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 Project Area is <2000SF. Adjustments have been made to reduced areas to come in at a Net Project 
 Change of <500SF. See sheet A-24 SITE AREA CALCULATIONS Graphic Plans and Stormwater Calcula�ons 

 Sheet A-17 addresses the demolished area with a shaded area. The exis�ng ADU, stair and garage as 
 well as the bedrooms and bathrooms remain intact. A-25 also shows this in a shaded area where only the 
 roof is removed over the bedroom area.  A24 Shows the Replaced and New hatched separately and the 
 total is combined in the Stormwater Calcula�ons table on the same sheet. 





 We discussed this with Grace Manahan and were informed that we meet the requirements of Cri�cal 
 Area 1 as set out below and therefore are not required to meet the Cri�cal Area 2 requirements. 

 We propose minimal impact and change to the site and meet all the criteria as set out in the 
 Cri�cal Review 1 requirements for sites located in the erosion & landslide zone. See the 
 Geotechnical plan review le�er.  We have responded  directly to the Geotechnical study and report 
 carried out specifically for this site. Together with our structural engineers, we have designed the project 
 to meet or exceed the recommenda�ons in the report.  U�lizing pin piles for the founda�ons we will be 
 disturbing almost no soil (10SF) for the building footprint. As recommended by the geotechnical report, 
 our design uses site slopes, low retaining walls, and drainage systems, along with plan�ng to reduce soil 
 erosion and to direct stormwater off-site. 

 19.07.090 - Critical area reviews. 

 This section describes the purpose and procedures by which the city will review and authorize 

 development and verify consistency with this chapter. 

 A.  Critical area review 1. 

 1.  The purpose of a critical area review 1 is to review: 

 a.Activities listed as modifications in section 19.07.130, modifications; 

 b.Verification of the presence or absence of a critical area; or 

 c.Verification of the delineation and/or type of wetland or watercourse. 

 2.  Review timing and sequence. 

 a.If a building permit is required for the proposed scope of work associated with the critical 

 area review 1, then the substance of the review shall take place concurrently with the building 

 permit review and no separate land use review application is required. 

 b.If no building permit is required for the proposed scope of work associated with the critical 

 area review 1, then the review shall take place according to the procedures required for a 

 Type 1 land use review. 

 3.  Requirements for a complete application. 



 a.Completed development application coversheet. 

 Uploaded. 

 b.Project narrative, describing the proposed scope of work. 

 Uploaded. 

 c.Scaled site plan showing the proposed work. 

 Uploaded  . 

 d.Any additional information required by the city to confirm compliance with this title. 

 See the uploaded geotechnical report and plan review le�er sta�ng:  “ the development 

 has been designed so that the risk to the lot and adjacent proper�es is eliminated or mi�gated such that 

 the site is determined to be safe, mee�ng the requirements stated in Mercer Island City Code 

 19.07.160.B.3.b.” 

 19.07.130 - Modifications. 

 Activities of the following types may be authorized with approval of an application for a critical 
 area review 1. The activities in this section are exempt from the development standards in 
 subsequent sections within this chapter; provided, that additional measures to protect life 
 and property or to protect environmental quality may be required. 
 A. 
 Addition to or reconstruction of an existing legally established structure or building within a 
 critical area and/or buffer constructed on or before January 1, 2005, provided the following 
 criteria are met: 
 1. 
 The seasonal limitations on land clearing, grading, filling, and foundation work described in 
 section 19.07.160  (F)(2) shall apply. 
 Understood, no variance is requested. 

 2. 
 Additions shall be allowed if all of the following criteria are met: 
 a. The structure is enlarged not more than a cumulative total of 200 square feet larger than 
 its footprint as of January 1, 2005; 
 At great expense, we have undertaken a geotechnical study of the site. We then completely redesigned our foo�ngs 
 with the structural engineer to meet the requirements of the Geotechnical engineer ’s report. We changed from 
 massive concrete foo�ngs to 2” diameter pin piles and a 12” diameter concrete cap of only 12” in depth. Our 
 approach minimizes the soil disturbance to the surface level only and adds only 10SF to the building footprint. 
 The Addi�on to the building now floats over the ground on the pin piles. See the Geotechnical report and plan 
 review le�er. 
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 b. If the existing, legally established structure is located over or within a wetland or 
 watercourse, no further expansion within the wetland or watercourse is allowed; 
 N/A We are not located in a wetland or watercourse as shown on the IGS map. 

 c. If the existing legally established structure is located within a wetland or watercourse 
 buffer, the addition may be no closer to the wetland or watercourse than a distance equal to 
 75 percent of the applicable standard buffer and must also be no closer to the watercourse 
 or wetland than the existing structure; 
 N/A We are not located in a wetland or watercourse buffer as shown on the IGS map. 

 d. A critical area study approved by the city demonstrates that impacts have been avoided or 
 minimized and mitigated consistent with  section 19.07.100  ,  mitigation sequencing; 
 SEE THE NARRATIVE IN SECTION 19.07.100 BELOW 
 e. If the modification or addition is proposed within a geologically hazardous area or 
 associated buffer, a qualified professional provides a statement of risk consistent with 
 section 19.07.160  (B)(3). 
 We propose minimal impact and change to the site and meet all the criteria as set out in the Cri�cal Review 1 
 requirements for sites located in the erosion & landslide zone. See the Geotechnical plan review le�er. 
 3. 
 Reconstruction of legally established nonconforming structures shall meet the standards in 
 section 19.01.050  . The code official may require a  critical area study and mitigation plan 
 addressing temporary impacts to critical areas and buffers. 
 4. 
 Demolition.  Removal of structures in watercourse and  wetland buffers and geologically 
 hazardous areas, provided: 
 a. Site disturbance is limited to the existing access and building footprint; 
 b. There is no site disturbance within or to wetlands or watercourses; 
 c. All soils are stabilized and the area is revegetated with appropriate native vegetation; and 
 d. Necessary building permits are obtained. 
 B. 
 Restoration and enhancement activities involving site disturbance over 1,000 square feet, 
 provided the following criteria are met: 
 1. 
 Erosion control measures are implemented when soils have been disturbed; 
 2. 
 Groundcover voids that result from the removal of noxious weeds shall be revegetated with 
 regional native plants; 
 3. 
 Removal of noxious weeds and other restoration work shall be undertaken with hand labor, 
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 including handheld mechanical tools, unless the King County Noxious Weed Control Board 
 best management practice specifically prescribes the use of riding mower, light mechanical 
 cultivating equipment, or herbicide or biological control methods; and 
 4. 
 Herbicide use is in accordance with federal and state law. 
 C. 
 Storm water retrofit facilities installed pursuant to the city's NPDES Phase II permit. 
 D. 
 Any pruning shall not be detrimental to tree health and shall be consistent with International 
 Society of Arboriculture standards and completed under the supervision of a qualified 
 arborist. 
 (Ord. 19C-05 § 1 (Exh. A)) 



 19.07.100 - Mitigation sequencing. 

 Except as otherwise provided in this chapter, an applicant for a development proposal or 
 activity shall implement the following sequential measures, listed below in order of 
 preference, to avoid, minimize, and mitigate impacts to environmentally critical areas and 
 associated buffers. Applicants shall document how each measure has been addressed before 
 considering and incorporating the next measure in the sequence: 
 A. 
 Avoiding the impact altogether by not taking a certain action or parts of an action. The 
 applicant shall consider reasonable, affirmative steps and make best efforts to avoid critical 
 area impacts. However, avoidance shall not be construed to mean mandatory withdrawal or 
 denial of the development proposal or activity if the proposal or activity is an allowed, 
 permitted, or conditional use in this title. In determining the extent to which the proposal 
 should be redesigned to avoid the impact, the code official may consider the purpose, 
 effectiveness, engineering feasibility, commercial availability of technology, best management 
 practices, safety and cost of the proposal and identified changes to the proposal. 
 Development proposals should seek to avoid, minimize and mitigate overall impacts based on 
 the functions and values of all of the relevant critical areas and based on the 
 recommendations of a critical area study. If impacts cannot be avoided through redesign, use 
 of a setback deviation pursuant to  section 19.06.110  (C),  or because of site conditions or project 
 requirements, the applicant shall then proceed with the sequence of steps in subsections B 
 through E of this section; 
 The proposed project was designed with the aim of working with the specific site loca�on, condi�ons, and access 
 to sunlight for this site and for neighbors. The scale and style of the project were also taken into considera�on 
 when minimizing the impact on this site and neighborhood. We have an extremely high retaining wall from the I90 
 freeway with large tree plan�ngs. Although this greatly blocks wind and reduces landslide risk, it does have a big 
 impact on available sunlight to the residence. 
 The architectural design is a modern NW style. Approximately 60% of the overall building height was reduced by 
 close to four feet with the remaining sec�on given a shed-style roof that reduces as it gets closer to the 
 neighboring property on the west side. We have achieved no adverse impacts on neighboring proper�es. 
 We worked wholly within the exis�ng building footprint for nearly all of the enclosed space addi�ons. The small 
 amount that extends is suspended above the ground on pin piles that are u�lized to minimize the impact on the 
 site. 
 At great expense, we have undertaken a geotechnical study of the site. We then completely redesigned our foo�ngs 
 with the structural engineer to meet the requirements of the Geotechnical engineer ’s report. We changed from 
 massive concrete foo�ngs to 2” diameter pin piles and a 12” diameter concrete cap of only 12” in depth. Our 
 approach minimizes the soil disturbance to the surface level only and adds only 10SF to the building footprint. 
 We are mi�ga�ng the effects of erosion and landslides on the site with good drainage designed to meet the 
 geotechnical report recommenda�ons and addi�onal plan�ngs, including trees, shrubs, and ground cover.  The 
 size and loca�on of the plan�ngs take into considera�on access to sunlight for the site and for the neighbors. 
 Plan�ngs will u�lize na�ve northwest species where appropriate. 
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 B. 
 Minimizing impacts by limiting the degree or magnitude of the action and its implementation, 
 using a setback deviation pursuant to  section 19.06.110  (C),  using appropriate technology, or 
 by taking affirmative steps to avoid or reduce impacts; 
 N/A We do not require a setback devia�on. 

 C. 
 Rectifying the impact by repairing, rehabilitating, or restoring the affected environment; 
 N/A We do not have any significant impact and propose rehabilita�ng the site beyond its current state. 

 D. 
 Reducing or eliminating the impact over time by preservation and maintenance operations 
 during the life of the action; 
 N/A We do not have a nega�ve impact on the site. 

 E. 
 Compensating for the impact by replacing, enhancing, or providing substitute resources or 
 environments; and/or 
 N/A We do not have any significant impact and propose rehabilita�ng the site beyond its current state. 

 F. 
 Monitoring the impact and taking appropriate corrective measures to maintain the integrity of 
 compensating measures. 
 N/A We do not have any significant impact and propose rehabilita�ng the site beyond its current state. 

 19.07.160 - Geologically hazardous areas. 
 A. 

 Designation and typing.  Geologically hazardous areas  are lands that are susceptible to erosion, landslides, seismic 
 events, or other factors as identified by WAC 365-190-120. These areas may not be suited for development activities 
 because they may pose a threat to public health and safety. Areas susceptible to one or more of the following types 
 of hazards shall be designated as geologically hazardous areas: landslide hazard areas, seismic hazard areas, and 
 erosion hazard areas. 

 B. 

 General review requirements.  Alteration within geologically  hazardous areas or associated buffers is required to meet 
 the standards in this section, unless the scope of work is exempt pursuant to  section 19.07.120  , exemptions,  or a 
 critical area review 1 approval has been obtained pursuant to  section 19.07.090  (A). 

 1. 

 When an alteration within a landslide hazard area, seismic hazard area or buffer associated with those hazards is 
 proposed, the applicant must submit a critical area study concluding that the proposal can effectively mitigate risks 
 of the hazard. The study shall recommend appropriate design and development measures to mitigate such 
 hazards. The code official may waive the requirement for a critical area study and the requirements of subsections 
 (B)(2) and (B)(3) of this section when he or she determines that the proposed development is minor in nature and 
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 will not increase the risk of landslide, erosion, or harm from seismic activity, or that the development site does not 
 meet the definition of a geologically hazardous area. 

 2. 

 Alteration of landslide hazard areas and seismic hazard areas and associated buffers may occur if the critical area 
 study documents find that the proposed alteration: 

 a. Will not adversely impact other critical areas; 

 b. Will not adversely impact the subject property or adjacent properties; 

 c. Will mitigate impacts to the geologically hazardous area consistent with best available science to the maximum 
 extent reasonably possible such that the site is determined to be safe; and 

 d. Includes the landscaping of all disturbed areas outside of building footprints and installation of hardscape prior 
 to final inspection. 

 3. 

 Alteration of landslide hazard areas, seismic hazard areas and associated buffers may occur if the 
 conditions listed in subsection (B)(2) of this section are satisfied and the geotechnical professional provides 
 a statement of risk matching one of the following: 

 a.  An evaluation of site-specific subsurface conditions demonstrates that the proposed development is not 
 located in a landslide hazard area or seismic hazard area; 

 b. The landslide hazard area or seismic hazard area will be modified or the development has been designed so 
 that the risk to the site and adjacent property is eliminated or mitigated such that the site is determined to be 
 safe; 

 c. Construction practices are proposed for the alteration that would render the development as safe as if it were 
 not located in a geologically hazardous area and do not adversely impact adjacent properties; or 

 d. The development is so minor as not to pose a threat to the public health, safety and welfare. 

 We propose minimal impact and change to the site and meet all the criteria as set out in the Cri�cal Review 1 requirements 
 for sites located in the erosion & landslide zone. See the Geotechnical plan review le�er along with the Geotechnical 
 Engineering Evalua�on by: NELSON GEOTECHNICAL ASSOCIATES, INC. - File No. 1482223 

 This shows that the proposed development designed and implemented following the recommenda�ons of their report and 
 the structural engineer ’s specifica�ons will meet the requirements in this sec�on, 19.07.160 - Geologically hazardous 
 areas. 






