OR rESTERK BC), HEALTHY, BUSHY, ™ Vi

EORMVS GROWNG CONDITION, AND
EUARANTEED TO BE TRUE TO SIZE, RAME, AND VARIETY. TF REPLACEMENT OF P
MATERIAL 15 NECESSARY TUE TO COABTRUCTION DAMAGE OR PLANT FALURE RITHN
ONE YEAR OF NSTALLATION, THE SIZES, SPECIES, AND GUANTITIES SHALL BE BEGUAL
TO SPECIFRED FPLANTS, AS INDICATED ON THE PLAXS.

PLANTS SHALL BE NRSERY 6RO, hELL-ROOTED, OF NORVAL GROATH AND

CHARACTER, AND FREE FROM DiSEASE OR NFESTATION. TALASAEA CONSATANTS

RESERVES THE RIGHT TO REQURE REPLACEMENT OR SUBSTITUTION OF ANY PLANTS

DEEMED VNOATABLE.

. TREES SHALL HAVE NFORM BRANCHNG, SINGLE STRAIGHT TRBKS (MLESS
SPECIFIED AS MATI >5T‘EM, MATI-CANE, OR MATI-TRIZK), AND AR INTACT AD
ROAMAGED CENTRAL LEADER. CONTARER STOCK SHALL HAVE BEEN GROWN N A
CONTATNER FOR AT LEAST ONE FULL GROFENG SEASON AND SHALL HAVE A PELL
DEVELOPED ROOT SYSTEM. PLANT MATERIAL THAT 15 ROOT-BOND HAS
DAMASED ROOT ZOAES OR BROKEN ROOT BALLS KLL NOT BE ACCEPTED,

5. CONFEROUS TREES SHALL BE NURSERY GROFN, RAL AND BUEHY, RITH UNFORM
BRAMCHNG AND A RATURAL, RON-SHEARED FORM. ORIGTHAL CENTRAL LEADER MBT
BE HEALTHY AND RDAVASED. MAXTMAM GAP BETHhEEN BRANCHNG SHALL KO
EXCEED 9 INCHES, AMD LENGTH OF TOP LEADER SHALL HOT EXCEED 12 N&FES

6. SRRUSS SHALL HAVE A MNMM OF THREE STEMS AND SHALL BE A MINMM HEIGHT
OF 1& INCHES.

7. TREES AND SHRUESS SHALL HAVE DEVELOPED ROOT AND BRANCH SYSTEMS. DO NOT
PRAE BRANCHES BEFORE DELIVERY,

B RATIVE PLANT CUTTINGS SHALL BE GRONN AND COLLECTED M THE MARITIME
PACIFIC NORTHAEST. CUTTINGS SHALL BE OF ONE TO TrO-TEAR-CLD HOOD, % MNCH
DIAMETER MINMAM. CUTTINGS SHALL BE A MNMM OF 4 FEET N LENSTH HITH 4
LATERAL BIDS EXPOSED ABOVE GROMND AFTER PLANTING. THE TOP OF EACH

mBMLLBEAV!\H.MD-IMHABOVEALEAFE_O THE BOTTOM CUT 2
A BID, THE BASAL ENUS OF THE CUTTINGS SHALL BE CUT AT A 45

W

ES

= THAN
5H&L ONLY BE 1'55? I PLANTING OCCARS BETREEN

ST, CONTARER PLANT55NA.L BE VSED.
. PLANTS GHALL BE FREE OF SPLITS AND CHECKS, BARK ABRASIONG, AND
DISFIGURING FNDTS.
IOFOR DECIDUOUS PLANTS, BUDS SHALL BE INTALT AND REASONABLY CLOSED AT
E OF PLANTING, IF DORMANT,
8 BALLED AND BURLAFPPED PLANTS SHALL HOLD A NATURAL BALL. MANFACTURED
ROOT BALLS ARE INACCEPTABLE.
12.PLANTS SHALL CONFORM TO SIZES INDICATED ON THE PLANT SCHEDWLE. PLANTS
MAY BE LARSGER THAN THE MINMM SIZES SFECTIED.

a

FETLAND EMERGENT PLANIS:
I, SPECIES OF EMERSENT PLANTS SHALL BE PROVIDED AS DESCRIBED ON THE
MITIGATION PLANS,
PLANTS SFECTFIED AS CLAP DIVISIONS SHALL BE y¥11-ROOTED
PORT!O‘SOFP‘ARREPLAVT‘SNNA}’\MMDFM OFG%OF VISOROS,
- \ iERBA;f'O.Ew PLANTS,

]

RHIZOMES, TUBERS, CORMS, AND
TURGOR AND BE LIGHT IN COLOR, AND PROPAGLE BODE‘SW‘LBER'SDTOM
TOUCH. IF THE BODES OF THE PROPAGILES ARE SOFT AND HMUSHY AND THE SHOOTS
LACK TURSOR AND ARE DARK N COLOR, THE PLANT MATERIALS SHALL BE

ELANT MATERIAL:

REGIONALLY ACCLIMATIZED TO THE PACIFIC NORTHAEST.

15 DELIVERY, mno\t STORAGE AND HANDLING

A DELIYERYL mwmfme&mowo&um%noma&m
DAYS PR.toR TO THE FIRST DAY OF DELIVERY. PLANT MATERIALS SHALL
DELIVERED TO THE JOB SITE NOT MORE THAR T HORKING DAYS PRIOR TO Y}-ER
RESPECTIVE PLANTING DATES.

B. PROTECTION DURING DELIVERY: FLANT MATERIAL SHALL BE PROTECTED DIRMNG
DELIVERY TO PREVENT DESICCATION AND DAMASE TO TriE BRANCHES, TRIAK, ROOT
SYSTEM, OR EARTH BALL, BRANCHES SHALL BE PROTECTED BY TYING-IN EXPOSED
BRANCHES SHALL BE COVERED DURING TRANSPORT.

€. FERVILIZER: FERTILIZER SHALL BE DELIVERED IN MANFACTURER'S STANDARD SIZED
BAGS SHOWNS WEISHT, ANALYSIS, AND MANFACTURER'S RAME. STORE WDER A
RATERPROOF COVER OR IN A URY PLACE AS DESISNATED BY THE ORNER'S
REPRESENTATIVE.

ALL PLANT MATERIALS SHALL BE INSPECTED UPON ARRIVAL AT THE J0B
"STE BY THE OWAER'S REPRESENTATIVE FOR CONFORMITY TO TTPE AND QUANTITY
WITH RESARD TO THEIR RESPECTIVE SPECIFICATIONS.
& M A MACH SAMPLE SHALL
THE MULCH BEINS DELIVERED TO THE SiTE.
22

PLANTMATERLAL&DTINSYA.LEDONT}EDAYOFARRNALATT}EQTEMLB&

STORED AND PROTECTED IR DESIGNATED AREAS. PLANTS STORED ON THE PROECT

SITE SHALL BE PROTECTED FROM EXTREME NEATHER CONDITIONS BY INGLATING

BE HEFLED-N /ITH MOIST SOL OR OTHER INSLATING MATERIAL, ALL PLANT
MATERIAL STORED ON-SITE SRALL BE RATERED DAILY INTIL MSTALLED,

2. STORABE OF OTHER MATERIALS SHALL BE iN DESISNATED AREAS.

16 SCHEDA NS

A PLANTING SEASON: INSTALL WOODY PLANTS BETHEEN OCTOBER | AND FEBRUARY IS
NHENEVER THE TEMPERATURE |5 ABOVE 32 DEGREES F AND THE SOIL 15 N A
HORKABLE CONDITION, LESS OTHERNSE APPROVED N RITING. CUTTINGS SHALL
ONLY BE USED [F PLANTING OCCURS BETHEEN DECEVBER 15T AND APRA. 15T,

B. FLANT DSTALLATION: EXCEPT FOR CONTANER-GROVHN PLANT MATERIAL, THE
MAXMM TOME BETHEEN THE DISGNG AND INSTALLATION OF MATERIAL SHALL

PLANT
BE 21 DAYS. THE MAXIMM TIVE BETHEEN PLANT INSTALLATION AND MACH PLACEMENT
HOURS,

SHALL BE 7.
1T RARRANTY
RARRANTY PERICD) THE COMTRACTOR-PROVIDED HARRANTY SHALL EXTEND FOR A
PERIOD OF ONE \"EAR FROM THE DATE OF PHYS!CAL COMPLETION PHYSICAL
COMPLETION FOR THE WORK OF THS GECTION IS THE DATE RN ALL 6RADMNG,
PLANTING, IRRIGATION, AND RELATED WORK HAS BEEM COMFPLETED AND 15

BY THE ORERS REPRESENTATIVE, TALASAEA CORGUAL.TANTS, AND APPLICABLE
AGENCIES,

SHALL BE NEPECTED BY TALASAEA CONSILTANTS PRIOR TO

REFCTED,
3. RHIZOVES, TUBERS, CORMS, AND BABS SHALL HAVE A MONMM DIAVETER OF 1%

D. HOXIOUS SPECIES: ALL PLANT HTOCK AND OTHER RE-VEGETATION MATERIALS SHALL
BE FREE 1 THE SEED OR OTHER FLANT COMPORENTS OF ANT NOXIOUS OR
i;g»xsws SPECIES, AS IDENTIFIED BY THE KING COWNTY NOXIOUS REED

E. SBSTIVIIONS: SUBSTITUTIONS Wil NOT BE PERMITTED NITHOUT A NRITTEN REQUEST
AND APPROVAL FROM THE OrHER'S REPRESENTATIVE, TALASAEA CONGULTANTS, AND
APPLICABLE AGENCIES,

22 PLANTING SOIL

A TOPSOL: IF SUTABLE STOCKPILED NATIVE TOPSOIL 1S NOT AVAILABLE FOR
MTISATION PLANTINGS, TOPSOIL SHALL BE OBTARNED FROM OUTSIDE SOURCES.

STOCKFILED OR IMPORYED TOPSOIL SHALL BE FERTILE, FRIABLE, SANDY LOAM

SURFACE SOIL, FREE OF SUBSOIL, CLAT LIMPS, BRUSK, hEEDS, ROOTS, STUMPS, STONES

LARGER THAN | INCH IN ANY DItENSION, LITTER, OR ANY OTHER EXTRANEOUS OR TOXIC

MATTER HARMAL TO PLANT GRONTH,

B. ORSAN'C CONTENY, DMPORTED TOPSOIL SHALL CONGST OF ORSANIC MATERIALS
AVENDED AS NECESSARY TQ PROTUCE A BAK ORGANG CONTENT OF AT LEAST IO
PERCENT AMD NOT GREATER THAN 20 PERCENT, AS DETERMINED BY AASHTO-T-144.

C. COMPOST, COMPOST SHALL MEET THE DEFINITION FOR COMPOSTED MATERIALS AS
DEFINED BY THE HASHNSTON STATE DEPARTMENT OF ECOLOSTY,

. SO, AMEWAMENTS: PLANTINGS SHALL BE FERTHIZED FiTH A SLOA-RELEASE
GENERAL ERANAAR FERTILIZER (i6-16-16), OR SLOV-RELEASE FERTILIZER TABLETS,
WITH APPLICATION RATES AS SPECIFIED BY MANFACTURER. FERTHIZER SHALL BE
APPLIED AFTER PLANTING PIT 15 BACKFILLED (OR DURMNG BACKFILL IN THE CASE OF
TABLETS), AND PRIOR TO APPLICATION OF MACH, FERTILIZER SHALL NOT BE APPLIED
BETREEH NOVEMBER AND MARCH

23 MACH

A.BARK OR HOODCHIP MILCH SHALL BE DERIVED FROY k:u\SaFIR.PMiOR
HEMLOCK SPECIES. THE MUALCH SHALL NOT CONTAIN RESIN, TANNN OR OTHER
COVPORDS N a.lA\‘nr=5 THAT AOULD BE DETRIMENTAL TO ANMAL, PLANT LIFE, OR
HATER GUALITY. SHALL NOT BE USED AS MALCH,

B, MACH SHALL BE v::ow—c.o;\m GROND RTH AN APPROXIMATELY 3-INCH MNS
PARTICLE SIZE. FOE PARTICLES SHALL BE MNMIZED SO THAT NOT MORE THAN 30%,
BY LOOSE VOLWE, RLL PASS THROUGH A VS HO. 4 SEVE

24 MSCELLANEOUS MATERIALS
STAKES, DEADMEN AND GUY STAKES: SOAD, DURABLE, nESTERN RED CEDAR, OR
OTHER AFPROVED WOOD, FREE OF NSECT OR RNGS INFESTATION.

B. CHAN-LOCK, TREE TIES: %-INCH WDE, PLASTIC,

PART 3, EXECUTION
3150l PREPARATION

A PLANTING AREA CONDITIONS:

B. BAWM

CONTRACTOR SHALL VERIFY THAT PLANT RSTALLATION
CONDITIONS ARE SUITABLE FITHN THE PROECT AREA(S). ANY IRBATISFALTORT
CONDITIONS SHALL BE CORRECTED PRIOR TO START OF HORK. HHEN CONDITIAS
DETRMENTAL TO PLANT GRONTH ARE ENCOWNTERED, SUCH AS RUBBLE FilL, POOR
=" COMPACTED SOILS, SN FICANT EXISTING OR INVASIVE YEGETATION OR
CONTRACTOR SHALL NOTIFY TALASAEA CONSILTANTS PRIOR
CONTRACTOR CONSTITVIES

&W PLANTS NSTALLED N UNDISTURBED
AREAS SHALL BE NTESRATED NITH EXISTING RATIVE VEGETATION AND PLANTED N A
RANDOM, RATURALISTIC PATTERN, PRIOR TO MSTALLATION OF PLANTINGS, ALL
CONSTRICTION DEBRIS, TRAGH, AND NON-NATIVE INVASIVE PLANT MATERIAL SHALL BE
REMOVED FROM THE PROJECT AREA. D HON-GRADID AREAS, TREES ARD SHRUBS
SHALL BE PIT PLANTED AS SHORR IN TYPICAL PLANTNG DETAILS. PLANTRG PITS
SHALL BE BACKFILLED WITH A 50/50 HIXTURE OF MPORTED, FEED-FREE TOPSOIL
ARD THE SOIL FROM THE PLANTRG PIT,

N GRADED PLANTING AREAS PLANTS SHALL BE

€. PLANTING [N GRADED AREAS.
RNSTALLED ™ NEALY FLACED TOPSOIL.

0. SOl DECOMPAL THAWECARIFICATION:
ARE COMPACTED AND UNSUITABLE FOR PROPER PLANY GROATH

BSOS D GRADED/DSTURBED AREAS THAT
SHALL BE
CACOMPACTED AND/OR SCARIFIED TO A MMM DEFTH OF & INCHES PRIOR TO
TOPSONL NETALLATION,

32 PLANTING

A

B.

<.

0.

E.

S.IREE

3. £l

w

. B

2.
MANFACTURER AS THOSE USED

FS

PLANT LAYOUT. PROPOSED LOCATIONS OF TREES AND SHIUB5 SHALL BE STAKED A

IDENTIFIED FiTH AN APPROVED CODING STSTEM OR BY FLACEMENT OF THE ACTUAL

PLANT MATERIAL, FOR LARGE GROWPINGS OF A SINGLE SPECIES OF SHRUB,

LANDSCAPE mrog MAY STAKE THE PLANTING BONDARIES.

OBIAN LATOUT APPROVAL FROM TALASAEA CONSL TANTS PRIOR 10 EXCAYATION
Off PLANTING PIT2.

HEISIOND,
|. PiT DEPTH, HOT TO EXCEED THE ROOT BALL OR CONTARER DEFTH.
2. PIT WOTH: MEASURED AT THE GROPD SURFACE, 2 TIVES THE RDTH OF THE ROOT
BALL OR CONTARER, AS INDICATED M TTPICAL PLANTING DETAILS.
QBARE-ROOT PLANTS: DIAMETER EQUAL TO THE HDTH OF THE ROOT SPREAD.

&Eﬂtﬁm
. BALLED PLANTS: SET PLANTS BN POSITION AND BACKFILL V2 DEPTH OF PALL
COMPLETELY REMOVE CASE AND THME FROM PLANT AND FLL BRL.APDOPN#&
FAR AS POSSBLE. COMPLETE BACKFILL AND SETTLE WiTH RATER. ROOT COLLAR
5H-°~1J REMAN | INCH ABONVE ADJACENT 6RADE.

2. BARE-ROOT PLANTS, PRIHE BRUSED OR BROKEN ROOTS. SET PLANT IN POSITION
AND FLAZE RETLAND PLANTRG SO AROIND ROOTS. USE CARE TO AVOID
BRUISHNG OR BREAKNG ROOTS WHEN FIRMNG SOIL. SETTLE HTH HATER.

3. GHIUB/TREE PLANTING: SHRUB AND TREE STOCK SHALL BE PLANTED N HAND-AG
HOLES ACCORDING TO PLANTING DETALS SHO7N ON THE MITIGATION PLANS, SHRUS
A‘D‘EEEROOTBA.LSHNLBE&ETSOWTROOYGOLU\%AR:H‘ulw
ADIACENT GRADE. ALL BACKFILL SHALL BE GENTLY TAMPED ™ PLACE

4, SURFACE FINISH: FORM A SAUCER AS INDICATED OR TTPICAL PLANTING DETALS,
OR AS DIRECTED. GRADE SOIL TO FORM A BASIN O THE LORER SIDE OF SLOPE
PLANTNGS TO CATCH AND RETAR HATER.

5. [N FORESTED AREAS, CONTRACTOR SHALL LOOSELY TIE A 2 FOOT PiECE OF
BIODEGRADABLE FLASSING TO THE TOP PORTION (NOT THE CENTRAL

ALL PLANTED VESETATION TO FACRITATE POST-CONSTRICTION PER:—ORMA’-bﬁ A\'D
HAMTENANCE REVIEr BY TALASAEA CONSULTANTS AND REGAATORY AGENCIES.

&. ACTUAL FLANT SYMBOL QUANTITIES SHOAN ON THE PLANS SHALL PREVAL OVER
GUARTITIES SHOFN ON THE PLANT SCHEDULE ™ THE EVENT OF A DISCREPANCY.

HACHIG,
|. GRADED BFFER AREAS: ARE MACGHED PRIOR TO PLANT INSTALLATION NITH A

2-INCH DEPTH OF BARK MALCH

2. lU\éRADEO BFFER AREAS, PROVIOE A 26-INCH DIAMETER, 3-INCH DEEP MA CH

NG AROND THE BAGE OF EACH TREE, AND A 24-INCH DIAMETER, 2- -INCH DEEP
W RNMNG ARGAHD THE BASE OF EACH SHRUB.

3. HATER PLANTS THOROUGHLY AFTER MULCHNG,

F. PRAING, PRNE IMVEDIATELY AFTER PLANTING ONLY AS DIRECTED BY TALASAEA

CONGATANTS.

REE STAKES AND STAKE DECIDUOUS AND EVERGREEN TREES 4 FEET OR OVER
N HEIGHT HoTH ONE (1) STAKE PER TREE, STAKE TREES MMEDIATELY AP TER PLANTING.
FPLACE STAXE AT THE OUTER EOGE OF THE ROOTS OR BALL, N LINE FSTH THE
PREVAILING WND, AND AT A 10 DEGREE ANGLE FROM THE TREE TR, LOOSELY
ATTACH STAKE TO TREE USING CHAIN-LOCK TiES; TREE SHOULD BE ABLE TO SHAY.

H D@MQEAKLM&E\M

CONTRACTOR SHALL PROVIDE AR ABOVE-GRAND

TEMPORARY QR*GAT‘ION SYSTEM CAPABLE OF FULL HEAD-TO-HEAD COVERASE OF
ALL PLANTED PROECT AREAS (ERHANCEMENT PLANTINGS FITHN EXISTING
VEGETATED HETLAND AREAS MAY NOT NEED COVERASGE BY TEMPORARY

IRRIGATION STSTEM, TALASAEA CONGALTANTS GHALL CONFIRM AREAS OF
COVERAGE FOR TEMPORARY IRRIGATION STSTEM). THE TEMPORARY IRRIGATION
FOR MITISATION AREAS SHALL UTILIZE DEDICATED ZONES AND YALVES FROM THE
SITE LANDSCAPING IRRISANON SYSTEM. SEE SITE LANDSCAPHNG IRRIGATION PLANG
PREPARED BY ASFFN DESISN GRON FOR MORE INORMATION. THE SYSTEM 5—!A1L
BE ZONED TO PROV\D’OF’TVALPREG&REAWDLNWR}JTYO’COVW

BETHEEN AREAS OF AL SN AND SHADE AND FOR SLOPES
INEXOESSWSPEROENT ‘{‘rESYBTEPﬂ*IALLBFOPERAT\O\%FORAHP\'HMOr
THE FIRST ThO GRORNS SEASONS AF TERWTI‘B(T){F(%?T}D%O‘F?}E
PERFORMANCE MONTORMNG PERIOD), OR LONGER [F REQURED TO ENSURE
PLANT ESTABLISHVENT. THE SYSTEM &WL BE REMOVED UPOH FiNAL APPROVAL
OF THE MITISATION PROFCT AT THE END OF THE PERFORMANCE MONITORNG
FPERIOD.
! ND JALS: ELECTRONIG VALVES SHALL BE THE SAME

FOR THE SITE IRRIGATION SYSTEM, OR SHALL BE
RAN BIRD PEB SERIES OR EGUAL IF SYSTEM 1S NOT CONTISUOUS HTH T\—E SATE
SYSTEM. VALVES SHALL BE SIZED TO ACCOMMODATE PRESGRE AND 2
CONGMPTION REGUREMENTS OF THE STSTEM AND SHALL BE MSTALLED BP‘,O‘n
GRADE IN CA%O‘J (OR EGUAL) VALVE BOXES. HRING SHALL BE NSLATED
MATI-STRAND, TAPED TO THE MAN AT 6-INCH INTERVALS HITR DUCT TAPE FRAPS.
ON@QADEPWNA\'DLATBZALLNES&W-LBEW2 CO PYC BELL PIPE WiTH
SOLVENT WELDED FITTINGS, SECIRED IN-PLACE WTH HRE STAFLES FIERE
NECESSARY ON S10PED AREAS, LINES SHALL BE BE PLACED 12 NCHES BELORN GRADE
I 4 NCH POV SLEEVES reERE VEHCULAR OR MANTENANCE ALCESS 15 NEEDED
ACROSS LDES 10 THE PROJECT AREA(S), MAXMM MAMN LINE SIZE SHALL BE I%
INCHES AND HAY BE LOOPED BACK TO THE POC TO REDUCE PRESTDURE

LATERAL LINES SHALL BE SIZED [N DECREASNG DORNSTREAM TREAM ORDER PER RAMN
BIRD DES!SN STANDARDS; THE MINMM LATERAL SIZE SHALL BE % INCH. HEADS
SHALL BE ROTOR DR IMPACT TYPE DSTALLED 4 FEET ABOVE FINISHED GRADE ON
2-PCH DIAMETER HOQD TREE STAKES. STAKES GHALL BE SECURE N THE SQD#D
DABECOED TO A MNMM DEPTH OF 24 DICHES. HEADS ARD % INCH PYC RISERS
SHALL BE SECURED TO STAKES WITH CONSTRICTING HOSE CLAMPS, HO FANY PiFE
SHALL BE USED. HEADS AND NOZZLES SHALL PROVIDE MATCHED PRECIFITATION
RATES FOR EACH ZONE.

PROGRAMVNG:  [RISGATION STSTEM GHALL BE PROGRAMMED TO PROVIDE
APPROXIATELY 1/2 INCH OF RATER EVERY THREE DAYS DURMNG THE DRY SEASON
{APPROXIMATELY JAE I5TH TO OCTOBER 15TH). IRRIGATION AVONTS N ZONES
LOCATED N THE SHADE OR STEEPGL%MYBERED&)CEOFFAPPRWEDBY

TALASAEA CO\‘EM.YAN‘E OR THE PRO.ECT ECOLOSST/BOLOSIST.

. BATER AND TEM: THE OFRER SHALL PROVIDE RATER AND
ELECTRICATY FOR THE SYSTEM

AS-BULT DRAFNG, A CHART DESCRIBNG THE LOGATION OF ALL NSTALLED OR
CPEN ZORES AND CORRESPIADING CONTROLLER HMBERS SHALL ALL BE FROVIDED BY
TFEWTORA‘DHMD NSIDE THE CONTROLLER AND GIVEN TO THE
ORER'S REPRESENTAT

i

J

L.

6. CARRANTY, THE IRRISATION SYSTEM SHALL INCLUDE A ONE- YEAR HARRANTY
ASANGST DEFECTS IN MATERIALS AND FORKMANSH P FROM THE DATE OF FINAL
PROJECT ACCEPTANCE. THE NARRANTY QW.L NCLUDE STSTEM ACTIVATION ALD
WNTERIZATION FOR THE FIRST YEAQ AND MVEDIATE REPAIR OF THE SYSTEM IF IT

15 OBSERVED TO BE MALRANCTION
I‘éT&L CRITICAL AREAS FENCE AND CRITICAL

.QLQ&&Qﬁﬁxiﬁzﬂwh
AREAS SG% RHERE SHOrN ON PLANS PER INSTALLATION DETALS PROVIOED ON
PLANS

&ELLQ&E_ ! PED
|, EXISTING HATURAL OR LANDSCAPED ARFAS THAT ARE DAMAGED DURING
COMBTRUCTION SHALL BE RESTORED TO THEIR ORIGTHAL WDmO\ RLESS
MPROVEMENTS DR MODIFICATIONS ARE SPECIFED FOR THOSE ARE
. CONTRACTOR SHALL EXERCISE CARE TO PREVENT INARY 7O THE K ROOTS, OR
BRANCHES OF ANY TREES OR SHRUBS THAT ARE TO REMAIN. ANY LIVING, HOODT
PLART THAT 15 DAMAGED DURING CONDSTRUGTION SHALL BE TREATED rETHN 24
AND TALASAEA CONDATANTS 5HALL BE \D‘NFlED

N

TAKE}‘, AS APFROPRIATE, TO A!D R PLANT SURVIVAL.
D THE CONTRACTOR SHALL NOTIFY TALAGAEA
CO‘E(.LTANTE ™ PITING AT LE’&T TEN DAYS PRIOR TO THE REGESTED DATE OF A
PROECT COMPLETION BSPECTION. IF ITEMS ARE TO BE CORREGTED, A PANCH LIST
SHALL BE PREPARED BY TALASAEA CONSULTANTS AND SUBMITTED TO THE
CONTRAZTOR FOR COMPLETION. AFTER PINCH LIST ITEMS KAVE BEEN COMPLETED,
TALASAEA CONSATANTS SHALL REVIEW THE PROEGT ACAMN FOR FiNAL

ACCEPTANCE OF PLAN IMPLEMENTATION iF PUNCH LIST 1TEMS REGURE PLANT
REPLACEMENT, AND THE NSPECTION OCCURS OUTS'DE OF A SUTABLE PLANTBE
SEASON, PLANTS SHALL BE REPLACED DURING THE NEXT PLANTING

AN COMTRACTOR 15 RESPONG'BLE FOR VERIFYING PLANT LOGATIO% AN
GUANTTTIES ON THE PLANT SCHEDWE HITH THOSE REFPRESENTED AS SYMBOLS ON THE
MITIGATION PLANS, CONTRACTOR SHALL KEEF A COMPLETE SET OF PRINTS AT THE
108 SITE DURNG CONSTRUCTION FOR THE PURPOSE OF RECORDNG IN-THE-FIELD
CHANGES OR MODIFICATIONS TO THE APFROYED PLANS. THIS INFORMATION SHALL BE
UPDATED OM A DARY BASIS AS MNECESSARY.

PART 4: ONE YEAR CONTRALTOR HARRARTY

THESE MAINTENANCE SPECIFICATIONS APPLY TO THE ONE-YEAR CONTRACTOR

HOTE,
RARRANTY PERIOD OHLY. IF THS P’\TL:ATIO‘I PROECT REQUIRES | OHG-TERM

FPERFORMANCE MOAITORING, AS DETERMMNED
HAINTERANCE SPECAFICA

THE GOVERNNG JRISDICTION THE
ICATIONS AND GFDELINES ASﬁOCIAT?D FITH THE PERFORMANCE

MONTORING STANDARDS ARE NCLUDED N TrE MITISATION REPORT ASSOCIATED riTH

THS PLAN BET, AND MAY ALSO BE MNCLUDED ON A

SEPARATE PLAN SHEET IF REGURED

A. REVIEN OF MANTEMANCE REGUREVENTS:, CONTRACTOR SHALL REYI Bl LAM?SGAPE

o

m

&, EiNAL_MAT 2 AN

MANTENANGE RECOMMENDATIONS NITH A GUALIFIED RETLAYD B'OLOSIST FROM
TALASAEA CONGL TANTS r40 15 FAMLIAR RiTH THE STATED GOALS AND OB ECTIVES
OF THE PROECT PLAN.

PANTERANCE ACTIVITIES: CONTRAGTOR SHALL MANNTAN TREES AND SHRUBS FOR A
PERIOD OF ONE YEAR FROM THE DATE OF FINAL ACCEPTANCE N ORDER TO MANTAN
MEALTHY GROWTH ARD HABITAT DIVERSITY. MAINTENANCE ACTIVITIES SHALL INCLLIDE
BUT ARE NOT LIMITED TO: (A) REFLACINS PLANTS DLE TO MORTALITY, (B) TISHTEN NG
AND REPAIRING TREE STAKES, (C) RESETTING PLANTS TO PROPER GRADES AND
UPRISHT POSITIONS, AND (D) CORRECTING DRAINAGE PROBLEMS AS REGURED,

RRGSATIN:

I SYSTEM MANTEHANCE AND REPAIR, THE CONTRACTOR SHALL BE RESPONGIDLE
FOR ACTIVATING, RINTERIZING, MAINTAINNG, AND CONTOVALLY VERIFYING THE
ADEGIATE OPERATION OF THE TEMPORARY IRRIGATION GYSTEM FOR THE FIRST
GROVENG SEASON FOLLORING INSTALLATION. STSTEM FNCTION (INCLIDNS

DSPECTED FOR
OFPERATION AND FLL COVERASE OF ALl
CARTEMANCE VIBIT. THE SYSTEM SHALL BE REPARED IMMEDIATELY IF FOND TO BE
DAMASED OR MALRACTIONNG. STSTEM SHALL BE PROGRAMMED AND MANTANED
YO PROVIDE APPROXIMATELY 13 INCH OF RATER EVERY THREE DAYS.

STAKE AND TIE REMOYALL CONTRACTOR SHALL REMOVE TREE STAKES AND TIES ONE

YEAR AFTER NHTALLATION, ILESS RECENMNG RRITTEN PERMSSION FROM TALASAEA

CONGLTANTS TO DELAY REMOVAL OF STAKES AND TiES

EROSION AND DRANASE: CONTRACTOR SHALL CORRECT ERDSION AND DRAINASE

PROBLEMS AS REGUARED.

|RRISATION SYSTEM REMOVAL: CONTRACTOR SHALL REVMOVE IRRIGATION SYSTEH

APPROXIMATELY 2 YEARS AFTER PLANTING, OR A% AFPROVED BY TALAGAEA

CONALTANTS.

INTENAMCE DEPECTION AND AFFROVAL: UPON COMPLETION OF THE
ONE-YEAR MANTENANCE PER!OD, m NSPECTION BY TALASAEA CONSATANTS SHALL

BE CONDUCTED TO CONEiRM THAT THE PROECT AREA HAS PROPERLY MANTANED. IF

1TEMS ARE TO BE GORREGTED, A PUNCH LIST SHALL BE PREPARED AND SUBMITTED TO

THE CONTRACTOR FOR CORRECTION, IPON CORRECTION OF THE PUNCH LIST ITEMS, TIE

PROEGT SHALL BE REVIEFED BY TALASAEA CONSUA.TANTS FOR FINAL CLOSECUT OF

PLAN MPLEMENTATION.

NOT FOR CONSTRUCTION

NOTES

SURVEY PROYIDEO BY ABBEY ROAD SROP
AND DEVELOPMENT SERVICES COMPANY, LLC;
423 SHAW ROAD SUTE A PUTALLUP, WA 95372
Td APPROVED,

PUAE Ase: 253-435-3699

2. SITE PLAN PROVIDED BY DALE SREENEY,
ARCHITECT, 5TI5 143RD PLACE SE, BELLEVUE,

THEGE PLANS HAVE BEEN L

WA GBOOE; 425-260-8°63
3. SOURCE DRAFNGS HAVE BEEN MODIFIED BY
TALASAEA CONSATANTS FOR VISUAL
ERBANCEMEMNT.
4. THS PLAN IS AN ATTACHYENT TO THE C,RJT‘CAL
AREAS REPORT PREPARED BY TALASAE,
CONGALTANTS IN SEPTEMBER 2015,

APPROVED FOR CONSTRUCTION
BY,
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NO. TREETYPE  SIZE  STATUS REASON FOR REMOVAL / NOTES NO. TREETYPE  SIZE STATUS REASON FOR REMOVAL / NOTES SIGNIFICANT TREE INVENTORY (ON-SITE PARCEL)
1 Pinus sp. 20" dbh Conflicts w/ proposed driveway 21 Populus trichocarpa 16" dbh Root damage from construction COTTONWOQD 29
2 Deciduous 8" dbh Conflicts w/ proposed driveway 22 Populus trichocarpa 18" dbh Root damage from construction PINE 1
3 Deciduous 12" doh Within proposed parking lot 23 Populus trichocarpa 18" dbh Root damage from construction CEDAR 2 Z
4 Thuja plicata 36" dbh Within proposed parking ot 24 Populus trichocarpa 16° dbh Root damage from construction UNKNOWN DECIDUOUS 4 <
5  Thuja plicata 40" dbh Within proposed parking lot 25 Populus trichocarpa 16" dbh Retain - TOTAL OF ALL TREES W/IN SITE PARCEL = 36
6 Deciduous 48" dbh Root damage from construction/nazard tree 26 Populus trichocarpa 14" dbh Retain - v
7  Deciduous 10" dbh Root damage from construction 27 Populus trichocarpa 12" dbh Retain  Retain wiin Critical Area D_
8 Populus trichocarpa 16" dbh Root damage from construction 28 Populus trichocarpa 28" dbh Retain  Retain wiin Critical Area EX. TREES TO BE REMOVED (ON-SITE PARCEL) 0
9 Populus trichocarpa 10" dbh Root damage from construction 29 Populus trichocarpa 16" dbh Retain  Retain wiin Critical Area COTTONWOOD 18 P <
10 Populus trichocarpa 15" dbh Root damage from construction 30 Populus trichocarpa 18" dbh Retain  Retain wiin Critical Area PINE 1 O t
11 Populus trichocarpa 30" dbh Root damage from construction 31 Populus trichocarpa 8" dbh Retain  Retain wiin Critical Area CEDAR 2 LANDECABE = s
12 Populus trichocarpa 12" dbh Retain  On property line 32 Populus trichocarpa 14" dbh Retain  Retain wiin Critical Area UNKNOWN DECIDUOUS 4 ARCHITECTURE PAUL J. DIX = o
13 Populus trichocarpa 20" dbh Root damage from construction 33 Populus trichocarpa 30" dbh Retain  Retain wiin Critical Area SIGNIFICANT (HEALTHY) TREES REMOVED = 25 SITE PLANNING CERTIFICATE NO. 620 Z =
14 Populus trichocarpa 16° dbh Root damage from construction 34 Populus trichocarpa 30° dbh Retain ~ Retain wiin Critical Area 7]
15 Populus trichacarpa 14" dbh Root damage from construction 35 Populus trichocarpa 16" dbh ©On prop. line, raot damage from construction ASPEN DESIGN GROUP UJ o
16 Populus trichocarpa 14" dbh Root damage from construction 36 Populus trichocarpa 30" dbh On prop. line, root damage from construction. DEAD/DISEASED/DYING TREES = 0 (UNKNOWN) %;%UZA?T@AWEN%%Z%E] |-— 3
oy " " 425) 313-3194 'HONE
17 Populus richocarpa 14° dbh Root damage from construction TOTALS 674 (raw d.b.h inches) 22 B3T3ves g L 5
18 Populus trichocarpa 14" dbh Root damage from construction CONTACT: PAUL J. DIX > m =
19 Populus trichocarpa 12" dbh Root damage from construction TOTAL= 515" (50% discount reduction for Alder & Cottonwood) % <
20 Populus trichocarpa 13" dbh Root damage from construction TOTAL SIGNIFICANT TREES RETAINED = " Z W o
= Ll
% OF 107AL ON-SITE TREES RETANED: 305 ]/36)] _ 2 @
= (1] g
oY o
TREE RETENTION PLAN X = 2
a <
SCALE 1" = 30.0' e
[ OF SITE PERIMETER TREES RETAINED: (3/15) | PROJECT NO. 2013-40
NORTH PREPARED: P.ID.
[ OF INTERIOR SITE TREES RETAINED: (0/11) ] DATE. March 20, 2015
5 30 SHEET:
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PLATTED LoT

The site is ntly P of small building structures,
lay-down space, material storage and parking over a paved asphalt
surface. There are 36 existing significant trees located on the property.

Prop P will consist of large, canopy shade
trees dispersed over the interior of the parking lot to help cool asphait
surfaces, provide shade of vehicles beneath the overhead tree canopy
and to visually lessen the impact of large expanses of asphalt parking.
The large canopies of the trees will also decrease rainfall intensity by
% inq rainfall. d G o P sy

Building foundation planting will be planted to visually soften the facade
and help reduce the scale/mass of the building. Shrubs will be planted
near windows, where room allows, to reduce glare of vehicle headiights
into hotel rooms. The area adj to the building
will be of mulch rock) to lessen
potential fire risk and to provide a maintenance access path.

The site perimeter will consist of primarily evergreen plants to assist in
defining a sense of enclosure and to meet City of Bellevue perimeter
buffer requirements. Deciduous plants will be interspersed to provide
color and seasonal variety.

Plant species will consist of Northwest native plants (Oregon Grape,
Salal, Vine Maple, Kinnikinnick, Beach Strawberry, Sword Fem, etc.)
and plants that are climate-adapted to his region (Spiraea, Lavender,
Rhododendron, Vibumum, Gingko, Pin Oak, Mugo Pine, Barberry, etc.)
An progr g system will be
installed with pop-up spray heads providing water to any lawn areas

and below-grade low-water use drip imigation used to irrigate
planting beds.
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C. Upper Deck Terrace Planting CONTACT. PAUL 4. DIX E -
New landscape to be installed at upper floor deck terraces PROJECT < 0w g
to drape & trail over the bldg. facade to soften bidg. edges. SITE: E D I.J,J
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low-level walls at the north & south buikding elevations. LANDSCAPE AREA PLAN | <

. N MERCER =

E. Native Plants / Removal of Invasive Species SLOUGH SCALE{"=30.0" ORCT IO 201540
Use of native plants near modified wetiand buffer & removal NORTH PREPARED: BT
of non-native, invasive planmts (lvy in ex. trees). DATE: March 20, 2015
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B roree PN ACT! SITE PLANNING @\
o
ASPEN DESIGN GROUP < 5
3746 257TH AVENUE SE. o
ISSAQUAH, WA 98029 é
(425) 313-3194 (PHONE) —
JRRIGATION CERTIFICATION 7] =7 A
CONTACT: PAUL J. DIX 5 -
- <
— - = = T = Holiday Inn Express /  LANDSCAPE Aspen Design Group < o
ted irigation audt form is required to be suomitted to City of Bellevse || [PROJECT NAME: y x o, oo Z
YDROZONE 17 (AM sun, PM shade, reflecied south sun) Drip Emitters AGGREVIATONS e Simaok w1 s Sy et e been e o0 ottt Sowre Sules - spcaGT 746 2570 e SE z [0) w
HYDROZONE 9 (Full sun) Drp Emitlers | H (AW - WB. = IRRIGATION WATER BUDGET is not received w/in 14 days, the respansible party for the project (Owner or on l | pROJECT ADDRESS: 969 118th Avenue S Pl P
HYDROZONE 1  (Moming sun, aftemoon shade) Drip Emitters PERoTi 3,845 gallons 1,074 8.1, x 0.50 est. ave. P.F. x 9.712 5,215 galions l — ESTIMATED ‘WATER' USE Owner's Representative) will be notified that the irrigation water meter will be Bellevue, Woshington 98052 oot Bl D¢ =i m ~
108581 x0.30 est ave. PF.x9712 3,161 galons arafmemen ative plant zone) mp. Sprinkders | HYDROZONE 18 (Full sun) D By e = POTRASPHATION. RATE (14.497) fumed of ond locked il arargemerts ae moce to hove the sytem auated. || L B E (e}
; (Moming sun, aftemoon shade) Drip Emitters | HYDROZONE 10 _(Full sun, ) p. 070estave, PF.x0712 8,637 galons i : Contact Cily of Bellevue for an approved fist of local Certfied Irrigation " | |oRMANAGER: 11010 NE. 8th Street, §465 IRRIGATION HYDROZONES 14 i
HDROZONE 2_( : 5,806 5.1, x0.40 est. ave. P.F. x 14.374 33,362 galions 1,300 81.x F.x9. Drip Emitlers £, FORMULA IN SMPLEST TERNS WHEN L€ = 0625 |6 Al imigation zones, including conventional overhead sproy shrub zones e ARt N o oo
190 eL 20000 & PFixBTIZ 4627 oeore HYDROZONE 11 _(Partial aftemoon shade, native plants) Imp. Sprinklers | HYDROZONE 19 (AM Sun, PM Shade, reflected south sun) WU S RE T A (OVERHEAD SPRAY) required to be included in the irigation audit At M. Sun Coy TR
HYDROZONE 3 (Full sun, possible shade from buikding) Drip Emitters . 1456 5.1, x0.50 oot ave. PF.x8.712 7,070 galions SIMPLEST TERMS WHEN LE. = 0.925 [ [c. A copy of Irigation Audit shall be mailed to the landscape architect of record for the above stoted project have baen PROJECT NO. 201340
100251 x0.80 oot ave. PF.x9.712 5838 gallons 5,808 5.1, x0.30 est. ave. P.F. x 14.374 . zor:l 20 (Full sun) Drip Emitiers %@ww“u PO AL (DRIP EMITTERS) D. The approved Landscape and rrigation Plans are part of the approved Plan Set Ther\adr\dbsCG&Ee des‘g"/p‘a,TSSlgée . b, < jact: hove - el S
; ; . shade from building) Drip Emitters | HYDROZONE 12 (Full sun) Drip Emitters | HYDRO: ( 13,603 gallons FORMULA: |W.B. = ET. x AF. x CF. documents, do not deviate from the approved set of plans. Minor changes may ;te:teji OB{WE R inucomplmce with Bellevue City Code 24.02.210 DATE: Narh 20 2010
HYDROZONE 4 _ (Full sun, possible i 2,001 81 x0.70 est ave. PF. x9.712 1W.8 L L er field conditions and are ollowed (plan is diagrommatic) stated ; ctoriance, Requirernents™ (Weter
1,350 8.f. x 0.70 est. ave. P.F. x9.712 8,177 gallons IN SIMPLEST TERMS: 7.18704 x LA be made p ot Irrigation System Design and pe quiren 3
19291 x0.60 est ave. PF.x9.712 11,240 gallons. ) Spray Heads IWB. IN S ? £ Iriigation systems shall be designed & constructed in such a manner that o Code). Al data, calculations and information required is attached - s 2 SHEET:
HYDROZONE 5 _ (Full sun, possible shade from building) Drip Emitters | HYDROZONE 13_(Full sun) Ty NOTES mirimum average distributon uniformity of 0.625 s achieved. S iwn na B o et
PE.xo712 11,960 galons A52tal x 100 wve: P F X ST a) CONTRACTOR SHALL SET WATERING SCHEDULE TO NOT F. When conducting audits to determine an irrigation system’s average distribution - . . )
2,056 5.1, x 0.60 est. ave. P.F. : o 14 (Full sun) : Drip Emitters EXCEED WATER BUDGET, SUBMIT SCHEDULE TO ARCHITECT uniformity, conventional overhead irrigation zones shall be physically audited when e T —— GRAPHIC SCALE L4 0
HYDROZONE 8 _ (Partial sun) Emilies. | HYDRO PE xoTiz 2,912 gallons AND CITY OF BELLEVUE FOR REVIEW & APPROVAL delemininig. their distebulion: unitormity, Low Yolume Zenes: suchigs arbtietens B | e A achs Siostire Approval Signature .
1sianlx0 et o PEXOTIZ T4 gulone — W‘.mu.xo‘md.u . - Drip Emitters PLANT ZONES W/IN WETLAND BUFFER MITIGATION may be ossigned an ossumed distribution of 0925 Bellevue Utiites Department (NFEET)
HYDHOZONE 7 (Pill stis) o e galions LANSEATE ARCA: 201900 o e ek Shhohs G, The Owner shall maintain the irigation system in good operating conditon. This ,
620 8.f. x 0.10 est. ave. P.F. x9.712 602 gallons 7928f. x0.70 est. ave. P.F. x9.712 5,384 3. i Eilin. IRR. WATER BUDGET = 7.18704 x 34,388 sf = BUT WILL HAVE AN OPTION TO BE IN OPERATION LONGER shail include detecting for leaks and repairing them, replacing broken heads ond T Bee SHEET 4 OF _7_
020 HYDROZONE {0 (Moring aun. periel TATAL EST, WATER/USE : TO ASSURE NATIVE PLANTS ARE FULLY ESTABLISHED. e
HYDROZONE 8  (Moming shade, partial aftemoon sun) Drip Emitters alernoon shads (St nee
80251, x0.50 est. ave. P.F. x9.712 3,894 gallons
41651, x0.40 est. ave. P.F. x9.712 1,616 gallons
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4‘ (ewbiR S . nol[ts § | [T NEW 8.0(n) SOLID WOOD FENCE or strand. Spiics In valve boxes only. Route all wiring in 4° elect. condult S (]
// | 1 ==t =i 294k L, INSTALL 6" OFF PROPERTY LINE to the controller. Run (1) "hot" wire to each valve and (1) common wire g — 2
A | through each valve. Provide (1) spare wire at the end of the mainline run. 2 o
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iy ] P}\_‘TGSFL%\NKL h) . ~ [o:] cB 3 i A, soll moisture or during active precipitation.
e W0 1 0 T M0 T W - T ~ 7.0(h) CEDATRAT, [~ EX. LIGHT POLE ON PROP. LINE 9. Provide a minimum of 5 quick coupler vaives. The entire system shall be
| ] T . B TO MATCH FENCE é i 2R B winterized prior to the first freeze by using compressed air. Install a teflon
7 ; | = i L T ap— O . 4. seated ball vaive w/ brass body & T-ftting for winterization. Plan indicates
241 | M~ ~ ’ v proposed quick coupler locations.
s <) 24l ng 0. The contractor shall Inspect, prevent, detect & repair any Imigation system ©@@
o ""]‘—‘:‘ ERlEEE e s e | B "-covmzo STORAGE SHED. SEE damage which shall include excessive leakage or wear on system. Any C
\» T ST — 1 |, N ARCH. DETAIL NO. 2 /SHEET %0.02 future repairs or adjustments shall have the same system components. \
Exa”?gﬁ%@%ﬁ"ggs T ;REAUED; B 5= L 2 1 Z é
STORM, DRAN. DEon- oo ERNATE N88'36'04"W 31991  \\ —_— STATE OF WASHINGTON =
D Teees: - i THEN — — . — CANCSCAPE REGISTERED LANDSCAPE ARCHITECT s
ARCHITECTURE PAUL J. DIX o o
STE PLANNNG CERTIFICATE NO. 620 = 2
ASPEN_DESIGN GROUP [+
DOUBLE CHECK VALVE ASSEMBLY QUICK COUPLER VALVE AUTOMATIC SHUT-OFF DEVICE 3745 257TH AVENE S.E (@) =]
Install new Reduced Pressure Backflow Preventer per City/County Rainbird, Inc. 33-DLRC Quick Coupler Valve located in Rainbird Inc. "Rain-Check" rain sensor/automatic shut-off :s‘s;scugr‘c.j_w;m gg%gm o é
standards. Install in a in-ground vault. Assembly shall be FEBCO in valve box wi locking cover and set at grade. device. Mount on roof or pedestal mount at service yard. e IR S > = o
850U Double Check Valve Assembly or approved equal. |RRIGATION CONTROLLER Shut off @ 1/4" precipitation (or approved equal). CONTACT. PAUL 4. DIX % < bt
& IRRIGATION METER Ralnbird Inc. ESP - LX - 12 + 8 (20) Expansion Module Station Smart NA  POP-UP STREAM HEADS 5 <
1.5" Irigation deduct meter, coordinate w/ civil & mech. plans. mMmMmmmmllnmm~ Allow a Rainbird, Inc. 1800 pop-up spray body with R-VAN series adjustable E (D ]
A PemEm— o S S AT L -2
Netafim plastic-body pressurecompensating control valve. "~ = N/A  ROTOR SPRAYS (Temporary) w o
Locate in NDS Pro-Series 14" x 19° valve box, biack body/id. Schedule 40 PVC Sieaving, 24° min. tuirlsl depth at pevement. Rainbird, Inc. 2045 PJ-Maxi-Bird, full & part circle Impact sprinkder. IRRIGATION PLAN (Preliminary) Y par
Stzs sleaving 2 the size of igation pipe. Mount 40" above finish grade on 2" dia. wood posts embedded 24° vy o= <
@  AUTOMATIC CONTROL VALVE (LAWN SPRAY ZONES) MAINLINE nt gpade 002" dla. wood posis - TR
Rainbird, Inc. 150 PEB-Series heavy-duty plastic valve. Locate Schedule 40 PVC, 2" mainiine, 18" min. burial depth. N/A  LINE FLUSHING VALVE PROJECT NO. 201340
in NDS Pro-Serles 14" x 18" valve box, black body Netafim line flushing valve - locate in valve box (same type NORTH PREPARED: PJD.
— LATERALS OR TUBING as control valves). Provide a gravel sump bolow valve. [ SE Yahan. 3018
NA AR /VACUUM RELIEF VALVE Class 200 PVC lateral or submain, min. 12" burial depth. —
Per Netafim, Inc. Set within 10" round biack plastic NDS : NA  MISCELLANEOUS PRODUCTS / ACCESSORIES . s » .
Pro-Seres valve box. L~ SUB-SURFACE DRIP LINE TUBING Use Netafim, Inc. brand products for tees, elbows, staples, ———
-7\ Netafim Techiine black polyethylene dripper fine with roat barrier headers, fiters and all 2 w0 r
—p-¢— LINE GATE VALVE |~ enhancement. Install 6" below-grade. System must be pressure other as per for system. G IC SCALE L5 0
Per local supplier. Locate in round plastic vaive box by ,{ compensating / continuously seif-flushing. "f.."asr, .
Carson or Ametek, dark brown or biack lids. “ . Note: Plan graphic represents the general area / coverage
of dripper system and Is not intended as a detailed layout. SHEET 5 OF 7_




NOTES:

1. WHEN HEAVY, CLAY SOILS (HARDPAN) ",
ARE ENCOUNTERED ON SITE, AUGER A

6"dio. x 8.0'(D) HOLE FOR EA. STAKE @;,»' RAKE SURFACE / REMOVE DEBRIS. ESTABLISH
& FILL W/ GRAVEL. VERIFY DRAINAGE \,-'; QA FINISH GRADE BY SMOOTHING / LEVELING. ROLL

CHARACTERISTICS PRIOR TO PLANTING
. WHEN SANDY SOILS ARE ENCOUNTERED,
BLEND IN IMPORTED TOPSOIL, COMPOST, 7
AMENDMENTS AND AGED MANURE PER
AGRICULTURAL SOIL LAB. TEST REC'S. {
. INSTALL ROOT BARRIER PANELS WHEN
TREES ARE PLANTED CLOSER THAN 4.0'
10 EDGE OF SIDEWALK OR PAVEMENT d
PANELS SHALL BE BY "DEEP ROOT, INC.”
OR EQUAL INTALL PER MANUF REC'S.

. STAIN TREE STAKES DARK BROWN PRIOR
TO INSTALLATION.

NON-BIODEGRADABLE ROOT BALL WRAPS
SHALL BE REMOVED IN THEIR ENTIRETY

TO FIRM UP SOIL, DRAG W/ RAKE TO SLIGHTLY
/ ROUGHEN SURFACE. REMOVE 1/2'+ RECESSES.
IMPORTED TOPSOIL & AMENDMENTS, DEPTH PER
PLAN. PLACE IN 2 LIFTS AND TILL WHEN DEPTH IS
GREATER THAN 4" TO MINIMIZE SOIL LAYERING.

i~——— SCARIFY TOP 6" - 8 OF SUBGRADE TO ELIMINATE
SMOOTH, COMPACTED SURFACE AND ALLOW

~

SET SHRUBS IN BETWEEN NOOKS
OF BOULDERS, AS A BACKDROP.
DO NOT PLANT LARGE SHRUBS
IN FRONT OF BOULDERS THAT

WOULD BLOCK VIEW OF ROCK.

@

Ve DOUBLE-STRAND 12 GA. MIRE W/
RUBBER HOSE. DRIVE NAILS INTO
STAKE TO HOLD WIRE IN PLACE.

WATER INFILTRATION. NOTIFY ARCHITECT IF
ADVERSE DRAINAGE CONDITIONS EXIST.
I=——— EARTHWORK PER CIVIL PLAN & SPECIFICATIONS.
ASSURE SUBGRADE DOES NOT BECOME
OVERCOMPACTED DURING CONSTRUCTION.

»

WEAVE GROUNDCOVER IN AND

(2) TREE STAKES 2'DIA. x 8-0" LONG
AROUND BOULDERS TO CREATE

OR ROUGH CUT FIR.
DRNE INTO GROUND A MIN. OF 3-0"

o

o (A A NATURAL SETTING.
- - " CLEARANCE BETWEEN AND AT A SLIGHT ANGLE. SECURE IN
N s TREE TRUNK & CHAN, L0CK AVERTICAL POSITION WITH THE WIRE. CONSTRUCT LOW 121549 BEFMS
R — PRE-STAIN STAKES A DARK BROWN. ROUNDING BOU
W/ RUBBER HOSE OR VINYL CONCEPTUAL PLAN VIEW

/ CHAIN-LOCK TREE TIE TO WOOD

STAKES TO SECURE TREE POSITION L2 0 L40 SCALE: NOT TO SCALE

1 _—————— INSTALL TREE BOOT OR ARBOR
GUARD N LAWN AREA PLANTING. WHEN BOULDERS ARE TO BE SET WITHIN OR
=T / e égv%téoxw; CDPI’:MIF_SSEGDEF‘?S_"E P‘]_r‘srg;,‘&ss ADJACENT TO AREAS OF RIVER-RUN ROCK,
. |8 i CONICAL
o|8% POINT, PRESSURE TREATED. PRUNE AND DEAD OR BROKEN NOTE: THE BOULDERS AND RIVER-AUN ROCK MUST
b1 i ‘ ! e BRANCHES. PRUNE TO SHAPE - WATER NEWLY INSTALLED SHRUBS MATCH IN COLOR AND TYPE OF ROCK.
2 % | 2" DEEP MULCH LAYER, WATER SETTLE ¢ IN BACKGROUND) . IF REQUIRED OR DIRECTED. IMMEDIATELY AFTER PLANTING AND  FIELD ADJUST FOR OPTIMUM PLACEMENT EXISTING BOULDERS FROM ON-SITE
= S % REMOVE, ToP. 1 OFTELRLAP. T e SHOWN AS NEEDED DURING DRY WEATHER, ~ WITH BEST SIDE OF STONE FACING TOWARD BOULDER STOCKPILE EXTRACTED
o MIX TOPSOR. AND PLANTING TOPSOL SECURE SHRUB IN AN UPRIGHT SET BASE OF SHRUB STEM AT DURING SITE EXCAVATION OR NEW
3"-6" MULCH WATER RING AT A 1:1 RATIO. POSITION. PROVIDE A SMALL WOOD ORIGINAL GRADE. DO NOT COVER BOULDERS, SIZE AND TYPE AS SHOWN

ON LANDSCAPE PLAN.

]
Ll
I
1l

STEM WITH BARK OR TOPSOIL.
2" MIN. BARK MULCH LAYER.

PLANT AT WINDY SITES. LOOP SMALL
"TIE* AROUND STEM TO SECURE, YET

Il

TOP OF ROOTBALL CROWN TO

|

BE 1° ABOVE FINISH GRADE. TOP OF BURLAP BALL SHALL BE CUT. ALLOW PLANT MOVEMENT. CONSTRUCT A WATERING BASIN
! MIX 2/3 PLANTING TOPSOIL WITH REMOVE TOP 1/3 OF BURLAP. NON- REMOVE THE TOP 1/3TO 1/2 OF —+ CONSISTING OF IMPORTED TOPSOIL
S 1/3 EXIST. BACKFILL. ADD (4) 21g AY, . BIODEGRADABLE MATERIAL SHALL BE THE ROOTBALL BURLAP AT PERIMETER OF SHRUB.
5 20-10-5 FERTILIZER TABLETS e ' S REMOVED IN ITS ENTIRETY. EBAATESHELD N | UNDISTURBED BACKFILL. SCARIFY ZM%YT%‘JE?EUIADSAR INTO
. s, e o oo v S P e T SDEs MO SoTToNoF e R
. L o e souszsronromr Bsnae
1 . o~ 4'-6" LEVELING MOUND SOIL PRIOR TO BOULDER PLACEMENT
6‘<g) a0 ROOTBALL- gg TT:EE %gm%ﬁﬁ%zﬁ,ﬁfgg%'i?“ AND LIGHTLY COMPACT. OF COMPACTED TOPSOIL AT BOTTOM 'NSEEN;A“ON ESEMO‘:‘EG%‘:EDDEE&W TO MINIMIZE FURTHER SETTLEMENT.
INDISTURBED EXISTING SO MOSS IS GROWH SURF/
OREXSTING SO COMPACTED + 12 INCHES BOTH SIDES AT NURSERY, BUT DEPRESSED 4 BELOW ATIMES OF SHRUB PLANTING PIT.
T0 85% MAX DRY DENSITY FINISH GRADE. HOG SECTION VIEW

2 x ROQTBALL DIAMETER

DECIDUOUS TREE PLANTING m ORNAMENTAL SHRUB PLANTING

'L3.0] L6.0 SCALE:NOT TOSCALE ¢

— 2"x6" CAP WITH 3/4"
CHAMFER ALL SIDES

mCONIFEROUS TREE PLANTING

r T =
L3.0/ L6.0 SCALE: NOT TO SCALE

9'-0"
MAX. SPACING
(MAX. 8'—0" PANEL)

2"x4" SPACER ©
— 2"x6" TOP RAIL ,
2"x4" HORIZ - \—2"x5" HORIZ. WOOD TRIM
WOOD TRIM
PLANTER BED . 878" or 127 GRAVEL PATH !
7 & 0 | SEE SITE PLAN | OR LAWN AREA 6"x6" DOUGLAS FIR POST
¢ ¢ @ 8'-0" o.c., PRESSURE
. —~3/4" RADIUS TREATED W/ LP.-22 OR
GENERAL NOTES: 02 SLOPE 5 EQUAL. SET PLUMB. .
TRIANGULAR OR 1. KEEP PLANTS MOIST AND SHADED UNTIL < T o g
SQUARE SPACING LANTING. C.I.P. CONC. CURB TO —— ot e B w 3/4"x6" VERTICAL WOOD ©
PER SCHEDULE 2. IN CLAY SOIL, BLEND IN IMPORTED TOPSOIL MATCH ADJ. CONC. WALK MIX B A o SLATS WITH 1/8" GAP
AMENDMENTS AND ORGANIC COMPOST PER ey . BETWEEN, SLATS
THE SOIL LABORATORY TEST RESULTS AND 4" CRUSHED AGGREGATE BASE —=!
RECOMMENDATIONS. COURSE, COMPACT TO 95% DRY AR gESBuATESIBEUolg 2535553‘%
Je el et el JeX =
3. IN SANDY SOIL, BLEND IN IMPORTED TOPSOIL DENSITY i
AMENDMENTS AND ORGANIC COMPOST AND 26 HORIZ. TRIM BOARD,
AGED MANURE PER THE SOIL LABORATORY A. CONSTRUCT 3" WIDE CHANNELS TO MINIMIZE PONDING IF  CONC. AREA ATTACH W/ 2'x6" GALV.
TEST RESULTS AND RECOMMENDATIONS. CURB IMPEDES STORMWATER DRAINAGE FLOW. 1" DIA. EQETI(S):@TAT\ON HANGERS, EACH END, TYP. ‘

MESH—-SCREENED WEEP HOLES MAY ALSO BE CONSTRUCTED.
8. CONSTRUCT A 3/4"(w) x 1/2"(d) EXAGGERATED CONC. JOINT
WITH 1/2"(w) BASE MEASUREMENT (BEVELED) AT ALL CONC
CURBS THROUGHOUT SITE AT A SPACING OF 4'-0".
MACHINE—FORMED (EXTRUDED) RIBBON CURBS MAY BE USED
r=—————— PLANTING TOPSOIL PER LANDSCAPE PLAN OR IF PRODUCT IS SUBMITTED FOR REVIEW & APPROVAL. WIDTH

SPECIFICATIONS. (MIN. DEPTH 4°) OF CURBING MUST BE A MIN. OF 8"(w)

== \—SCARIFY TOP 6" OF SUBGRADE TO ELIMINATE 3/4"
SMOOTH, COMPACTED SURFACE AND ALLOW
WATER INFILTRATION.

INSTALL GROUNDCOVER PLANTS IN STRAIGHT,
UPRIGHT POSITION, LEVEL AT GRADE.
~=——— DECORATIVE, GROUND BARK MULCH. SEE
PLAN FOR SPECIFIC DEPTH (MIN. 2°) c

NOTES:

1. ALL WOOD TO BE WESTERN RED CEDAR GRADE "B"
OR BETTER UNLESS OTHERWISE INDICATED

2. FASTEN ALL MATERIALS WITH 10d GALV. NAILS UNLESS
OTHERWISE INDICATED

3. WHERE FENCE IS ADJACENT TO LAWN, PROVIDE CONTINUOUS
12"(w) CONC. MOW STRIP ALIGNED WITH FENCE POSTS

4. IF CONSTRUCTING FENCE NEAR TREES THAT ARE TO BE
PRESERVED, CAREFULLY EXCAVATE FENCE POST HOLES AND
HAND DIG IF REQUIRED TO AVOID DISTURBING TREE ROOTS

46" 2
MIN.

===
[HT==
=11=l=Il

El=lE=
El=I=0E o

A

ﬁ

L NOTE:
H—| i l—‘ ‘ 1___ SEE STRUCTURAL CALCULATIONS

h SOLID WOOD FENCE

ENGINEER UNDER SEPARATE COVER
L3.0 L6.0 SCALE: NOT TO SCALE

mGROUNDCOVER PLANTING

rLa_o LB.O' SCALE: NOT TO SCALE

L3.0 L6.0 SCALE: NOT TO SCALE
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FINISH GRADE/TOP OF MULCH

e asonur st
/4
PVCMANUNE - REMOTE CONTROL. /4 SCH 80 / 34'PRV 34" SCH 80
1
: [- 7 f -‘ —~ RAIN BIRD LANDSCAPE DRIPLINE
/ S m-moaoowxsu-wou
3~ NODEL 700Gt o
“h mo(cotmn?:/:vs __—— FINISH GRADE/TOP OF MULCH
2 MKNIMUM RAIN BIRD MODEL 5NP — VALVE BOX WITH COVER
.|-|-|. R J_ VALVE BOX W/ PURPLE COVER: RAIN BIRD VB-6RND
i (LENGTH AS REQUIRED) . V«L~ B ~ 6INCH SIZE PVC SCH 40 TEE
—— BRICK (1 OF 4) V / C%o S 3%0 Jor )¢ 3HNCH MINIMUM DEPTH OF PVC LATERAL PIPE
oDoanoDeD9 /4-NCH WASHED GRAVEL FILTERED DRAIN VALVE: _g7
el LENTH, PP AP S BRICK (1 OF 2) RAN BIRD 16A-FOV 0 °
HIDDEN) AND ELL
PVC SCH 40 ELL (1 OF 2)
BRICK SUPPORT 1 CU. FT. PEA MxFIP.SCOUPUNG  12'x18" PVC OR POLY
< 1-EA GRAVEL SUMP ; BRICK (1 OF 2
\ (1- EA CORNER) VALVEBOX  LATERAL LINE PVC SCH 80 NIPPLE (1 OF 3, )
\\\\‘ \ PVC MAINLINE PIPE LENGTH AS REQUIRED)
Y ‘ #4 REBAR STAKE WITH
\\ N\ PVC'SCH40 TEE ORELL REMOTE CONTROL VALVE W/ 3/4" PRV STAINLESS STEEL
CLAMPS OR EQUIVALENT ~——— 6—INCH MINIMUM DEPTH OF

\\ “\——— PVC SCH 40 MALE ADAPTER
N\ PVC LATERAL PPE
\—ammma

AUTOMATIC REMOTE VALVE ( (LAWN ZONES)

L5.0| L7.0 SCALE: NOT TO SCALE

& 374" DISC FILTER

3/4—INCH GRA
NOTE: / WASHED GRAVEL

1. FURNISH FITTINGS AND PIPING NOMINALLY SIZED
IDENTICAL TO NOMINAL QUICK COUPLING VALVE
INLET SIZE.

(3 QUICK COUPLER VALVE

L5.0 L7.0 » SCALE: NOT TO SCALE

/ 4 \DRAIN VALVE

L T =
5.0/ L7.0 SCALE:NOT TO SCALE
BARK MULCH, OR OTHER

2 _ "
TYPE OF MULCH AS SPECIFIED PAVEMENT. ASPHALT OR CONCRETE
ON LANDSCAPE PLAN.,

REMOTE CONTROL VALVE (DRIP ZONES)

L5.0/ L7.0 SCALE: NOT TO SCALE

_— INSIDE WALL J

(1) IRRIGATION CONTROLLER:
RAIN BIRD ESP-LXME CONTROLLER IN PLASTIC CABINET WITH
WALL MOUNT. INSTALL CONTROLLER AND CABINET ON INTERIOR
WALL PER MANUFACTURER'S RECOMMONDATIONS.

@ RAIN BIRD ET MANAGER: RAIN BIRD ETMi, INDOOR WALL
MOUNT (DIMENSIONS 5.6" W x 6.5" H x 2.0" D)

— FINISH GRADE, BURIAL
(2) 3-VOLT ALKAUNE BATIERY (INCLUOED) nidl MEASUREMENT POINT.
(@ Juncrion gox @ sou save coprer wie (410 G un) Frou 7 =l T A, oL L COMPACTED CRUSHED
N ET Manoger w UNDIN E AS SHORT SOOI AGGREGATE PAVEMENT SUBBASE
(3 1-INCH CONDUIT AND FITTINGS TO POWER SUPPLY AND STRAIGHT AS POSSIBLE. . [——PLANTING TOPSOIL S | I 5N NN TT—TT1——] AGGREGATE PAVEMENT SUBBASE
= 3 x — 1 —
(3) POWER SUPPLY WRE (3) 24 VAC POWER (HOT & COMMON WIRES) FROM IRR 3 ] ‘ ‘4‘ | :(\/\\\/\\/\\*| | ‘——«H—}»—cow‘cmy SUBGRADE J—="= FINISH GRADE
CONTROLLER. | —T‘ | prierrh i \\/// \/// /// _T U

5) 2-INCH CONDUIT AND FITTINGS FOR STATION WIRES o =T LATERAL LG, kl ‘ ‘ ‘ SO \| 1— I ‘ﬁ

® (5) CONMON WRE TO IRRIGATION CONTROLLER —H—=H W BACKFILL /\\\///\\\///\;\4&_] TT=IT] TRENCH BACKFILL — SEE SPECS FOR DEPTH

() WRES TO REMOTE CONTROL VALVES A = ® msm muwn TO VALVES THAT ARE ASSIGNED 0 VALVE == : NATIVE SOIL X 47\\//\ —UE o 40 pve s

—H LIN .
©) ncu) camm TO VALVES THAT ARE ASSIGNED T0 VALVE 2 os ONTROL WIRES SO | | 2(x) THE SIZE OF PIPE
__________ AaX. T WHICH IT CRADLES

NOTES: RN 1, ' ‘“

1. ESP—LXME CONTROLLER 12-STATION BASE MODULE i & CONEGTION: T ANTENNAL; ED-AST (NOY USED) NOTES: ‘ l L & // ‘ ‘ §LE?3E‘ o E‘L‘;vaysmgs
WITH (2) 4—STATION MODULES ADDED TO PROVIDE A P (3) CONNECTION TO RAIN GAUGE, ETM-RG m PR
Zo-sixton camacy o i =] H*l == —

2. FOR EASE OF INSTALLATION INTO A CONTROLLER WITH ik oot e | L NOTES: SEE PLANS FOR
MORE THAN 24 STATIONS, INSTALL A JUNCTION BOX AT (8 3: BEVNGT. PUALE' *‘ \ ‘ l ‘ | | |——‘ ‘ ‘—‘ ‘ I— Techiine LATERAL
THE BASE OF CONTROLLER AND TRANSITION LARGER 1 = nare - Do o, PLACL Sack /DesRis T 7 111 7. TRENCH BACKFILL SHALL BE SPACING
VALVE AND COMMON WIRES FROM FIELD TO 18 AWG RAINBIRD CONTROLLER RECOMMENDED. OTHER COMPATIBLE ‘ |—} ‘ \—‘ ‘ ‘— ‘ ‘ ‘ ‘ —‘ ‘ ‘ FREE O ROCK QR DEBRIS
MULTI CONDUCTOR WIRE TO BE USED IN CONTROLLER CONTROLLERS WAY e UsED. rEQURES 1230 VAC/60 Hz ’ mﬂmggsﬂmmgon;r?;g =—=iit={= CRETTER TN 1 N Si2E SUB GRADE

3. USE STEEL CONDUIT FOR ABOVE GRADE AND SCH 40 1 P MAX.—SEE SPEC. CONTROLLER PEES SV Tt omeonTa I [ ‘ ‘ ] | ] | \ | ‘ ‘ | 2. DO NOT PLACE ROCK/DEBRIS
PVC CONDUIT FOR BELOW GRADE CONDITIONS. 7 OOCUMENHTION FOR CONTROLLER WIRING DETAILS, DIRECTION DIRECTLY AGAINST SLEEVE.

»

PROVIDE PROPER GROUNDING COMPONENTS TO ACHIEVE
GROUND RESISTANCE OF 10 OHMS OR LESS.

mESP-LXME IRRIGATION CONTROLLER

“©

EXTEND SLEEVE ¥2 EEVOND
EDGE OF PAVEMENT OR -
NEEDED PER GRADE CONDVTION

mTECHLINE SUBGRADE

mRAIN SENSOR (PEDESTAL MOUNT) mIRRIGATION PIPE TRENCH mPIPE SLEEVING

) T 2 ¥ T 3 r T = r T - r =
15.0| L7.0 SCALE:NOTTO SCALE L5.0| L7.0 SCALE:NOTTO SCALE PV SUPPLY HEADER 50| L7,0 SCALEENOT TOSCALE 15.0| L7.0 SCALE:NOTTOSCALE L5.0 £7.0sCALE: NOT TO SCALE
T PVC SUPPLY HEADER
—— 8T/
V4 SELSPIEREIR?) —————TOPOFSLOPE MANUAL INE FLUSHING VALVE
/ PARKING ISLAND PERIMETER IR / VACUUM RELIEF ASSEMBLY AREA PERIMETER
ARNACUUM RELIEE ON LINE FLUSHING VALVE ASSEMBLY Techine START CONNECTION
/ RVC, FILT?. PRV ACROSS ANY HIGH POINT EXHAUST HEADER
i —————————————— Techline TEE
— PVC SUPPLY HEADER, TOAL STAGTH QF Tochine /
CONTINUE TO NEXT — Techine® CV TUBING
—— ] {Bleror niN S besian
— PVC SUPPLY HEADER,
Techline TUBING THROUGHOUT
'WITH DRIPPERS AT
\, = Techiine TUBING REFER 10 SPACING IN| OAM
DIMENSIONS PER L
EMISSION POINT
Techine PRESSURE REDUCING
TREE ROOTBALL VALVE ASSEMBLY
———= " ESTIMATED DRIPLINE echiine FILTER WITH REMOTE
OF MATURE TREE CONTROLVALVE ASSEMELT
ARNACUUM RELIEF ON CONVE!
~—— LINE FLUSHING BLANK Techiine TUBING SPACING ON TOP 273
VALVE W/ GRAVEL ACROSS ANY HIGH POINT OF SLOPE REMOTE CONTROL VALVE
T TeE TYP) ﬁgﬁ[ggu WITH DISC FILTER
ocne CONVENTIONAL SPACING v
LINE FLUSHING VALVE ON END PLUS 25% ON BOTTOM 1/3 OF SLOPE BTG
OF THE
SISIEM. (MNMUM OF ONE PER NOTE:
ALIGN Techiine LATERALS PARRALLEL TO THE CONTOURS OF THE SLOPE

12 \TECHLINE LAYOUT - SLOPE FEED LAYOUT

I 5
lL5.0 L7.0 SCALE: NOT TO SCALE

mTECHLINE LAYOUT AT PARKING ISLANDS

L5.0 L7.0 SCALE: NOT TO SCALE

/10 \DRIP TUBING AT TREE LOCATIONS

— T 5
L5.0| L7.0 SCALE: NOT TO SCALE
\ REMOTE CONTROL VALVE

WITH DISC FILTER AND
PRV

/13 TECHLINE LAYOUT AT IRREGULAR AREAS

f T 5
L5.0| L7.0 SCALE: NOTTO SCALE

REMOTE CONTROL VALVE
WITH DISC FILTER AND

_—— FINISH GRADE/TOP OF MULCH

AR/ VACUUM RELIEF M I

SR e SR edesRe

o Pve AV START RAIN SENSOR: RAIN BIRD RSD-CEx — POP-UP SPRAY SPRINKLER:
CERRES IOV RAIN BIRD 1804

INCLINE SPRING CHECK 3/4-INCH SCH 40 RISER W/PLASTIC MPR NOZZLE

“—DLINE SPRING CHECK
VALVE O DIS!

EXTENSION (FIPT X MIPT)

AGE
UOSEAD DRANAGE (rve> COURAGE
LOV-HEAD DRAINAGE (TYP.)

PVC SUPPLY HEADER N SECURED TO ENCLOSURE

e Y WITH SCH 40 NUT
Lesrune staRT e PVC OR POLY SUPPLY HEADER ——— WIRE TO IRRIGATION CONTROLLER
R |

AREA PERIMETER AREA PERIMETER

T ATERAL TUBING SWING ASSEMBLY:

Techiine LATERAL TUBING / RAIN BIRD MODEL SA 6050
PVE EXHAUST HEADER PVC OR POLY EXHAUST HEADER
PERIH[TER LATERALS
2 FROM EDGE OF
Fanpschet

PERINETER LATERALS
FROM EDGE OF
CinDschet

BY | COMMENTS

REV. | DATE

Holiday Inn Express / Staybridge Suites

HYBRID HOTEL PROJECT

BELLEVUE, WASHINGTON

MANUAL FLUSH VALVE

LINE FLUSHING VALVE
PLUMBED 10 PVC CTYP)

Techline MEDIAN ISLAND, DOWN SLOPE

FLUSH VALVE

LINE FLUSHING VALVE
PLUMBED TO PVC (TYF)

Techline MEDIAN ISLAND, DOWN SLOPE

OPTION ONE

OPTION Twd

/ 14\ TECHLINE MEDIAN LINE INSTALLATION

T B
i 4. v
% B ‘4, e i
4 a

15

RAIN SENSOR RSD-CEXx

¥ 1 3
L§.0 LZ‘O SCALE: NOT TO SCALE

¥ T 5
L§.0 LZ‘O SCALE: NOT TO SCALE

PVC SCH 40 TEE OR ELL

PVC LATERAL PIPE

/16 \ POP-UP SPRAY HEAD

r T T 7
L5.0| L7.0 SONENGTTO SCALE

PAUL J. DIX
CERTIFICATE NO. 620

ASPEN DESIGN GROUP
3746 257TH AVENUE S.E.
ISSAQUAH, WA 18029

425) 313-3194 (PHONE)
%025} 3_13 3195 EFAX)
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£X 4" DBWL

SIZE

Qry.

ARID

NATIVE

COMMENTS

DECIDUOUS.
LOWERING - PEAR

EX. 14" DBH.” /[~
(EV[RGREEN TREE
PINE) /
% / \
EX. 10" D.BH.
EVERGREEN TREE
(PINE)

EX. 14" D.BH

EVERGREEN TREE

(PINE)
EX. 14" DBH
EVERGREEN TREE
(PINE)

EX. 10" D.B.H. 7
EVERGREEN TREE

(CEDAR)

EX. 4" DNH.
DECIDUOUS
LOWERING

EX. 12" DB.H Y
EVERGREEN TREE
(PINE) A
>
EX 19" DBH
EVERGREEN TREE
(CEDAR)
EX. CONC. SIDEWALK

EX. 4" D.BH N
DECIDUOUS  TREE

(FLOWERING PEAR)\ N’ \ X

~ 0N

EX. FURNITURE
STORE. DRIVEWAY'

EX. 14" D.B:H.
EVERGREEN. TREES
(PINE) w/4"=5"(h)
LIMB CLEARANCE
EX. LOW-GROUNBCOVER;
6°(h) OR-LESS. CONDITION
AVERAGE ‘TO.POOR. - 3RS

: 3P,

T=AG A

SEE CIVIL. PLANS FOR g
SIGHT HISTANGE VISIBILITY. AU,
LINES - & EASEMENTS. 42sf. =

EX. MULTI-TRUNK' DEC: TREE
APPROX..15/{tr}. (RETAIN) 6=
PRUNE TOREMOVE - SUCKERS,

CURRENT ‘CLEARANCE ON- STREET

SIDE IS +/= 50" ABOVE GRADE.

CURRENT CLEARANCE ON 'STRE.

NEW EVERGREEN PLANTS T0——="7~P
3=RS.

\/\SUALL‘Y SCREEN. £X. PARKING.
EX. FURNITURE. STGRE

ASPHALT PARKING 10T

EX. SINGLE~TRUNK DEC. TREE

APPROX.12'(h). (REFA).

£X. OVERHEAD UTILITY. . LINES. =2
€11 TOTAL “LINES, LOW. AND' HIGH) - AU

7-PA
% 2 s
AN
%58

%

KA ) 244

24555, W
t,,’

\ED\’ |
EASENENT

Bbst
6-RA
2=V 4
B o o o e — 52
T O "‘l" 5
Rt o OB EE
» R e -
I~ A ol —
I = i

197.43 (200.00 PLAT)

m{m LIN

|
{
|
|

5/

BOTANICAL NAME

COMMON NAME

* IMPR

OVED CULTIVAR

TTT T .
Q AG | AMELANCHIER GR. 'AUTUMN BRILUANCE' | SERVICEBERRY 20" cal.| 1 |eee |YES *|TREE FORM 4 T’mm%ﬁm’:ﬁ TS
. - ; NN NN} dnhdna
AU ARCTOSTAPHYLOS UVA-URSI KINNIKINNICK 1ol |pER|ee  |YES  |SPACE @ 18%.c. LA \ : -‘\IE_EEE
&7 (7) BT | BERBERIS THUNBERGIANA 'CONCORDE'| CONCORDE BARBERRY |2 gal. | 16 [eees|NO \ | /
‘@ CO | CHAMAECYPARIS 0. 'NANA GRACILIS'| SLENDER HINOKI CYPRESS| 6.0 high| 3 |ee® [NO  |FULL, DENSE
L
| MA | MAHONIA AQUIFOLIUM 'COMPACTA' | COMPACT OREGON GRAPE|42” high| 11 |eee |YES |FULL, DENSE // |
¢
PA | PENNISETUM ALOP. ‘LI’ BUNNY'  |LIL' BUNNY GRASS 1qal. |15 [eese|NO / LOBBY ENTRANGE |
\ pRop / CANOPY ABOVE }\
%é? Pm | POLYSITCHUM MUNITUM WESTERN SWORD FERN |2 gal. | 10 |ee |YES \ OSED 5-STORY 170 UNIT Shea: eSiasass M ]
3 T
) |RA |RHODODENDRON 'ALASKA' ALASKA RHODODENDRON | 18" wide| 9 |e® [NO  |FULL, DENSE \ HOLIDAY INN EXPRESS HOTEL 1 F%r[pﬁj&y; i
3 t 4 I
RS |RIBES SANGUINEUM 'ING EDWARD VII'| RED FLOWERING CURRANT| 18" wide| 6 |e@® |YES * "' s e J’L*‘ &
. =oEEEE e anEESEEEa
szs SEDUM SPURIUM 'DRAGON'S BLOOD'| DRAGON BLOOD STONECROP| 1 gal. |bER| leeee|NO | SPACE © 18%.c) [ismanss Z
‘ flal 1 T
TINUS 'SPRIN / VIBURNUM | 42” high| 2 [eee |NO  [FULL, DENSE . 8
O] VIBURNUM TINUS 'SPRING BOUQUET'| SP. BOUQUET VIBURNUM |42 high ‘gas! HSfsssed
T T

[=i=i] a_‘[a-]exmw..._ -

& oL

Y TR

E

S
OYGINE AWz x

s
% SHE

L LCL S

GROUNDCOVER
T4 8"~ 12"(h) IN

X .4 D\B.H.
DECIOYOUS TREE
(FLOWERING PEAR)

EX, 3]
DECID|
(Fi0

Low

DB,
us | TRee
ING| PEAR)

OUNDCOVER, 3t-67(n)

TO MAINTAIN| SIGHT VISIBILITY

R

RD{FROM NEW| DRIVE

EX:12" D.B.H
JECIOUAUS TREE
X NG PEAR)

£X: |5cRUB VEGETATION
(REMOVE

e Ut ol

- SE
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