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I. FINDINGS OF FACT  

Preliminary Short Plat approvals are listed in Mercer Island City Code (“MICC”) 19.15.040 as Type III land 
use reviews. The following is an analysis of the applicable criteria for approval.  

1. Site Description: The subject site is a flag lot located behind a residential lot and taking access 
from SE 27th St. The existing lot is 28,759 square feet and slopes gently downward from the 
northeast to southwest. The site is partially treed and contains one single family home, which will 
be demolished as part of the short plat.  

2. Applicable Land Use Regulations:  A Determination of Completeness was issued on October 10, 
2016 (Exhibit 2).  The Preliminary Plat application vested to the land use controls in effect on that 
date.  The following analysis is based on the land use controls in effect on October 10, 2016. 

3. MICC 19.08.020(E)(1): Short Subdivisions and Lot Line Revisions. Public notice of an application for 
a short subdivision or a lot line revision shall be made in accordance with the procedures set forth 
in MICC 19.15.020. 

Staff Analysis: Public notice of application was issued on October 24, 2016 containing the 
information required by MICC 19.15.100 (Exhibit 3) and distributed via the methods required for 
Type III Land Use Reviews, including mailing to property owners within 300 feet of the property, 
posting of the site with a sign, and publication in the City’s weekly permit bulletin. 

4. MICC 19.08.020(F)(1): All preliminary approvals or denials of long subdivisions or short 
subdivisions shall be accompanied by written findings of fact demonstrating that:  

a. The project does or does not make appropriate provisions for the public health, safety, and 
general welfare and for such open spaces, drainage ways, streets or roads, alleys, other public 
ways, transit stops, potable water supplies, sanitary wastes, parks and recreation, 
playgrounds, schools and schoolgrounds and all other relevant facts, including sidewalks and 
other planning features that assure safe walking conditions for students who only walk to and 
from school;  

b.  The public use and interest will or will not be served by approval of the project; and, 
c.  The project does or does not conform to applicable zoning and land use regulations. 

Staff analysis: The proposed short subdivision has made appropriate provisions as required by this 
code section. The subject site abuts existing improved public streets, which provide safe walking 
conditions for students who walk to and from school. As demonstrated in Finding No. 8, the 
subdivision complies with applicable Comprehensive Plan goals and policies, and, in so doing, serve 
the public use and interest. The proposed short subdivision conforms to zoning and land use 
regulations applicable to short subdivisions; future development will be reviewed for zoning 
compliance at the time of future permit application. 

5. MICC 19.08.020(F)(2): The code official shall grant preliminary approval for a short subdivision or 
lot line revision if the application is in proper form and the project complies with the design 
standards set out in MICC 19.08.030, the comprehensive plan, and other applicable development 
standards. 
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Staff Analysis: The application has been provided in the proper form. The project complies with the 
design standards in MICC 19.08.030, as demonstrated by the analysis that follows. Compliance 
with the comprehensive plan is demonstrated in the analysis in Finding No. 8.  

6. MICC 19.08.020(F)(4): As a condition of preliminary approval of a project, the city council in the 
case of a long subdivision, or the code official in the case of a short subdivision or lot line revision, 
may require the installation of plat improvements as provided in MICC 19.08.040 which shall be 
conditions precedent to final approval of the long subdivision, short subdivision, or lot line 
revision. 

Staff Analysis: Plat improvements meeting the standards in MICC 19.08.040 are required, and 
conditions of approval have been added to this decision requiring installation of the plat 
improvements prior to final plat approval. 

7. MICC 19.08.020(F)(5)(b): Once the preliminary plat for a short subdivision has been approved by 
the city, the applicant has one year to submit a final plat meeting all requirements of this chapter. 
A plat that has not been recorded within one year after its preliminary approval shall expire, 
becoming null and void. The city may grant a single one-year extension if the applicant submits 
the request in writing before the expiration of the preliminary approval. 

Staff Analysis: A condition of approval has been added to this decision requiring submittal of a 
final plat within one year of preliminary approval. 

8. MICC 19.08.020(F)(6): No construction of structures, utilities, storm drainage, grading, excavation, 
filling, or land clearing on any land within the proposed long subdivision, short subdivision, or lot 
line revision shall be allowed prior to preliminary approval of the application and until the 
applicant has secured the permits required under the Mercer Island City Code. 

Staff Analysis: A condition of approval has been added to this decision prohibiting construction 
prior to preliminary approval of this application and before the required permits have been 
secured. 

9. MICC 19.08.030(A): Compliance with Other Laws and Regulations. The proposed subdivision shall 
comply with arterial, capital facility, and land use elements of the comprehensive plan; all other 
chapters of the development code; the Shoreline Management Act; and other applicable 
legislation. 

Staff Analysis: The subject site is not adjacent to any arterial streets, as identified in the 
comprehensive plan. The subject does not contain nor is adjacent to any capital facilities, as 
identified in the comprehensive plan. 

The land use element of the comprehensive plan includes the following policies: 

“15.2 Residential densities in single family areas will generally continue to occur at 3 to 5 units per 
acre, commensurate with current zoning. However, some adjustments may be made to allow the 
development of innovative housing types, such as accessory dwelling units and compact courtyard 
homes at slightly higher densities as outlined in the Housing Element.” 

The proposed short subdivision proposes 2 lots, providing space for 2 residential units on a 28,759 
square foot (0.66 acre) site, resulting in a density of 3.0 units per acre. The proposed density is 
consistent with this comprehensive plan policy. 
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“16.2 Through zoning and land use regulations provide adequate development capacity to 
accommodate Mercer Island’s projected share of the King County population growth over the next 
20 years.”  

Subdivision of the subject site will provide one additional lot, providing additional capacity for 
residential development to accommodate population growth. 

“16.5 Infill development on vacant or under-utilized sites should occur outside of critical areas and 
ensure that the infill is compatible with the surrounding neighborhoods.” 

The proposed development will occur outside of critical areas, and the proposed subdivision will 
create residential lots at a density that is consistent with the comprehensive plan and surrounding 
development.  

Analysis demonstrating compliance with the development code follows. The subject site is not 
within the shoreline jurisdiction, and therefore is not subject to the Shoreline Management Act. 

10. MICC 19.08.030(B)(1): The subdivision shall be reconciled as far as possible with current official 
plans for acquisition and development of arterial or other public streets, trails, public buildings, 
utilities, parks, playgrounds, and other public improvements. 

Staff Analysis: The current City of Mercer Island official plans for acquisition and development of 
arterial or other public streets, trails, public buildings, utilities, parks, playgrounds, and other public 
improvements do not designate any portion of the subject property. This standard does not apply. 

11. MICC 19.08.030(B)(2): If the preliminary plat includes a dedication of a public park with an area of 
less than two acres and the donor has designated that the park be named in honor of a deceased 
individual of good character, the city shall adopt the designated name. 

Staff Analysis: The preliminary plat does not propose the dedication of a public park. This standard 
does not apply. 

12. MICC 19.08.030(C)(1): Where the project may adversely impact the health, safety, and welfare of, 
or inflict expense or damage upon, residents or property owners within or adjoining the project, 
other members of the public, the state, the city, or other municipal corporations due to flooding, 
drainage problems, critical slopes, unstable soils, traffic access, public safety problems, or other 
causes, the city council in the case of a long subdivision, or the code official in the case of a short 
subdivision or lot line revision, shall require the applicant to adequately control such hazards or 
give adequate security for damages that may result from the project, or both. 

Staff Analysis: The applicant has provided a geotechnical report (Exhibit 4) and an addendum 
(Exhibit 5) verifying that no geologic hazards (e.g., critical slopes, unstable soils) are present on 
site. Other potential adverse impacts will be addressed through review of future approvals. 
Construction on site will be required to comply with all applicable drainage design, building and 
engineering standards. Additionally, a condition of approval has been added to this decision 
requiring damage to adjacent properties or public rights-of-way resulting from construction to be 
mitigated and repaired by the contractor. 

13. MICC 19.08.030(C)(2): If there are soils or drainage problems, the city code official or city engineer 
may require that a Washington registered civil engineer perform a geotechnical investigation of 
each lot in the project. The report shall recommend the corrective action likely to prevent damage 
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to the areas where such soils or drainage problems exist. Storm water shall be managed in 
accordance with the criteria set out in MICC 15.09.030 and shall not increase likely damage to 
downstream or upstream facilities or properties. 

Staff Analysis: The geotechnical report (Exhibit 4) and addendum (Exhibit 5) provided by the 
applicant does not note any soils or drainage problems. A condition of approval has been added to 
this decision, requiring compliance with the stormwater management standards in MICC 15.09. 

14. MICC 19.08.030(C)(3): Alternative tightline storm drains to Lake Washington shall not cause added 
impact to the properties, and the applicant shall submit supportive calculations for storm drainage 
detention. 

Staff Analysis: The application does not propose to construct a tightline system to Lake 
Washington (Exhibit 7). A condition of approval has been added to this decision, requiring the 
drainage system from the subject site to connect to the City drainage system and to provide 
supportive calculations for storm drainage detention for review. 

15. MICC 19.08.030(D)(1): Subdivisions abutting an arterial street as shown on the comprehensive 
arterial plan shall be oriented to require the rear or side portion of the lots to abut the arterial and 
provide for internal access streets. 

Staff Analysis:  The subject site abuts SE 27th St, which is not designated as an arterial street in the 
City’s comprehensive plan. No internal streets that would serve as arterials are proposed. This 
standard does not apply. 

16. MICC 19.08.030(D)(2): Public rights-of-way shall comply with the requirements set out in MICC 
19.09.030. 

Staff Analysis: No public rights-of-way are proposed to be dedicated as part of the proposed 
subdivision. This standard does not apply. 

17. MICC 19.08.030(D)(3): Private access roads shall meet the criteria set out in MICC 19.09.040. 

Staff Analysis: The proposed subdivision includes an improved private access road connecting the 
proposed building pads to SE 27th St (Exhibit 7). The private access road meets the applicable 
standards in MICC 19.09.040. 

18. MICC 19.08.030(D)(4): Streets of the proposed subdivision shall connect with existing improved 
public streets, or with existing improved private access roads subject to easements of way in favor 
of the land to be subdivided. 

Staff Analysis: The proposed subdivision includes an improved private access road connecting the 
building pads to the existing improved SE 27th St (Exhibit 7), which is consistent with this standard. 

19. MICC 19.08.030(E)(1): The area, width, and depth of each residential lot shall conform to the 
requirements for the zone in which the lot is located. Any lot located in two or more zones shall 
conform to the zoning requirements determined by the criteria set out in MICC 19.01.040(G)(2). 

Staff Analysis: The subject property is contained entirely within the R-9.6 zone. The standards for 
lot area, width, and depth are contained in MICC 19.02.020. The standards for the R-9.6 zone are 
an area of at least 9,600 square feet, lot width of at least 60 feet and lot depth of at least 80 feet.  
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The lots created by the subdivision would have the following dimensions, which meet these 
standards (Exhibit 6): 

 Lot Area Lot Width Lot Depth 

Lot 1 10,709 sq ft 95 ft 130 ft 

Lot 2 11,566 sq ft 86 ft 130 ft 

 
20. MICC 19.08.030(E)(2): Each side lot line shall be approximately perpendicular or radial to the 

center line of the street on which the lot fronts. 

Staff analysis: The proposed side lot lines for Lots 1 and 2 are perpendicular to the private access 
road, consistent with this standard.  

21. MICC 19.08.030(F)(1): Subdivisions abutting an arterial street as shown on the comprehensive 
arterial plan shall be oriented to require the rear or side portion of the lots to abut the arterial and 
provide for internal access streets. 

Staff analysis: The subject site abuts SE 27th St, which is not designated as an arterial street in the 
City’s comprehensive plan. This standard does not apply. 

22. MICC 19.08.030(F)(2): Where critical areas meeting the criteria set out in Chapter 19.07 MICC are 
present within the subdivision, the code official or city council may: a. Require that certain 
portions of the long subdivision or short subdivision remain undeveloped with such restrictions 
shown on the official documents; b. Increase the usual building set-back requirements; and/or c. 
Require appropriate building techniques to reduce the impact of site development. 

Staff analysis: The subject site does not contain any mapped wetlands or watercourses per the 
Wetland/Stream Reconnaissance Memorandum (Exhibit 8). The geotechnical report (Exhibit 4) 
verified that no portion of the site meets the definition of a geologic hazard area.  

23. MICC 19.09.090(A): Designation. New subdivisions must designate a building pad for each lot as 
follows: 1. The applicant must determine the location of a building pad by considering vegetation, 
topography, critical areas, and the relationship of the proposed building pad to existing/proposed 
homes. Access to the building pad must be consistent with the standards for driveway access 
contained in MICC 19.09.040. 2. Building pads shall not be located within yard setbacks, rights-of-
way and critical areas or its buffers; provided, however, building pads may be located within 
landslide hazard areas when all of the following are met: (a) a qualified professional determines 
that the criteria of MICC 19.07.060(D), Site Development, is satisfied; (b) building pads are sited to 
minimize impacts to the extent reasonably feasible; and (c) building pads are not located in steep 
slopes or within 10 feet from the top of a steep slope, unless such slopes, as determined by a 
qualified professional, consist of soil types determined not to be landslide prone. 

Staff analysis: The subdivision has designated a building pad for both proposed lots to avoid the 
driplines of retained trees and uses reasonable best efforts to retain other on-site trees (Exhibit 9). 
The placement of the building pads allows for driveway access consistent with MICC 19.09.040. 
The proposed building pads are outside of yard setbacks, and rights-of-way (Exhibits 6 and 7). As 
conditioned, building pad designation criteria are met. 
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24. MICC 19.09.100 Preferred Practices: The applicant must use reasonable best efforts to comply 
with the following preferred development practices: A. Use common access drives and utility 
corridors. B. Development, including roads, walkways, and parking areas in critical areas, should 
be avoided, or if not avoided, adverse impacts to critical areas will be mitigated to the greatest 
extent reasonably feasible. C. Retaining walls should be used to maintain existing natural slopes in 
place of graded artificial slopes. 

Staff analysis: The short subdivision uses a common access drive. There are no critical areas on 
site, and existing natural slopes will generally be maintained without need for retaining walls. 

25. Public Comment:  One public comment email was received during the public comment period.  
The comment requested to be a party of record for the application and provided no substantive 
comments regarding the proposed short subdivision.  (Exhibits 10). 

26. SEPA Compliance:  The proposed short subdivision is exempt from SEPA review pursuant to WAC 
197-11-800(6)(d). 

II. CONCLUSIONS OF LAW 

Based on the above Findings of Facts, the following Conclusions of Law have been made:   

1. The proposed short subdivision makes appropriate provisions for the public health, safety, and 
general welfare and for such open spaces, drainage ways, streets or roads, alleys, other public 
ways, transit stops, potable water supplies, sanitary wastes, parks and recreation, playgrounds, 
schools and schoolgrounds and all other relevant facts, including sidewalks and other planning 
features that assure safe walking conditions for students who only walk to and from school 

2. The proposed short subdivision confirms to applicable zoning and land use regulations. 

3. The public use and interest will be served by approval of the proposed short subdivision.  

III. DECISION 

Based upon the above noted Findings of Fact and Conclusions of Law, short subdivision application SUB16-
011, as depicted in Exhibits 6 and 7, is hereby preliminarily APPROVED. This decision is final, unless 
appealed in writing consistent with adopted appeal procedures, MICC 19.15.020(J), and all other 
applicable appeal regulations. 

IV. CONDITIONS OF APPROVAL AND REGULATORY REQUIREMENTS 

The following conditions of approval and regulatory requirements shall be binding on the applicant, which 
includes owner or owners of the property, heirs, assigns, and successors (“Applicant”). 

General: 

1. The final plat shall be designed in substantial conformance with the preliminary plat submitted as 
part of this application, Exhibits 6 and 7. 

2. The proposed and future development of this property shall comply with the underlying zoning 
district, or as amended, at the time of development. 
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3. No construction of structures, utilities, storm drainage, grading, excavation, filling, or land clearing 
on any land within the proposed long subdivision, short subdivision, or lot line revision shall be 
allowed prior to preliminary approval of the application and until the applicant has secured the 
permits required under the Mercer Island City Code. 

4. A final short plat that meets all requirements of the Conditions of Approval shall be submitted and 
recorded within one (1) year of the date of this decision. A preliminary short plat that has not 
been recorded within one year after its preliminary approval shall expire, and a new application 
shall be required for preliminary approval. 

5. School, traffic, and park impact fees will be due at the issuance of the building permits for lots 
created by the subdivision, or may be deferred in accordance with MICC 19.17, 19.18, and 19.19. 

6. New single-family homes on lots resulting from the subdivision shall be located within the building 
pads designated on the site plans.  Revision of the building pads requires a plat alteration or new 
preliminary plat application. 

Planning: 

7. Prior to Site Development Permit issuance, the Applicant shall prepare review a construction 
management plan, addressing construction worker parking, traffic, noise impacts, and 
communication with neighbors. This construction management plan shall be followed throughout 
the duration of plat construction. Any modifications to the plan shall be submitted to the City for 
review. The City shall maintain authority to reasonably reject the applicant’s construction 
management plan or any modifications to the plan. 

Fire: 

8. Prior to recording final plat, the applicant shall add an addressing note pursuant to RCW 
58.17.280, in a form prescribed by the City, to the face of the final plat. 

Trees: 

9. Except as authorized by the City in writing prior to removal, Trees 9, 10, 11, 13, 20, 29, and 30 
shall be protected and retained throughout construction.   

10. A list of tree protection specifications shall be included in the demolition permit, the site 
development permit and building permits. The specifications shall be consistent with Appendix D 
of the Arborist Report Summary Memo prepared by Tree Solutions, dated September 3, 2021 
(Exhibit 9), unless otherwise approved by the City Arborist. 

11. Only trees proposed for removal by the Arborist Report Summary Memo prepared by Tree 
Solutions, dated September 3, 2021 (Exhibit 9) may be removed during the site development or 
building processes.  If additional trees are proposed for removal during future stages of plat 
development or building permit processes, removal may be proposed by the applicant and will be 
reviewed by the City Arborist at time of permitting. 

12. The Applicant shall use reasonable best efforts to design the homes, driveways, utilities, and site 
improvements in a manner that provides for reasonable development while minimizing impacts to 
regulated trees on site and in the right of way.  The applicant shall conduct all work in accordance 
with best construction practices to retain as many trees as possible. 
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13. Prior to any site disturbing activity, the Applicant shall mark limits of excavation on site 
development Permit plans, demonstrating protection of trees proposed for retention consistent 
with Project Arborist specifications.  Limits of excavation shall be clearly marked in the field. 

14. Six (6) inches of woodchips shall be placed within saved trees tree protection zone and shall be 
inspected by the City Arborist Prior to any site disturbing activities. 

15. Any pruning of saved trees shall follow a pruning plan developed by the Project Arborist and 
performed by a Certified Arborist. 

16. Any utility trenching shall not be permitted in the tree protection zone and dripline of retained 
trees.  Trenchless technologies like drilling or boring shall be used to limit root impacts and shall 
be approved by the City Arborist. 

Civil Engineering: 

17. Easements for shared access, utilities, and storm drainage facilities shall be depicted on the face of 
the final plat. Language which indicates joint rights and responsibilities of each lot with respect to 
all utilities and roadways shall be shown along with individual lot Joint Maintenance Easement 
Agreements for all shared usage and filed with the King County Recorder and noted on the final 
plat.  The easement shall indicate whether it is public or private, existing or proposed. 

18. All damage to adjacent properties or public rights-of-way resulting from construction (e.g., 
siltation, mud, water, runoff, roadway damage caused by construction equipment or hauling) shall 
be expeditiously mitigated and repaired by the contractor, at no expense to the City.  Failure to 
mitigate and repair said damage, or to comply with the approved construction plans, the permits 
issued by the City, or the City requirement for corrective action shall be cause for the issuance of a 
“Stop Work” order, foreclosure on the plat bond/security, and/or other measures deemed 
appropriate by the City Engineer or Code Official to ensure construction consistent with the 
approved plans and protection of public safety. 

19. The final plat shall be prepared in conformance with Title 58 RCW and Surveys shall comply with 
Chapter 332-130 WAC.  Additionally, provide the final plat as a PDF and mylar hardcopy.  Submit 
using Mercer Island's datum and tie the plat to at least two monuments. 

20. A City of Mercer Island title block for approval signatures (Planner and City Engineer) shall be 
provided on the final plat along with the designated short plat number (SUB16-011). 

21. Construction of all improvements for access, utilities, storm drainage, and site work shall comply 
with current City ordinances and the requirements of the City Engineer. 

22. All utilities serving the plat shall be under grounded (MICC 19.09.040) and shall be designed and 
constructed in accordance with City of Mercer Island Ordinances. 

23. Short plat improvement plans prepared by a Washington State licensed engineer shall be 
submitted for review and approval by the City Engineer. The improvement plans shall include: 

a. Plat access road - Comply with the Fire Code Official Requirements and standards 
contained in MICC 19.09.040. Provide detail design for the access road. 

b. Temporary Erosion Control measurements. 

c. Grading Plan. 
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d. Water main and appurtenances 

• Show the existing water main (location, size, and material) along the frontage of 
the property 

• Show the locations and sizes of the proposed water meters and water services for 
all lots. The proposed water meters shall be located within the public right of way. 

• Show the approximate locations of the driveways for each lot, so the water 
meters will not be located within the driveway areas. 

• Abandon the existing water service tap at the city water mains. The location of the 
existing water service tap shall be located and shown on the plan. 

e. Sanitary sewer and appurtenances  

• Show the sanitary sewer stub outs with invert elevations and locations for all lots. 

• Reuse the existing side sewer stub out for the city sewer main. 

f. Stormwater 

• Show the storm drainage stub outs for all lots with invert elevations and locations. 

• Provide treatment of runoff from the street and any other pollution generating 
impervious surfaces (PGIS) in accordance with 2005 Department of Ecology’s 
Stormwater Management Manual if the project will disturb greater than 1 acre of 
land or 1992 Department of Ecology’s Stormwater Management Manual if the 
project will disturb less than 1 acre of land.  

• Provide on-site detention system in accordance with the 2005 Department of 
Ecology’s Stormwater Management Manual as amended by MICC 15.09 if the 
project including the building permits will disturb greater than 1 acre of land or 
1992 Department of Ecology’s Stormwater Management Manual if the project will 
disturb less than 1 acre of land. The pre-developed condition must be modeled as 
“2nd growth forest”. The drainage report, detention system calculations and 
drainage plan shall be prepared by a civil engineer licensed by the State of 
Washington.  

• The drainage system from the on-site detention system shall be connected to the 
city drainage system. The drainage design shall be acceptable to the City Engineer. 

g. Right of way 

• All existing improvements in the vicinity of the proposed work shall be restored to 
the satisfaction of the City Engineer.  The actual limits and method of restoration 
shall be determined by the City engineer prior to final plat approval. 

h. Dry utilities 

• Show the dry (power, gas, etc.) utility corridor on the plan. Dry utilities shall not 
be located within the public utility easements except to the extent allowed by the 
City Engineer. 
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i. Easements 

• Show all the existing and proposed easements. Clearly distinguish all public 
easements from private easements. Private utility easement and public utility 
easement shall not be combined. 

24. All short plat improvements shall be completed prior to final approval and recording of the short 
plat documents. An accurately prepared as-built drawing that shows all utilities and short plat 
improvements shall be submitted to the City upon completion of the work.  Provide one PDF file.  
Submit using Mercer Island's datum and tie the plat to at least two monuments. 

The following notes shall be placed on the final plat: 

25. Maintenance and repair of joint use side sewers (sewer lines from the building to the City sewer 
main), shared roads, access easements, storm drainage facilities shall be the responsibility of the 
owners of each lot served (with the exception that owners of any lot which is lower in elevation 
shall not be responsible for that portion of a private side sewer above their connection.)  In the 
event that maintenance and repair of any facilities enumerated above are not performed to the 
satisfaction of the City Engineer, after a timely demand has been made for such action, the City or 
its agent shall have the right to enter upon the premises and perform the necessary maintenance 
and repair to protect the safety and general welfare of the public and shall have the right to 
charge the owner of each lot an equal share of the total maintenance and repair costs.  The City or 
the owner of any lot within this short plat shall have the right to bring action in Superior Court to 
require any maintenance or repair and to recover the costs incurred in making or effecting repairs 
to improvements. 

26. The monitoring, cleaning, maintenance, and repair of storm drainage systems in accordance with 
City Ordinance No. 95C-118 and MICC 15.09 is required for all lot owners within this plat to 
control stormwater runoff and control erosion and flooding downstream.  All costs related to 
stormwater runoff control shall be borne by the owners of each lot in equal share.  This obligation 
shall be recorded separately with each individual lot sale and shall travel with the land. 

27. All staging for construction shall occur on site and shall not be located in the public right-of-way. 

28. Prior to the issuance of a building permit, each application shall be accompanied with a temporary 
erosion and sedimentation control plan, clearing and grading plan, and an access and utility plan 
showing the location of existing trees. 

29. No permanent landscaping, structures, or fences shall be placed on or within public utility, storm 
drainage, or pedestrian path easements without the written approval of the City Engineer.  

30. If in the opinion of the City Engineer, utilities or storm drainage facilities require maintenance, 
repair or replacement, the City or its agent shall have the right to enter those lots adjoining the 
facility for the purpose of maintaining, repairing, relocating, or replacing said facilities. 

31. Installation of landscaping and/or structures including trees, shrubs, rocks, berms, walls, gates, 
and other improvements are not allowed within the public right-of-way without an approved 
encroachment agreement from the City prior to the work occurring (MICC 19.06.060). 
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Approved this 21st day of March 2022: 

 

___________________________________ 

Tim McHarg, AICP 
Principal Planner 
Community Planning & Development Department 
City of Mercer Island 
 
Parties of record have the right to appeal this decision. If you desire to file an appeal, you must submit the 
appropriate form, available from the Development Services Group, and file it with the City Clerk within fourteen (14) 
days from the date this decision is signed.  Upon receipt of a timely complete appeal application and appeal fee, an 
appeal hearing will be scheduled. To reverse, modify or remand this decision, the appeal hearing body must find that 
there has been substantial error, the proceedings were materially affected by irregularities in procedure, the decision 
was unsupported by material and substantial evidence in view of the entire record, or the decision is in conflict with 
the city’s applicable decision criteria.    

Please note that the City will provide notice of this decision to the King County Department of Assessment, as required 
by State Law (RCW 36.70B.130).  Pursuant to RCW 84.41.030(1), affected property owners may request a change in 
valuation for property tax purposes notwithstanding any program of revaluation by contacting the King County 
Department of Assessment at (206) 296-7300.   
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October 10, 2016 
 
Mark Pendergraft (Core Design Inc.)  
14711 NE 29th Pl, Suite 101 
Bellevue, WA 98007 
 
RE:  Notice of Complete Application for File No. SUB16-011 
 Application to subdivide existing 27,655 SF parcel into 2 lots and 1 access tract. 
  7239 SE 27th Street, WA 98040; King County Tax Parcel #: 531510-0695 
 
Dear Mark: 
 
The City of Mercer Island has received an application for short plat to subdivide one existing parcel into 
two new lots and an access tract at 7239 SE 27th Street. Following a preliminary review of the submitted 
permit materials, City staff has determined that the application is complete pursuant to Mercer Island City 
Code (MICC) 19.15.020(C)(2).  
 
The following items are not necessarily needed to deem the subject application complete, but are issues 
that were identified during the City’s completeness check. You may choose to address them at this time, 
or wait for the City’s substantive review of the proposal.  
 

1. The provided short plat designates a building pad for proposed “Lot 1” and “Lot 2”. MICC 
19.09.090(A)(2) states, “Building pads shall not be located within yard setbacks, rights-of-way and 
critical areas or its buffers; provided, however, building pads may be located within landslide hazard 
areas when all of the following are met: (a) a qualified professional determines that the criteria of 
MICC 19.07.060(D), Site Development, is satisfied; (b) building pads are sited to minimize impacts 
to the extent reasonably feasible; and (c) building pads are not located in steep slopes or within 10 
feet from the top of a steep slope, unless such slopes, as determined by a qualified professional, 
consist of soil types determined not to be landslide prone.” 
City maps indicate that the subject properties contain erosion hazards and potential slide hazards.  
The August 17, 2016 geotechnical report by Riley Group, Inc. discusses erosion hazards, stating 
that, “The soil erosion hazard is minimal if the geotechnical recommendations are incorporated into 
the project design and construction”. As noted above, building pads shall not be located in critical 
areas (to include Erosion Hazard Areas). The geotechnical engineer’s analysis must, using the 
definitions in MICC 19.16.010 (see below), demonstrate that the proposed building pad will not be 
located within the erosion hazard.   
MICC 19.16.010(E): Erosion Hazard Areas – “Those areas greater than 15 percent slope and 
subject to a severe risk of erosion due to wind, rain, water, slope and other natural agents including 
those soil types and/or areas identified by the U.S. Department of Agriculture’s Natural Resources 
Conservation Service as having a “severe” or “very severe” rill and inter-rill erosion hazard”. 

CITY OF MERCER ISLAND 
9611 SE 36th Street • Mercer Island, WA  98040-3732 
(206) 275-7605 • FAX (206) 275-7726 
www.mercergov.org 
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2. The short plat application materials do not include a Tree Location, Cutting/Land Clearing Plan. As 
noted in the project narrative, “the proposed time schedule for construction, and the type and size 
of trees to be removed will be deferred until final building footprints are submitted with the Building 
Permit Application once final footprints, construction type and layouts have been established.”  In 
order to preserve large trees, and trees located inside environmentally sensitive areas, the City 
Arborist may require additional information (including limits of disturbance) concerning trees on site 
that might feasibly be removed as part of the short plat process. When possible, tree preservation 
recommendations and conditions will be reviewed at the time of preliminary short plat by the City 
Arborist.   
 

3. The subject application has been assigned a project number.  Please update the face of the short 
plat to “7239 SE 27th Street Short Plat No. SUB16-001”. 
 

The substantive review of project number SUB16-011 is scheduled to continue. Pursuant to MICC 
19.15.020(C)(3), within 14 days of the determination of completeness, the city shall issue a notice of 
application for all administrative, discretionary, and legislative actions listed in MICC 19.15.010(E). City 
staff will contact you within this time frame to arrange public notice for the project. Please note, the 
planning department and other City reviewers may still request corrections to items submitted with 
this completed application. 
 
Please do not hesitate to contact me at 206-275-7720 or via e-mail at will.piro@mercergov.org if you have 
any questions. 
 
Sincerely, 
 
 

 
Will Piro, Planner 
City of Mercer Island Development Services Group 
 



PUBLIC NOTICE OF APPLICATION 
 

 

 
 

  NOTICE IS HEREBY GIVEN that the City of Mercer Island has received the application described below: 

File Nos.: SUB16-011 
 

Description of Request: A request for a short plat to subdivide an existing 27,655 square foot parcel into (2) new 
lots and (1) tract for access and utilities 
 

Applicant :  Mark Pendergraft 
 

Owner: 7239 LLC. 
 

Location of Property: 7239 SE 27th Street., Mercer Island, WA, 98040; 
Identified by King County Assessor tax parcel number 531510-0695 
 

SEPA Compliance: Short subdivisions are categorically exempt pursuant to WAC 197-11-800(6)(d). 
  

Written Comments: This may be the only opportunity to comment on the environmental impacts of the 
proposal. Written comments on this proposal may be submitted to the City of Mercer 
Island on or before Monday, November 7, 2016 at 5:00 p.m. either in person or mailed 
to the City of Mercer Island, 9611 SE 36th Street, Mercer Island, WA 98040-3732. Anyone 
may comment on the application, receive notice, and request a copy of the decision once 
made. Only those persons who submit written comments on or before Wednesday, 
November 7, 2016 at 5:00 p.m. will be parties of record; and only parties of record will 
receive a notice of the decision and have the right to appeal.  
 

Public Hearing and 
Public Meeting: 

Pursuant to MICC 19.15.010(E) and MICC 19.15.020(F)(1), a public hearing is not required 
for this proposal 
 

Applicable Development 
Regulations: 

The application will be reviewed for consistency with the approval of criteria in Mercer 
island City Code (MICC) section 19.08- Sudivisions, 19.02 – Residential, 19.07 – 
Environment, 19.09 – Property Development, 19.10 – Trees, and 19.16 – Definitions. MICC 
19.15.010(E) requires that the short plat application be processed as an Administrative 
Action with public notice. Processing requirements for Administrative Actions are further 
detailed in MICC 19.15.020. 
 

Other Associated 
Permits: 

None at this time. 
 



Studies and/or 
Environmental 
Documents  
Requested: 
 

The application includes a geotechnical engineering report prepared by Riley Group, dated 
August 17, 2016.  
 

The Short Plat application on file on this matter are available for review at the City of Mercer Island, Development 
Services Group, 9611 SE 36th Street, Mercer Island, Washington. Written comments and/or requests for additional 
information should be referred to: 

 
Will Piro, Planner 
Development Services Group 
City of Mercer Island 
9611 SE 36th Street 
Mercer Island, WA 98040 
(206) 275-7720 
Will.Piro@mercergov.org 

Date of Application (Impervious Surface Deviation): September 12, 2016 
   Determined  to Be Complete: October 10, 2016 

Bulletin Notice: October 24, 2016                  
Date Mailed: October 24, 2016                  

Date Posted on Site: October 24, 2016 
Comment Period Ends: 5:00PM on November 7, 2016                  

  

 
 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

FREQUENTLY ASKED QUESTIONS 
1.  WHY DID I RECEIVE THIS NOTICE? 

Notice is sent to all property owners within 300-feet of the proposal, or to anyone who has requested to be a “party of record” 
for the application. The City sends the notices as neighbors may want to know about certain zoning applications that occur 
in the vicinity or may be aware of issues that affect the approval of an application. 

2.  IF I OBJECT TO THE APPLICATION, WILL IT BE DENIED? 
There are criteria in the Mercer Island Municipal Code (MICC) for which the application is reviewed.  If the application meets 
all existing code criteria found in MICC 19.02.030(B), the City must approve the permit.  Approval by the neighbors is not one 
of the criteria in the Municipal Code.  However, the notice is sent to property owners within 300-feet to inform the neighbors 
of the application, provide an opportunity to submit comments related to the criteria for approval, and ask questions prior 
to a decision on the permit application. Written comments should specifically address how the application does not meet 
one or more of the criteria in MICC 19.02.030(B).  

3.   WHAT ARE THE CRITERIA FOR APPROVAL OF A PERMIT? 
The criteria for review of an Accessory Dwelling Unit are listed in section 19.02.030 of the Mercer Island City Code.  There is 
a link to the code at www.mercergov.org.  Please feel free to call the staff contact listed on the front of the notice, and we 
will be happy to discuss the legal language listed on the front of this notice.  

4. WILL THERE BE A PUBLIC HEARING ON THIS APPLICATION? 
No, this type of application does not require a public hearing. If you wish to comment on the proposal, please send written 
comments to the Planning contact listed on the first page of this notice. Comments must be received within the specified 
comment period. 

5.  WHAT IF I DISAGREE WITH THE PERMIT DECISION? 

http://www.mercergov.org/


An appeal to a permit can be filed by anyone who has submitted written comments on an application during the comment 
period.  Most concerns can be addressed prior to issuance of the permit.  It is the City’s goal to work with applicants and 
neighbors to resolve potential concerns. 

6.  WHO CAN I CONTACT TO GET MORE INFORMATION? 
The planner assigned to this specific project is listed on the bottom left of the first page of this notice.  You can also call the 
“Planner helpline” for zoning related questions at 206-275-7729.  Additional resources available on-line include:   
www.mercerergov.org: Staff directory, city regulations, and additional information about permits 
www.mybuildingpermit.com: Follow the status of a specific permit by address or permit number 

7.  HOW DO I STOP RECEIVING THESE NOTICES OF APPLICATION? 
Washington State law requires the City to send the notice.  You will only receive the notices for certain applications submitted 
to the City.  We apologize for any inconvenience, appreciate your patience, and hope that this has been informative. 

8.  I APPRECIATED RECEIVING THESE NOTICES. HOW DO I AUTOMATICALLY GET A COPY OF ALL PUBLIC NOTICE OF 
APPLICATIONS? 

Simply send us an e-mail a request and we will email a link to any future notice of applications that are published in the city’s 
Weekly Permit Bulletin. Currently, the request can be sent to will.piro@mercergov.org. 
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Executive Summary 
This Executive Summary should be used in conjunction with the entire GER for design 
and/or construction purposes. It should be recognized that specific details were not 
included or fully developed in this section, and this GER must be read in its entirety for a 
comprehensive understanding of the items contained herein. Section 7.0 should be read 
for an understanding of limitations. 

RGI’s geotechnical scope of work included the advancement of four test borings to depths 
up to 16.5 feet below ground surface (bgs). 

Based on the information obtained from our subsurface exploration, the site is suitable 
for development of the proposed project. The following geotechnical considerations were 
identified. 

Soil Conditions: The site is underlain by stiff to hard silt to sandy silt with trace of gravel 
with layers of medium dense silty fine sand. 

Groundwater: Groundwater seepage was not encountered during our field exploration. 

Foundations: Foundations for the proposed buildings can be supported on conventional 
continuous and spread footings bearing on competent native soil or new structural fill. 

Slab-on-grade: Slab-on-grade floors for the proposed building can be similarly supported. 

Pavements: The following pavement sections are recommended for driveways: 

 Flexible : 2 inches of Hot mix asphalt (HMA) over 6 inches of crushed rock base 
(CRB) over compacted subgrade 

 Concrete: 5 inches of concrete over 4 inches of CRB over compacted subgrade 
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1.0 Introduction 
This Geotechnical Engineering Report (GER) presents the results of the geotechnical 
engineering services provided for the proposed 27th Street Short Plat in Mercer Island, 
Washington. The purpose of this GER is to assess subsurface conditions and provide 
geotechnical recommendations for the construction of two single-family residences. Our 
scope of services included field explorations, laboratory testing, engineering analyses, and 
preparation of this GER. 

The recommendations in the following sections of this GER are based upon our current 
understanding of the proposed site development as outlined below. If actual features 
vary or changes are made, RGI should review them in order to modify our 
recommendations as required. In addition, RGI requests to review the site grading plan, 
final design drawings and specifications when available to verify that our project 
understanding is correct and that our recommendations have been properly interpreted 
and incorporated into the project design and construction. 

2.0 Project Description 
The site is located at 7239 Southeast 27th Street in Mercer Island, Washington. The 
approximate location of the site is shown on Figure 1. The site is currently occupied by a 
single-family residence in the middle portion of the site. 

RGI understands that the client plans to demolish the existing residence and develop it 
into two single-family residential lots. Our understanding of the project is based on the 
preliminary project plans prepared by Core Design in May 2016.  

Based on our experience with similar construction, RGI anticipates that the proposed 
buildings will be supported on perimeter walls with bearing loads of 2 to 3 kips per linear 
foot, and a series of columns with a maximum load up to 100 kips. Slab-on-grade floor 
loading of 250 pounds per square foot (psf) are expected. RGI also expects that site 
grading will be needed to reach the final grades. 

3.0 Field Exploration and Laboratory Testing 

3.1 FIELD EXPLORATION 
On August 2, 2016, RGI observed the advancement of four test borings. Borings B-1 and 
B-2 were drilled in the proposed driveway and detention tank area and B-3 and B-4 were 
drilled in the proposed residential lots. The approximate exploration locations are shown 
on Figure 2.  

Field logs of each exploration were prepared by the engineer who continuously observed 
the drilling. These logs included visual classifications of the materials encountered during 
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drilling as well as our interpretation of the subsurface conditions between samples. The 
boring logs included in Appendix A represent an interpretation of the field logs and 
include modifications based on laboratory observation and analysis of the samples. 

3.2 LABORATORY TESTING 
During the field exploration, a representative portion of each recovered sample was 
sealed in containers and transported to our laboratory for further visual and laboratory 
examination. Samples retrieved from the borings were tested for moisture content to aid 
in soil classification and provide input for the recommendations provided in this GER. The 
results and descriptions of the laboratory tests are enclosed in Appendix A.  

4.0 Site Conditions 

4.1 SURFACE 
The site is a rectangular-shaped parcel of land approximately 28,759 square feet in size. 
The site is bound to the north by Southeast 27th Street, to the east and west by private 
driveways, and to the south by residential property.  

The middle portion of the site is occupied by a single-family residence. The site slopes 
down from the southwest corner to the northeast corner with an elevation different of 
about 20 feet or average slope gradient of 10 percent. The eastern edge of the property is 
mapped as erosion and slide hazard area. 

4.2 GEOLOGY 
Review of the Geologic Map of the Mercer Island, Washington by Kathy G. Troost, etc, 
(2006) indicates that the soil in the project vicinity is mapped as Advance Outwash 
Deposits (Map Unit Qva) which is well-sorted sand and gravel deposited by stream from 
advancing ice sheet. The native soils encountered below the site appears to be different 
from what was described in the geology map. 

4.3 SOILS 
The site is underlain by stiff to hard silt to sandy silt with trace of gravel with layers of 
medium dense silty fine sand. 

More detailed descriptions of the subsurface conditions encountered are presented in 
the borings are included in Appendix A. Sieve analysis was performed on four selected soil 
samples. The grain-size distribution curves are included in Appendix A. 

4.4 GROUNDWATER 
Groundwater seepage was not encountered during our field exploration to a maximum 
depth of 16.5 feet bgs. 
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It should be recognized that fluctuations of the groundwater table will occur due to 
seasonal variations in the amount of rainfall, runoff, and other factors not evident at the 
time the explorations were performed. In addition, perched water can develop within 
seams and layers contained in fill soils or higher permeability soils overlying less 
permeable soils following periods of heavy or prolonged precipitation.  

4.5 SEISMIC CONSIDERATIONS 
Based on the 2012 International Building Code (IBC), RGI recommends the follow seismic 
parameters in Table 1 be used for design. 

Table 1 IBC Seismic Parameters 

2012 IBC Parameter Value 

Site Soil Class1 D2 

Site Latitude 47.58745 N 

Site Longitude 122.24748 W 

Maximum considered earthquake spectral response 
acceleration parameters (g) 

Ss =1.378, S1 =0.531 

Spectral response acceleration parameters adjusted for site 
class (g) 

Sms =1.378, Sm1 =0.796 

Design spectral response acceleration parameters (g) Sds =0.918, Sd1 =0.531 
1 Note: In general accordance with the USGS 2012 International Building Code. IBC Site Class is based on the average characteristics 
of the upper 100 feet of the subsurface profile.  

2 Note: The 2012 International Building Code requires a site soil profile determination extending to a depth of 100 feet for seismic 
site classification. The current scope of our services does not include the required 100 foot soil profile determination. Test borings 
extended to a maximum depth of 16.5 feet, and this seismic site class definition considers that stiff soil continues below the 
maximum depth of the subsurface exploration.   

Liquefaction is a phenomenon where there is a reduction or complete loss of soil strength 
due to an increase in water pressure induced by vibrations from a seismic event. 
Liquefaction mainly affects geologically recent deposits of fine-grained sands that are 
below the groundwater table. Soils of this nature derive their strength from intergranular 
friction. The generated water pressure or pore pressure essentially separates the soil 
grains and eliminates this intergranular friction, thus reducing or eliminating the soil’s 
strength.  

RGI reviewed the results of the field and laboratory testing and assessed the potential for 
liquefaction of the site’s soil during an earthquake. Since the site is underlain by stiff to 
hard silt and the groundwater level is deeper than our exploraions, RGI considers that the 
possibility of liquefaction during an earthquake is minimal.   
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4.6 GEOLOGIC HAZARD AREAS 
RGI reviewed the City of Mercer Island Municipal Codes (19.07.060 and 19.16). The 
review indicates that a narrow area along the eastern property line is mapped as geologic 
hazard area of both soil erosion and landslide.  

On August 2, 2016, RGI performed a site reconnaissance to evaluate the area along the 
eastern property line. During our field observations, we did not find any steep slope or 
indications of landslide or history of ground movement.  

Based on our observation, the potential of landslide along the eastern property line does 
not exist. The soil erosion hazard is minimal if the geotechnical recommendations are 
incorporated into the project design and construction. In our opinion, the proposed 
development will not have any impact to the site stability or increase the potential of soil 
erosion on the site or on adjacent sites. RGI recommends that this site not be considered 
a geologic hazard area. 

5.0 Discussion and Recommendations 

5.1 GEOTECHNICAL CONSIDERATIONS 
Based on our observations, explorations and analysis, the site is suitable for the proposed 
construction from a geotechnical standpoint. RGI recommends that foundations for the 
proposed buildings be supported on conventional spread footings bearing on competent 
native soil or new structural fill if needed. Slab-on-grade floors and pavement sections 
can be similarly supported.  

Detailed recommendations regarding the above issues and other geotechnical design 
considerations are provided in the following sections. These recommendations should be 
incorporated into the final design drawings and construction specifications.   

5.1.1 EROSION AND SEDIMENT CONTROL 

Potential sources or causes of erosion and sedimentation depend on construction 
methods, slope length and gradient, amount of soil exposed and/or disturbed, soil type, 
construction sequencing and weather. The impacts on erosion-prone areas can be 
reduced by implementing an erosion and sedimentation control plan. The plan should be 
designed in accordance with applicable city and/or county standards.  

RGI recommends the following erosion control Best Management Practices (BMPs): 

 Scheduling site preparation and grading for the drier summer and early fall 
months and undertaking activities that expose soil during periods of little or no 
rainfall 

 Establishing a quarry spall construction entrance 
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 Installing siltation control fencing or anchored straw or coir wattles on the 
downhill side of work areas 

 Covering soil stockpiles with anchored plastic sheeting 
 Revegetating or mulching exposed soils with a minimum 3-inch thickness of straw 

if surfaces will be left undisturbed for more than one day during wet weather or 
one week in dry weather 

 Directing runoff away from exposed soils and slopes 
 Minimizing the length and steepness of slopes with exposed soils and cover 

excavation surfaces with anchored plastic sheeting (Graded and disturbed slopes 
should be tracked in place with the equipment running perpendicular to the slope 
contours so that the track marks provide a texture to help resist erosion and 
channeling. Some sloughing and raveling of slopes with exposed or disturbed soil 
should be expected.) 

 Decreasing runoff velocities with check dams, straw bales or coir wattles 
 Confining sediment to the project site 
 Inspecting and maintaining erosion and sediment control measures frequently 

(The contractor should be aware that inspection and maintenance of erosion 
control BMPs is critical toward their satisfactory performance. Repair and/or 
replacement of dysfunctional erosion control elements should be anticipated.) 

Permanent erosion protection should be provided by reestablishing vegetation using 
hydroseeding and/or landscape planting. Until the permanent erosion protection is 
established, site monitoring should be performed by qualified personnel to evaluate the 
effectiveness of the erosion control measures. Provisions for modifications to the erosion 
control system based on monitoring observations should be included in the erosion and 
sedimentation control plan. 

5.1.2 STRIPPING 

Stripping efforts should include removal of pavements, vegetation, organic materials, and 
deleterious debris from areas slated for building, pavement, and utility construction. The 
test borings encountered up to 6 inches of topsoil and rootmass. Deeper areas of 
stripping may be required. 

5.1.3 EXCAVATIONS 

All temporary cut slopes associated with the site and utility excavations should be 
adequately inclined to prevent sloughing and collapse. The site soils consist of silty soils.  
Accordingly, for excavations more than 4 feet but less than 20 feet in depth, the 
temporary side slopes should be laid back with a minimum slope inclination of 1H:1V 
(Horizontal:Vertical) in native soil. If there is insufficient room to complete the 
excavations in this manner, or excavations greater than 20 feet in depth are planned, 
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using temporary shoring to support the excavations should be considered. Shoring 
recommendations are provided in the following section of this GER. 

For open cuts at the site, RGI recommends: 

 No traffic, construction equipment, stockpiles or building supplies are allowed at 
the top of cut slopes within a distance of at least 5 feet from the top of the cut 

 Exposed soil along the slope is protected from surface erosion using waterproof 
tarps and/or plastic sheeting 

 Construction activities are scheduled so that the length of time the temporary cut 
is left open is minimized 

 Surface water is diverted away from the excavation 
 The general condition of slopes should be observed periodically by a geotechnical 

engineer to confirm adequate stability and erosion control measures 

In all cases, however, appropriate inclinations will depend on the actual soil and 
groundwater conditions encountered during earthwork. Ultimately, the site contractor 
must be responsible for maintaining safe excavation slopes that comply with applicable 
OSHA or WISHA guidelines. 

5.2 EARTHWORK 
After completion of the temporary cuts and removal of the soils to subgrade elevation, 
the site earthwork is expected to consist of excavating foundations, installing under slab 
utilities and preparing the slab subgrade. The earthwork should take place in the dry 
season (June through September). 

5.2.1 SITE PREPARATION 

Subgrade soils that become disturbed due to elevated moisture conditions should be 
overexcavated to reveal firm, non-yielding, non-organic soils and backfilled with 
compacted structural fill. If earthwork is completed during the wet season (typically 
October through May), it will be necessary to take extra precautionary measures to 
protect subgrade soils. Wet season earthwork will require additional mitigative measures 
beyond that which would be expected during the drier summer and fall months.   

5.2.2 STRUCTURAL FILL 

RGI recommends fill below the foundation and floor slab, behind retaining walls, and 
below pavement and hardscape surfaces be placed in accordance with the following 
recommendations for structural fill.  

The suitability of excavated site soils and import soils for compacted structural fill use will 
depend on the gradation and moisture content of the soil when it is placed. As the 
amount of fines (that portion passing the U.S. No. 200 sieve) increases, soil becomes 
increasingly sensitive to small changes in moisture content and adequate compaction 
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becomes more difficult or impossible to achieve. Soils containing more than about 5 
percent fines cannot be consistently compacted to a dense, non-yielding condition when 
the moisture content is more than 2 percent above or below optimum. Optimum 
moisture content is that moisture that results in the greatest compacted dry density with 
a specified compactive effort. 

The native soil contains a large amount of fines and is generally not suitable to be used as 
structural fill. It is necessary to import clean, granular soils to complete site work that 
meet the grading requirements listed in Table 2 to be used as structural fill.  

Table 2 Structural Fill Gradation 

U.S. Sieve Size Percent Passing 

3 inches 100 

No. 4 sieve 75 percent 

No. 200 sieve 5 percent * 
*Based on minus 3/4 inch fraction. 

Prior to use, an RGI representative should observe and test all materials imported to the 
site for use as structural fill. Structural fill materials should be placed in uniform loose 
layers not exceeding 12 inches and compacted as specified in Table 3. The soil’s maximum 
density and optimum moisture should be determined by American Society of Testing and 
Materials D1557-09 Standard Test Methods for Laboratory Compaction Characteristics of 
Soil Using Modified Effort (ASTM D1557). 

Table 3 Structural Fill Compaction ASTM D1557 

Location Material Type 
Minimum 

Compaction 
Percentage 

Moisture Content 
Range 

Foundations On-site granular or approved 
imported fill soils: 95 +2 -2 

Retaining Wall Backfill On-site granular or approved 
imported fill soils: 92 +2 -2 

Slab-on-grade On-site granular or approved 
imported fill soils: 95 +2 -2 

General Fill (non-
structural areas) 

On-site soils or approved 
imported fill soils: 90 +3 -2 

Pavement – Subgrade 
and Base Course 

On-site granular or approved 
imported fill soils: 95 +2 -2 
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Placement and compaction of structural fill should be observed by RGI. A representative 
number of in-place density tests should be performed as the fill is being placed to confirm 
that the recommended level of compaction is achieved. 

5.2.3 WET WEATHER CONSTRUCTION CONSIDERATIONS 

RGI recommends that preparation for site grading and construction include procedures 
intended to drain ponded water, control surface water runoff, and to collect shallow 
subsurface seepage zones in excavations where encountered. It will not be possible to 
successfully compact the subgrade or utilize on-site soils as structural fill if accumulated 
water is not drained prior to grading or if drainage is not controlled during construction. 
Attempting to grade the site without adequate drainage control measures will reduce the 
amount of on-site soil effectively available for use, increase the amount of select import 
fill materials required, and ultimately increase the cost of the earthwork phases of the 
project. Free water should not be allowed to pond on the subgrade soils. RGI anticipates 
that the use of berms and shallow drainage ditches, with sumps and pumps in utility 
trenches, will be required for surface water control during wet weather and/or wet site 
conditions.   

5.3 FOUNDATIONS 
Following site preparation and grading, the proposed building foundations can be 
supported on conventional spread footings bearing on competent native soil or new 
structural fill. Where loose or soft soils or other unsuitable soils are encountered in the 
proposed building footprint, they should be overexcavated and backfilled with structural 
fill.  

Table 4 Foundation Design 

Design Parameter Value 

Allowable Bearing Capacity 2,500 psf1 

Friction Coefficient 0.30 

Passive pressure (equivalent fluid pressure) 250 pcf2 

Minimum foundation dimensions Columns: 24 inches 
Walls: 16 inches 

1. psf = pounds per square foot 
2. pcf = pounds per cubic foot 

The allowable foundation bearing pressures apply to dead loads plus design live load 
conditions. For short-term loads, such as wind and seismic, a 1/3 increase in this 
allowable capacity may be used. At perimeter locations, RGI recommends not including 



Geotechnical Engineering Report 9 August 17, 2016 
27th Street Short Plat, Mercer Island, Washington  RGI Project No. 2016-120 

 

the upper 12 inches of soil in the computation of passive pressures because it can be 
affected by weather or disturbed by future grading activity. The passive pressure value 
assumes the foundation will be constructed neat against competent soil or backfilled with 
structural fill as described in Section 5.2.2. The recommended base friction and passive 
resistance value includes a safety factor of about 1.5.  

Perimeter foundations exposed to weather should be at a minimum depth of 18 inches 
below final exterior grades. Interior foundations can be constructed at any convenient 
depth below the floor slab. Finished grade is defined as the lowest adjacent grade within 
5 feet of the foundation for perimeter (or exterior) footings and finished floor level for 
interior footings.   

With spread-footing foundations designed in accordance with the recommendations in 
this section, maximum total and differential post-construction settlements of 1 inch and 
1/2 inch, respectively, should be expected. 

5.4 RETAINING WALL 
If retaining walls are needed for the basements or the detention structure, RGI 
recommends cast-in-place concrete walls be used. The magnitude of earth pressure 
development on retaining walls will partly depend on the quality of the wall backfill. RGI 
recommends placing and compacting wall backfill as structural fill. Wall drainage will be 
needed behind the wall face. A typical retaining wall drainage detail is shown on Figure 3.  

With wall backfill placed and compacted as recommended, and drainage properly 
installed, RGI recommends using the values in the following table for design. 

Table 5 Retaining Wall Design 

Design Parameter Value 

Allowable Bearing Capacity  2,500 psf 

Active Earth Pressure (unrestrained walls) 35 pcf 

At-rest Earth Pressure (restrained walls) 50 pcf 

For seismic design, an additional uniform load of 7 times the wall height (H) for 
unrestrained walls and 14H for restrained walls should be applied to the wall surface.   

Friction at the base of foundations and passive earth pressure will provide resistance to 
these lateral loads. Values for these parameters are provided in Section 5.3. 
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5.5 SLAB-ON-GRADE CONSTRUCTION 
Once site preparation has been completed as described in Section 5.2, suitable support 
for slab-on-grade construction should be provided. Immediately below the floor slab, RGI 
recommends placing a 4-inch-thick capillary break layer of clean, free-draining pea gravel, 
washed rock, or crushed rock that has less than 5 percent passing the U.S. No. 200 sieve. 
This material will reduce the potential for upward capillary movement of water through 
the underlying soil and subsequent wetting of the floor slab. Where moisture by vapor 
transmission is undesirable, an 8- to 10-millimeter-thick plastic membrane should be 
placed on a 4-inch-thick layer of clean gravel or rock. For the anticipated floor slab 
loading, we estimate post-construction floor settlements of ¼- to ½-inch.  

5.6 DRAINAGE  
5.6.1 SURFACE 

Final exterior grades should promote free and positive drainage away from the building 
area. Water must not be allowed to pond or collect adjacent to foundations or within the 
immediate building area. For non-pavement locations, RGI recommends providing a 
minimum drainage gradient of 3 percent for a minimum distance of 10 feet from the 
building perimeter. In paved locations, a minimum gradient of 1 percent should be 
provided unless provisions are included for collection and disposal of surface water 
adjacent to the structure. 

5.6.2 SUBSURFACE 

RGI recommends installing perimeter foundation or retaining wall drains, details shown 
on Figures 3 and 4. The foundation or retaining wall drains and roof downspouts should 
be tightlined separately to an approved discharge facility. Subsurface drains must be laid 
with a gradient sufficient to promote positive flow to a controlled point of approved 
discharge. 

5.7 UTILITIES 
Utility pipes should be bedded and backfilled in accordance with American Public Works 
Association (APWA) specifications. For site utilities located within the right-of-ways, 
bedding and backfill should be completed in accordance with City of Mercer Island 
specifications. At a minimum, trench backfill should be placed and compacted as 
structural fill, as described in Section 5.2.2. Where utilities occur below unimproved 
areas, the degree of compaction can be reduced to a minimum of 90 percent of the soil’s 
maximum density as determined by ASTM D1557. The onsite excavated soil is generally 
not suitable for use as structural fill, imported structural fill may be required for trench 
backfill as recommended Table 2.  
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5.8 PAVEMENTS 
Pavement subgrades should be prepared as described in Section 5.2 of this GER and as 
discussed below. Regardless of the relative compaction achieved, the subgrade must be 
firm and relatively unyielding before paving. This condition should be verified by 
proofrolling with heavy construction equipment to verify this condition. 

With the pavement subgrade prepared as described above, RGI recommends the 
following pavement sections for parking and drive areas paved with flexible asphalt 
concrete surfacing. 

 For driveway areas: 2 inches of hot mix asphalt (HMA) over 6 inches of crushed 
rock base (CRB) over compacted subgrade 

The asphalt paving materials used should conform to the Washington State Department 
of Transportation (WSDOT) specifications for Hot Mix Asphalt Class 1/2 inch and CRB 
surfacing. If concrete drive way is preferred, the following section can be used. 

 For driveway areas: 5 inches of concrete over 4 inches of CRB over compacted 
subgrade 

Long-term pavement performance will depend on surface drainage. A poorly-drained 
pavement section will be subject to premature failure as a result of surface water 
infiltrating into the subgrade soils and reducing their supporting capability.   

For optimum pavement performance, surface drainage gradients of no less than two 
percent are recommended. Also, some degree of longitudinal and transverse cracking of 
the pavement surface should be expected over time. Regular maintenance should be 
planned to seal cracks when they occur. 

6.0 Additional Services 
RGI is available to provide further geotechnical consultation throughout the design phase 
of the project. RGI should review the final design and specifications in order to verify that 
earthwork and foundation recommendations have been properly interpreted and 
incorporated into project design and construction.  

RGI is also available to provide geotechnical engineering and construction monitoring 
services during construction. The integrity of the earthwork and construction depends on 
proper site preparation and procedures. In addition, engineering decisions may arise in 
the field in the event that variations in subsurface conditions become apparent. 
Construction monitoring services are not part of this scope of work. If these services are 
desired, please let us know and we will prepare a proposal. 
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7.0 Limitations 
This GER is the property of RGI, 7239 LLC, and their designated agents. Within the limits 
of the scope and budget, this GER was prepared in accordance with generally accepted 
geotechnical engineering practices in the area at the time this report was issued. This GER 
is intended for specific application to the 27th Street Short Plat project at 7239 Southeast 
27th Street in Mercer Island, Washington, and for the exclusive use of 7239 LLC and their 
authorized representatives. No other warranty, expressed or implied, is made. Site safety, 
excavation support, and dewatering requirements are the responsibility of others.   

The scope of services for this project does not include either specifically or by implication 
any environmental or biological (for example, mold, fungi, bacteria) assessment of the 
site or identification or prevention of pollutants, hazardous materials, or conditions. If the 
owner is concerned about the potential for such contamination or pollution, we can 
provide a proposal for these services. 

The analyses and recommendations presented in this GER are based upon data obtained 
from the test exploration performed on site. Variations in soil conditions can occur, the 
nature and extent of which may not become evident until construction. If variations 
appear evident, RGI should be requested to reevaluate the recommendations in this GER 
prior to proceeding with construction. 

It is client’s responsibility to see that all parties to the project, including the designers, 
contractors, subcontractors, are made aware of this GER in its entirety. The use of 
information contained in this GER for bidding purposes should be done at the contractor’s 
option and risk. 
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APPENDIX A 
FIELD EXPLORATION AND LABORATORY TESTING 

 

On August 2, RGI explored the subsurface soil conditions at the site by observing the 
drilling of four test borings to a depth of 16.5 feet bgs. The test boring locations are 
shown on Figure 2. The test boring locations were approximately determined by 
measurements from existing property lines and paved roads. 

A engineer from our office conducted the field exploration and classified the soil 
conditions encountered, maintained a log of each test exploration, obtained 
representative soil samples, and observed pertinent site features. All soil samples were 
visually classified in accordance with the Unified Soil Classification System (USCS). 

Representative soil samples obtained from the explorations were placed in closed 
containers and taken to our laboratory for further examination and testing. As a part of 
the laboratory testing program, the soil samples were classified in our in house laboratory 
based on visual observation, texture, and the limited laboratory testing described below.  

Moisture Content Determinations 

Moisture content determinations were performed in accordance with the American 
Society of Testing and Materials D2216-10 Standard Test Methods for Laboratory 
Determination of Water (Moisture) Content of Soil and Rock by Mass (ASTM D2216) on 
representative samples obtained from the exploration in order to aid in identification and 
correlation of soil types. The moisture content of typical sample was measured and is 
reported on the test boring logs. 

Grain Size Analysis 

A grain size analysis indicates the range in diameter of soil particles included in a 
particular sample. Grain size analyses for the greater than 75 micrometer portion of the 
samples were performed in accordance with American Society of Testing and Materials 
D422 Standard Test Method for Particle-Size Analysis of Soils (ASTM D422) on four of the 
samples, the results of which are attached in Appendix A. 
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THE RILEY GROUP, INC.
17522 Bothell Way NE
Bothell, WA 98011

PHONE:  (425) 415-0551
     FAX:     (425) 415-0311

GRAIN SIZE ANALYSIS
ASTM D421, D422, D1140, D2487, D6913

 PROJECT TITLE 27th Street Short Plat SAMPLE ID/TYPE  B-1
 PROJECT NO. 2016-120 SAMPLE DEPTH  5
TECH/TEST DATE AV 8/5/2016 DATE RECEIVED 8/3/2016
  WATER CONTENT (Delivered Moisture)  Total Weight Of Sample Used For Sieve Corrected For Hygroscopic Moisture
  Wt Wet Soil & Tare (gm) (w1) 736.3   Weight Of Sample (gm) 643.0
  Wt Dry Soil & Tare (gm) (w2) 643.0   Tare  Weight  (gm) 15.9
  Weight of Tare (gm) (w3) 15.9 (W6)   Total Dry Weight (gm) 627.1
  Weight of Water (gm) (w4=w1-w2) 93.3   SIEVE ANALYSIS
  Weight of Dry Soil (gm) (w5=w2-w3) 627.1 Cumulative
  Moisture Content (%) (w4/w5)*100 15 Wt Ret  (Wt-Tare)  (%Retained) % PASS

+Tare {(wt ret/w6)*100} (100-%ret)
  % COBBLES 0.0 12.0" 15.9 0.00 0.00 100.00 cobbles
  % C GRAVEL 0.0 3.0" 15.9 0.00 0.00 100.00 coarse gravel
  % F GRAVEL 8.0 2.5"    coarse gravel
  % C SAND 2.8 2.0"    coarse gravel
  % M SAND 8.8 1.5" 15.9 0.00 0.00 100.00 coarse gravel
  % F SAND 22.5 1.0"    coarse gravel
  % FINES 57.9 0.75" 15.9 0.00 0.00 100.00 fine gravel
  % TOTAL 100.0 0.50"    fine gravel

0.375" 44.8 28.90 4.61 95.39 fine gravel
D10 (mm) #4 66.0 50.10 7.99 92.01 coarse sand
D30 (mm) #10 83.3 67.40 10.75 89.25 medium sand
D60 (mm) #20    medium sand

Cu #40 138.7 122.80 19.58 80.42 fine sand
Cc #60   fine sand

#100 257.4 241.50 38.51 61.49 fine sand
#200 279.7 263.80 42.07 57.93 fines
PAN 643.0 627.10 100.00 0.00 silt/clay

322 306.1 48.811992 51.1880083

 

 

DESCRIPTION  Sandy SILT with trace gravel
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THE RILEY GROUP, INC.
17522 Bothell Way NE
Bothell, WA 98011

PHONE:  (425) 415-0551
     FAX:     (425) 415-0311

GRAIN SIZE ANALYSIS
ASTM D421, D422, D1140, D2487, D6913

 PROJECT TITLE 27th Street Short Plat SAMPLE ID/TYPE  B-2
 PROJECT NO. 2016-120 SAMPLE DEPTH  5
TECH/TEST DATE AV 8/5/2016 DATE RECEIVED 8/3/2016
  WATER CONTENT (Delivered Moisture)  Total Weight Of Sample Used For Sieve Corrected For Hygroscopic Moisture
  Wt Wet Soil & Tare (gm) (w1) 472.8   Weight Of Sample (gm) 373.0
  Wt Dry Soil & Tare (gm) (w2) 373.0   Tare  Weight  (gm) 15.9
  Weight of Tare (gm) (w3) 15.9 (W6)   Total Dry Weight (gm) 357.1
  Weight of Water (gm) (w4=w1-w2) 99.8   SIEVE ANALYSIS
  Weight of Dry Soil (gm) (w5=w2-w3) 357.1 Cumulative
  Moisture Content (%) (w4/w5)*100 28 Wt Ret  (Wt-Tare)  (%Retained) % PASS

+Tare {(wt ret/w6)*100} (100-%ret)
  % COBBLES 0.0 12.0" 15.9 0.00 0.00 100.00 cobbles
  % C GRAVEL 0.0 3.0" 15.9 0.00 0.00 100.00 coarse gravel
  % F GRAVEL 0.2 2.5"    coarse gravel
  % C SAND 0.0 2.0"    coarse gravel
  % M SAND 2.2 1.5" 15.9 0.00 0.00 100.00 coarse gravel
  % F SAND 12.7 1.0"    coarse gravel
  % FINES 84.9 0.75" 15.9 0.00 0.00 100.00 fine gravel
  % TOTAL 100.0 0.50"    fine gravel

0.375" 15.9 0.00 0.00 100.00 fine gravel
D10 (mm) #4 16.5 0.60 0.17 99.83 coarse sand
D30 (mm) #10 16.6 0.70 0.20 99.80 medium sand
D60 (mm) #20    medium sand

Cu #40 24.3 8.40 2.35 97.65 fine sand
Cc #60   fine sand

#100 31.9 16.00 4.48 95.52 fine sand
#200 69.7 53.80 15.07 84.93 fines
PAN 373.0 357.10 100.00 0.00 silt/clay

322 306.1 85.718286 14.2817138

 

 

DESCRIPTION  SILT with trace sand

USCS  ML
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THE RILEY GROUP, INC.
17522 Bothell Way NE
Bothell, WA 98011

PHONE:  (425) 415-0551
     FAX:     (425) 415-0311

GRAIN SIZE ANALYSIS
ASTM D421, D422, D1140, D2487, D6913

 PROJECT TITLE 27th Street Short Plat SAMPLE ID/TYPE  B-3
 PROJECT NO. 2016-120 SAMPLE DEPTH  5
TECH/TEST DATE AV 8/5/2016 DATE RECEIVED 8/3/2016
  WATER CONTENT (Delivered Moisture)  Total Weight Of Sample Used For Sieve Corrected For Hygroscopic Moisture
  Wt Wet Soil & Tare (gm) (w1) 523.2   Weight Of Sample (gm) 396.8
  Wt Dry Soil & Tare (gm) (w2) 396.8   Tare  Weight  (gm) 15.6
  Weight of Tare (gm) (w3) 15.6 (W6)   Total Dry Weight (gm) 381.2
  Weight of Water (gm) (w4=w1-w2) 126.4   SIEVE ANALYSIS
  Weight of Dry Soil (gm) (w5=w2-w3) 381.2 Cumulative
  Moisture Content (%) (w4/w5)*100 33 Wt Ret  (Wt-Tare)  (%Retained) % PASS

+Tare {(wt ret/w6)*100} (100-%ret)
  % COBBLES 0.0 12.0" 15.6 0.00 0.00 100.00 cobbles
  % C GRAVEL 0.0 3.0" 15.6 0.00 0.00 100.00 coarse gravel
  % F GRAVEL 0.0 2.5"    coarse gravel
  % C SAND 0.1 2.0"    coarse gravel
  % M SAND 4.0 1.5" 15.6 0.00 0.00 100.00 coarse gravel
  % F SAND 9.6 1.0"    coarse gravel
  % FINES 86.3 0.75" 15.6 0.00 0.00 100.00 fine gravel
  % TOTAL 100.0 0.50"    fine gravel

0.375" 15.6 0.00 0.00 100.00 fine gravel
D10 (mm) #4 15.6 0.00 0.00 100.00 coarse sand
D30 (mm) #10 16.0 0.40 0.10 99.90 medium sand
D60 (mm) #20    medium sand

Cu #40 31.2 15.60 4.09 95.91 fine sand
Cc #60   fine sand

#100 46.1 30.50 8.00 92.00 fine sand
#200 67.9 52.30 13.72 86.28 fines
PAN 396.8 381.20 100.00 0.00 silt/clay

322 306.4 80.377754 19.6222455

 

 

DESCRIPTION  SILT with trace sand
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THE RILEY GROUP, INC.
17522 Bothell Way NE
Bothell, WA 98011

PHONE:  (425) 415-0551
     FAX:     (425) 415-0311

GRAIN SIZE ANALYSIS
ASTM D421, D422, D1140, D2487, D6913

 PROJECT TITLE 27th Street Short Plat SAMPLE ID/TYPE  B-4
 PROJECT NO. 2016-120 SAMPLE DEPTH  5
TECH/TEST DATE AV 8/5/2016 DATE RECEIVED 8/3/2016
  WATER CONTENT (Delivered Moisture)  Total Weight Of Sample Used For Sieve Corrected For Hygroscopic Moisture
  Wt Wet Soil & Tare (gm) (w1) 540.0   Weight Of Sample (gm) 475.9
  Wt Dry Soil & Tare (gm) (w2) 475.9   Tare  Weight  (gm) 15.6
  Weight of Tare (gm) (w3) 15.6 (W6)   Total Dry Weight (gm) 460.3
  Weight of Water (gm) (w4=w1-w2) 64.1   SIEVE ANALYSIS
  Weight of Dry Soil (gm) (w5=w2-w3) 460.3 Cumulative
  Moisture Content (%) (w4/w5)*100 14 Wt Ret  (Wt-Tare)  (%Retained) % PASS

+Tare {(wt ret/w6)*100} (100-%ret)
  % COBBLES 0.0 12.0" 15.6 0.00 0.00 100.00 cobbles
  % C GRAVEL 0.0 3.0" 15.6 0.00 0.00 100.00 coarse gravel
  % F GRAVEL 5.3 2.5"    coarse gravel
  % C SAND 2.8 2.0"    coarse gravel
  % M SAND 8.1 1.5" 15.6 0.00 0.00 100.00 coarse gravel
  % F SAND 26.9 1.0"    coarse gravel
  % FINES 56.9 0.75" 15.6 0.00 0.00 100.00 fine gravel
  % TOTAL 100.0 0.50"    fine gravel

0.375" 25.7 10.10 2.19 97.81 fine gravel
D10 (mm) #4 39.9 24.30 5.28 94.72 coarse sand
D30 (mm) #10 53.0 37.40 8.13 91.87 medium sand
D60 (mm) #20    medium sand

Cu #40 90.2 74.60 16.21 83.79 fine sand
Cc #60   fine sand

#100 168.5 152.90 33.22 66.78 fine sand
#200 213.8 198.20 43.06 56.94 fines
PAN 475.9 460.30 100.00 0.00 silt/clay

322 306.4 66.565284 33.4347165

 

 

DESCRIPTION  Sandy SILT with trace gravel
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Yeh Property - 7239 S.E. 27th Street                                    4/7/17 Photographs

Gary Schulz
Typewritten Text
   View:  South central portion of Lot.
   Wetland Data Plot 1 is near the toe of an
   old rockery. 

Gary Schulz
Typewritten Text
View:  Southeast corner of Lot.
Wetland Data Plot 2 is also in a lawn area
near the old rockery.

Gary Schulz
Typewritten Text
  View:  Wetland Data Plot 2 soil pit.  The
  soil pit was dry - non-hydric soil and no  
  wetland hydrology.



US Army Corps of Engineers  Western Mountains, Valleys, and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 

VEGETATION – Use scientific names of plants 
Tree Stratum (Plot size:  to 100th acre) Absolute 

% Cover 
Dominant 
Species? 

Indicator 
Status Dominance Test Worksheet: 

1.               n/a* - Number of Dominant Species  
That Are OBL, FACW, or FAC: 3 (A) 

2.                                 

3.                                 Total Number of Dominant  
Species Across All Strata: 3 (B) 

4.                                 

50% =      , 20% =             = Total Cover Percent of Dominant Species  
That Are OBL, FACW, or FAC: 100 (A/B) 

Sapling/Shrub Stratum (Plot size: 100th acre)    

1.   Rubus discolor 5 no FAC Prevalence Index worksheet:  

2.               n/a*          Total % Cover of: Multiply by: 

3.                                 OBL species       x1 =       

4.                                 FACW species       x2 =       

5.                                 FAC species       x3 =       

50% =      , 20% =       5 = Total Cover FACU species       x4 =       

Herb Stratum (Plot size: 100th acre)    UPL species       x5 =       

1.   Ranunculus repens  30 yes FACW Column Totals:       (A)       (B) 

2.   Poa sp. 20 yes FAC Prevalence Index = B/A =       

3.   Hypocharis sp. T no FACU Hydrophytic Vegetation Indicators: 
4.   moss sp. 50 yes FAC  1 – Rapid Test for Hydrophytic Vegetation 

5.                                  2 - Dominance Test is >50% 

6.                                  3 - Prevalence Index is <3.01  
7.                                 

 4 - Morphological Adaptations1 (Provide supporting  
     data in Remarks or on a separate sheet) 8.                                 

9.                                  5 - Wetland Non-Vascular Plants1 

10.                                 Problematic Hydrophytic Vegetation1 (Explain) 
11.                                

1Indicators of hydric soil and wetland hydrology must  
be present, unless disturbed or problematic. 50% =      , 20% =       100 = Total Cover 

Woody Vine Stratum (Plot size:      )    

1.                                 
Hydrophytic  
Vegetation  
Present? 

Yes  No  
2.                                 

50% =      , 20% =             = Total Cover 

% Bare Ground in Herb Stratum          

Remarks:           Mowed lawn. 

 

Project Site: SE 27th Street Mercer Island City/County: Mercer Island/King Sampling Date: 4/7/17 

Applicant/Owner: David Yeh State: WA Sampling Point: 1 

Investigator(s): Gary Schulz Section, Township, Range: 12, 24N, 4E 

Landform (hillslope, terrace, etc.): terrace Local relief (concave, convex, none): none Slope (%): 2 

Subregion (LRR): A Lat:       Long:       Datum:       

Soil Map Unit Name: Alderwood (AgC) NWI classification:       

Are climatic / hydrologic conditions on the site typical for this time of year? Yes   No      (If no, explain in Remarks.) 

Are Vegetation , Soil , or Hydrology , significantly disturbed? Are “Normal Circumstances” present? Yes   No   

Are Vegetation , Soil , or Hydrology , naturally problematic? (If needed, explain any answers in Remarks.) 

 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
Hydrophytic Vegetation Present? Yes   No   

Is the Sampled Area  
within a Wetland? Yes  No   Hydric Soil Present? Yes   No   

Wetland Hydrology Present? Yes   No   

Remarks:  

 
Plot is located along south boundary adjacent to old retaining wall - rockery.  Area is gently sloping to the east.  Higher than normal rainfall. 
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SOIL Sampling Point: 1 
Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 

Depth Matrix  Redox Features  

(inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks 

8 10YR4/2 100                         sandy loam very moist 

16 2.5Y5/1 50                         sandy loam saturated 

                  10YR5/6 50 C M sandy loam saturated 

                                                      

                                                      

                                                      

                                                      

                                                      
1Type: C= Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location: PL=Pore Lining, M=Matrix 

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)                                                       Indicators for Problematic Hydric Soils3: 
 Histosol (A1)  Sandy Redox (S5)  2 cm Muck (A10) 

 Histic Epipedon (A2)  Stripped Matrix (S6)  Red Parent Material (TF2) 

 Black Histic (A3)  Loamy Mucky Mineral (F1) (except MLRA 1)  Very Shallow Dark Surface (TF12) 

 Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)  Other (Explain in Remarks) 

 Depleted Below Dark Surface (A11)  Depleted Matrix (F3) 

3Indicators of hydrophytic vegetation and  
     wetland hydrology must be present,  
     unless disturbed or problematic. 

 Thick Dark Surface (A12)  Redox Dark Surface (F6) 

 Sandy Mucky Mineral (S1)  Depleted Dark Surface (F7) 

 Sandy Gleyed Matrix (S4)  Redox Depressions (F8) 

Restrictive Layer (if present): 

Hydric Soils Present? Yes  No  

Type:       

Depth (inches):       

Remarks: Groundwater present but upper soil layer lacks redox features with high value color. 

 

HYDROLOGY 
Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)  Secondary Indicators (2 or more required) 

 Surface Water (A1)  Water-Stained Leaves (B9)   Water-Stained Leaves (B9)  

 High Water Table (A2)  (except MLRA 1, 2, 4A, and 4B)  (MLRA 1, 2, 4A, and 4B) 
 Saturation (A3)  Salt Crust (B11)  Drainage Patterns (B10) 

 Water Marks (B1)  Aquatic Invertebrates (B13)  Dry-Season Water Table (C2) 

 Sediment Deposits (B2)  Hydrogen Sulfide Odor (C1)  Saturation Visible on Aerial Imagery (C9) 

 Drift Deposits (B3)  Oxidized Rhizospheres along Living Roots (C3)  Geomorphic Position (D2) 

 Algal Mat or Crust (B4)  Presence of Reduced Iron (C4)  Shallow Aquitard (D3) 

 Iron Deposits (B5)  Recent Iron Reduction in Tilled Soils (C6)  FAC-Neutral Test (D5) 

 Surface Soil Cracks (B6)  Stunted or Stresses Plants (D1) (LRR A)  Raised Ant Mounds (D6) (LRR A) 

 Inundation Visible on Aerial Imagery (B7)  Other (Explain in Remarks)  Frost-Heave Hummocks (D7) 

 Sparsely Vegetated Concave Surface (B8)     

Field Observations:      

Surface Water Present? Yes  No  Depth (inches): 0  
 
 
Wetland Hydrology Present? 

 
 
 
Yes 

 
 
 

 

 
 
 
No 

 
 
 

 

Water Table Present? Yes  No  Depth (inches): 16 

Saturation Present? 
(includes capillary fringe) Yes  No  Depth (inches): 13 

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:  Above normal rainfall recorded at Sea Tac for March 2017.  
 
 
Remarks: Water in soil pit seeping in at 16 inches.  Saturation is below 12 inches. 

 

Project Site: SE 27th Mercer Island  
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 

VEGETATION – Use scientific names of plants 
Tree Stratum (Plot size:  to 100th acre) Absolute 

% Cover 
Dominant 
Species? 

Indicator 
Status Dominance Test Worksheet: 

1.               n/a* - Number of Dominant Species  
That Are OBL, FACW, or FAC: 2 (A) 

2.                                 

3.                                 Total Number of Dominant  
Species Across All Strata: 2 (B) 

4.                                 

50% =      , 20% =             = Total Cover Percent of Dominant Species  
That Are OBL, FACW, or FAC: 100 (A/B) 

Sapling/Shrub Stratum (Plot size: 100th acre)    

1.   Rubus discolor 15 no FAC Prevalence Index worksheet:  

2.               n/a*          Total % Cover of: Multiply by: 

3.                                 OBL species       x1 =       

4.                                 FACW species       x2 =       

5.                                 FAC species       x3 =       

50% =      , 20% =       15 = Total Cover FACU species       x4 =       

Herb Stratum (Plot size: 100th acre)    UPL species       x5 =       

1.   Ranunculus repens  30 yes FACW Column Totals:       (A)       (B) 

2.   Poa sp. 30 yes FAC Prevalence Index = B/A =       

3.   Poa compressa. 10 no FAC Hydrophytic Vegetation Indicators: 
4.   Taraxicum officinale  10 no FAC  1 – Rapid Test for Hydrophytic Vegetation 

5.                                  2 - Dominance Test is >50% 

6.                                  3 - Prevalence Index is <3.01  
7.                                 

 4 - Morphological Adaptations1 (Provide supporting  
     data in Remarks or on a separate sheet) 8.                                 

9.                                  5 - Wetland Non-Vascular Plants1 

10.                                 Problematic Hydrophytic Vegetation1 (Explain) 
11.                                

1Indicators of hydric soil and wetland hydrology must  
be present, unless disturbed or problematic. 50% =      , 20% =       80 = Total Cover 

Woody Vine Stratum (Plot size:      )    

1.                                 
Hydrophytic  
Vegetation  
Present? 

Yes  No  
2.                                 

50% =      , 20% =             = Total Cover 

% Bare Ground in Herb Stratum          

Remarks:           Lawn area. 

 

Project Site: SE 27th Street Mercer Island City/County: Mercer Island/King Sampling Date: 4/7/17 

Applicant/Owner: David Yeh State: WA Sampling Point: 2 

Investigator(s): Gary Schulz Section, Township, Range: 12, 24N, 4E 

Landform (hillslope, terrace, etc.): terrace Local relief (concave, convex, none): none Slope (%): 1 

Subregion (LRR): A Lat:       Long:       Datum:       

Soil Map Unit Name: Alderwood (AgC) NWI classification:       

Are climatic / hydrologic conditions on the site typical for this time of year? Yes   No      (If no, explain in Remarks.) 

Are Vegetation , Soil , or Hydrology , significantly disturbed? Are “Normal Circumstances” present? Yes   No   

Are Vegetation , Soil , or Hydrology , naturally problematic? (If needed, explain any answers in Remarks.) 

 

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc. 
Hydrophytic Vegetation Present? Yes   No   

Is the Sampled Area  
within a Wetland? Yes  No   Hydric Soil Present? Yes   No   

Wetland Hydrology Present? Yes   No   

Remarks:  

 
Plot is located along south boundary approximately 30 feet east of DP-1.   Area is gently sloping to the east.  Higher than normal rainfall. 
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SOIL Sampling Point: 2 
Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 

Depth Matrix  Redox Features  

(inches)  Color (moist)  %  Color (moist)  %  Type1  Loc2  Texture  Remarks 

13 10YR3/2 100                         sandy loam gravelly, dry 

18 10YR5/2 70                         sandy loam gravelly, dry 

      10YR5/3 30                         sandy loam gravelly, dry 

                                                      

                                                      

                                                      

                                                      

                                                      
1Type: C= Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location: PL=Pore Lining, M=Matrix 

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)                                                       Indicators for Problematic Hydric Soils3: 
 Histosol (A1)  Sandy Redox (S5)  2 cm Muck (A10) 

 Histic Epipedon (A2)  Stripped Matrix (S6)  Red Parent Material (TF2) 

 Black Histic (A3)  Loamy Mucky Mineral (F1) (except MLRA 1)  Very Shallow Dark Surface (TF12) 

 Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)  Other (Explain in Remarks) 

 Depleted Below Dark Surface (A11)  Depleted Matrix (F3) 

3Indicators of hydrophytic vegetation and  
     wetland hydrology must be present,  
     unless disturbed or problematic. 

 Thick Dark Surface (A12)  Redox Dark Surface (F6) 

 Sandy Mucky Mineral (S1)  Depleted Dark Surface (F7) 

 Sandy Gleyed Matrix (S4)  Redox Depressions (F8) 

Restrictive Layer (if present): 

Hydric Soils Present? Yes  No  

Type:       

Depth (inches):       

Remarks:       

 

HYDROLOGY 
Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)  Secondary Indicators (2 or more required) 

 Surface Water (A1)  Water-Stained Leaves (B9)   Water-Stained Leaves (B9)  

 High Water Table (A2)  (except MLRA 1, 2, 4A, and 4B)  (MLRA 1, 2, 4A, and 4B) 
 Saturation (A3)  Salt Crust (B11)  Drainage Patterns (B10) 

 Water Marks (B1)  Aquatic Invertebrates (B13)  Dry-Season Water Table (C2) 

 Sediment Deposits (B2)  Hydrogen Sulfide Odor (C1)  Saturation Visible on Aerial Imagery (C9) 

 Drift Deposits (B3)  Oxidized Rhizospheres along Living Roots (C3)  Geomorphic Position (D2) 

 Algal Mat or Crust (B4)  Presence of Reduced Iron (C4)  Shallow Aquitard (D3) 

 Iron Deposits (B5)  Recent Iron Reduction in Tilled Soils (C6)  FAC-Neutral Test (D5) 

 Surface Soil Cracks (B6)  Stunted or Stresses Plants (D1) (LRR A)  Raised Ant Mounds (D6) (LRR A) 

 Inundation Visible on Aerial Imagery (B7)  Other (Explain in Remarks)  Frost-Heave Hummocks (D7) 

 Sparsely Vegetated Concave Surface (B8)     

Field Observations:      

Surface Water Present? Yes  No  Depth (inches): 0  
 
 
Wetland Hydrology Present? 

 
 
 
Yes 

 
 
 

 

 
 
 
No 

 
 
 

 

Water Table Present? Yes  No  Depth (inches): 0 

Saturation Present? 
(includes capillary fringe) Yes  No  Depth (inches): 0 

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:  Above normal rainfall recorded at Sea Tac for March 2017.  
 
 
Remarks:       

 

Project Site: SE 27th Mercer Island  
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TreeSolutions.Net                                                          2940 Westlake Ave. N #200 
206-528-4670                                                                          Seattle, WA 98109 

 

Project No. TS - 5552 
 

Arborist Summary Memo 
 
To: David Yeh 

Site: 7239 SE 27th Street, Mercer Island, WA 

Re: Summary of arborist reports over last 5 years 

Date: September 3, 2021 

Project Arborist: Holly Iosso , Registered Consulting Arborist # 567 
ISA Certified Arborist PN- 6298A 
ISA Qualified Tree Risk Assessor 

Referenced Docs: Arborist Report (Taylor/Hogan, Tree Solutions Inc., revised 10/11/2019) 
Tree Limits of Disturbance (Greenforest Inc., 12/27/2017) 
Arborist Monitoring Report (Dugan, Tree Solutions inc., 7/10/2019) 
Arborist Monitoring Memo (McDermott, Tree Solutions Inc., 1/5/2021) 

Attached: “7239 SE 27th St Short Plat” (Core Design, undated see attached site plan) 

 
 
This project has been underway for over 5 years, and there have been multiple arborists, site visits and 
tree reports related to this site. This memo intends to provide clarity for the reviewer by summarizing 
these visits and providing a final assessment of trees as they relate to current development plans. 
 
The current development plan I have reviewed is used as Appendix A: Site Map. 
 
Trees proposed for retention are: 

Revised LOD 1 
 Species DSH2 Health Exploratory excavation N E S W 
9 Western 

redcedar 
5.7” Good -- 4 -- -- -- 

10 Western 
redcedar 

13.8” Good -- 10 10 -- -- 

11 Willow 7.4, 6.7, 6.7” Good -- 8 8 -- -- 
13 Ponderosa Pine 36” Good Yes – all 4 sides 18 16 22 18 
20 Douglas-fir 31” Good Yes – on east side only -- -- -- 16 
29 Ponderosa Pine 28” Good -- -- -- -- 14 
30 Flowering plum Multi-stem* Good -- -- -- -- 8 

* Multi-stem measurements (rounded to the nearest inch) were 6, 6, 5, 5, 5, 4, 4, 4, 4, 4, 2, 2, 2, 2, 2, 2 
 

 
 
1 LOD: Limits of Disturbance is distance (ft) to trunk where no impact (excavation, compaction, material storage, or 

pedestrian/machinery access may occur) 
2 DSH: Diameter at Standard Height 
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It is my professional opinion that, if strict tree protection requirements are followed during demolition, 
regrading, construction and landscaping, all of the retained trees will remain stable. A list of tree 
protection specifications should be included in the demolition permit as well as the construction permit. 
These specifications are listed in Appendix D. 
 
If these trees are all provided supplemental irrigation before, during, and (up to 3 years) after 
construction, the trees should also remain viable for future years. 
 
Please contact me if you have more questions.  
 
Respectfully submitted, 
 
Holly Iosso, 
Principal, Senior Arborist 
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Site Map 

 
Site Map. Approximate locations of exploratory excavation.  
Green lines indicate 2019 trenches  (22 ft south, 16 ft east). 
Blue lines indicate 2021 trenches (18 ft north, 18 ft west). 
Base map is most recent development plan provided to me by Core Design in July 2021. 

Tree 13 

Tree 20 :  
Excavation was 15 
ft west of tree, 
revised LOD is 16’ 
from trunk 

Tree 30 

Tree 29 

Tree 10 

Tree 11 

Tree 9 
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Photographs 

 
Photograph 1. Northern and western trenches of Tree 13 (2021) 
 

 
Photograph 2. Trenches from 2019 (S / E) 
 
 

Tree 13 
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Photograph 3. View looking east towards Tree 20 (2021) 
 
 

 
Photograph 4. Trench on west side of Tree 20 (2021) 

Tree 20 

Tree 20 
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Assumptions & Limiting Conditions 
 

1  Consultant assumes that the site and its use do not violate, and is in compliance with, all 
applicable codes, ordinances, statutes or regulations. 

2  The consultant may provide a report or recommendation based on published municipal 
regulations.  The consultant assumes that the municipal regulations published on the date of the 
report are current municipal regulations and assumes no obligation related to unpublished city 
regulation information. 

3  Any report by the consultant and any values expressed therein represent the opinion of the 
consultant, and the consultant’s fee is in no way contingent upon the reporting of a specific 
value, a stipulated result, the occurrence of a subsequent event, or upon any finding to be 
reported. 

4  All photographs included in this report were taken by Tree Solutions, Inc. during the 
documented site visit, unless otherwise noted. Sketches, drawings and photographs (included 
in, and attached to, this report) are intended as visual aids and are not necessarily to scale. They 
should not be construed as engineering drawings, architectural reports or surveys.  The 
reproduction of any information generated by architects, engineers or other consultants and 
any sketches, drawings or photographs is for the express purpose of coordination and ease of 
reference only. Inclusion of such information on any drawings or other documents does not 
constitute a representation by the consultant as to the sufficiency or accuracy of the 
information. 

5  Unless otherwise agreed, (1) information contained in any report by consultant covers only the 
items examined and reflects the condition of those items at the time of inspection; and (2) the 
inspection is limited to visual examination of accessible items without dissection, excavation, 
probing, climbing, or coring.   

6  These findings are based on the observations and opinions of the authoring arborist, and do not 
provide guarantees regarding the future performance, health, vigor, structural stability or safety 
of the plants described and assessed.  

7  Measurements are subject to typical margins of error, considering the oval or asymmetrical 
cross-section of most trunks and canopies. 

8  Tree Solutions did not review any reports or perform any tests related to the soil located on the 
subject property unless outlined in the scope of services. Tree Solutions staff are not and do not 
claim to be soils experts. An independent inventory and evaluation of the site’s soil should be 
obtained by a qualified professional if an additional understanding of the site’s characteristics is 
needed to make an informed decision.  

9  Our assessments are made in conformity with acceptable evaluation/diagnostic reporting 
techniques and procedures, as recommended by the International Society of Arboriculture. 
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Tree Protection Specifications 
The following is a list of protection measures that must be employed before, during and after 
construction to ensure the long-term viability of retained trees. 
 
1. Project Arborist: The project arborists shall at minimum have an International Society of 

Arboriculture (ISA) Certification and ISA Tree Risk Assessment Qualification. 
2. Tree Protection Area (TPA): TPA is the area within the dripline of all retained trees. The TPA for non-

exceptional trees may be reduced to within the dripline based on the recommendation of the 
project arborist. The TPA for exceptional trees may be reduced to within the dripline based on the 
recommendation of the project arborist and approval by the City of Seattle.  

3. Tree Protection Fencing: Tree protection fencing shall consist of 6-foot tall chain-link fencing 
installed at the edge of the TPA as approved by the project arborist. Fence posts shall be anchored 
into the ground or bolted to existing hardscape surfaces.  

a. Where trees are being retained as a group the fencing shall encompass the entire area 
including all landscape beds or lawn areas associated with the group.  

b. Per arborist approval, TPA fencing may be placed at the edge of existing hardscape 
within the TPA to allow for staging and traffic. 

c. Where work is planned within the TPA, install fencing at edge of TPA and move to limits 
of disturbance at the time that the work within the TPA is planned to occur. This ensures 
that work within the TPA is completed to specification.  

d. Where trees are protected at the edge of the project boundary, construction limits 
fencing shall be incorporated as the boundary of tree protection fencing.  

4. Access Beyond Tree Protection Fencing: In areas where work such as installation of utilities is 
required within the TPA, a locking gate will be installed in the fencing to facilitate access. The project 
manager or project arborist shall be present when tree protection areas are accessed.  

5. Tree Protection Signage: Tree protection signage shall be affixed to fencing every 20 feet. Signage 
shall be fluorescent, at least 2’ x 2’ in size. Signage must include all information in the PDF located 
here: http://www.seattle.gov/Documents/Departments/SDCI/Codes/TreeProtectionAreaSign.pdf in 
addition to the contact information for the project manager and instructions for gaining access to 
the area. 

6. Filter / Silt Fencing: Filter / silt fencing within, or at the edge of the TPA of retained trees shall be 
installed in a manner that does not sever roots. Install so that filter / silt fencing sits on the ground 
and is weighed in place by sandbags or gravel. Do not trench to insert filter / silt fencing into the 
ground.  

7. Monitoring: The project arborist shall monitor all ground disturbance at the edge of or within the 
TPA. 

8. Soil Protection: Retain existing paved surfaces within or at the edge of the TPA for as long as 
possible. No parking, foot traffic, materials storage, or dumping (including excavated soils) are 
allowed within the TPA. Heavy machinery shall remain outside of the TPA. Access to the tree 
protection area will be granted under the supervision of the project arborist. If project arborist 
allows, heavy machinery can enter the area if soils are protected from the load. Acceptable methods 
of soil protection include placing 3/4-inch plywood over 4 to 6 inches of wood chip mulch, or use of 
AlturnaMats® (or equivalent product approved by the project arborist). Compaction of soils within 
the TPA must not occur. 

9. Soil Remediation: Soil compacted within the TPA of retained trees shall be remediated using 
pneumatic air excavation according to a specification produced by the project arborist. 

http://www.seattle.gov/Documents/Departments/SDCI/Codes/TreeProtectionAreaSign.pdf
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10. Canopy Protection: Where fencing is installed at the limits of disturbance within the TPA, canopy 
management (pruning or tying back) shall be conducted to ensure that vehicular traffic does not 
damage canopy parts. Exhaust from machinery shall be located 5 feet outside the dripline of 
retained trees. No exhaust shall come in contact with foliage for prolonged periods of time. 

11. Duff/Mulch: Apply 6 inches of arborist wood chip mulch or hog fuel over bare soil within the TPA to 
prevent compaction and evaporation. TPA shall be free of invasive weeds to facilitate mulch 
application. Keep mulch 1 foot away from the base of trees and 6 inches from retained understory 
vegetation. Retain and protect as much of the existing duff and understory vegetation as possible. 

12. Excavation: Excavation done within the TPA shall use alternative methods such as pneumatic air 
excavation or hand digging. If heavy machinery is used, use flat front buckets with the project 
arborist spotting for roots. When roots are encountered, stop excavation and cleanly sever roots. 
The project arborist shall monitor all excavation done within the TPA. 

13. Fill: Limit fill to 1 foot of uncompacted well-draining soil, within the TPA of retained trees. In areas 
where additional fill is required, consult with the project arborist. Fill must be kept at least 1 foot 
from the trunks of trees.  

14. Root Pruning: Limit root pruning to the extent possible. All roots shall be pruned with a sharp saw 
making clean cuts. Do not fracture or break roots with excavation equipment.  

15. Root Moisture: Root cuts and exposed roots shall be immediately covered with soil, mulch, or clear 
polyethylene sheeting and kept moist. Water to maintain moist condition until the area is back 
filled. Do not allow exposed roots to dry out before replacing permanent back fill. 

16. Hardscape Removal: Retain hardscape surfaces for as long as practical. Remove hardscape in a 
manner that does not require machinery to traverse newly exposed soil within the TPA. Where 
equipment must traverse the newly exposed soil, apply soil protection as described in section 8. 
Replace fencing at edge of TPA if soil exposed by hardscape removal will remain for any period of 
time.  

17. Tree Removal: All trees to be removed that are located within the TPA of retained trees shall not be  
ripped, pulled, or pushed over. The tree should be cut to the base and the stump either left or 
ground out. A flat front bucket can also be used to sever roots around all sides of the stump, or the 
roots can be exposed using hydro or air excavation and then cut before removing the stump. 

18. Irrigation: Retained trees with soil disturbance within the TPA will require supplemental water from 
June through September. Acceptable methods of irrigation include drip, sprinkler, or watering truck. 
Trees shall be watered three times per month during this time. 

19. Pruning: Pruning required for construction and safety clearance shall be done with a pruning 
specification provided by the project arborist in accordance with American National Standards 
Institute ANSI-A300 2017 Standard Practices for Pruning. Pruning shall be conducted or monitored 
by an arborist with an ISA Certification.  

20. Plan Updates: All plan updates or field modification that result in impacts within the TPA or change 
the retained status of trees shall be reviewed by the senior project manager and project arborist 
prior to conducting the work. 

21. Materials: Contractor shall have the following materials on-site and available for use during work in 
the TPA: 
• Sharp and clean bypass hand pruners 
• Sharp and clean bypass loppers 
• Sharp hand-held root saw 
• Reciprocating saw with new blades 

• Shovels 
• Trowels 
• Clear polyethylene sheeting 
• Burlap 
• Water 
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Project No. TS ‐ 5552 

 
Memorandum 

 
To: David Yeh 

Site:  7239 SE 27th Street, Mercer Island, WA 

Re:  Monitoring Report of Air Spade near Trees 13, 20 

Date:  January 5, 2021 

Project Arborist:  Connor McDermott ,  
ISA Certified Arborist PN‐ 8704A 
ISA Qualified Tree Risk Assessor 

Reviewed By:  Holly Iosso , Registered Consulting Arborist # 567 
ISA Certified Arborist PN‐ 6298A 
ISA Qualified Tree Risk Assessor 

 

 
This memo documents my site visit to the above referenced site on December 23, 2020. I was asked by 
David Yeh, owner of the parcel, to be present during exploratory air excavation near two trees: Tree 13 
(36” Ponderosa pine) and Tree 20 (31” Douglas‐fir).  
 
This exploration was requested by Robin Proebsting, Senior Planner with the City of Mercer Island. She 
requested that limits of disturbance (LOD) for each retained tree be drawn on development plans based 
on measurements from a previous arborist report (Greenforest Incorporated dated 12/27/2017) – using 
either the dripline radius or LOD noted in that report, whichever is greater. If development is proposed 
within these limits, air excavation is required for an arborist to assess the extent of the tree root system 
and discuss implications of construction in these areas. 
 
Tree 13 
I observed the air excavation of trenches 18 feet north and 18 feet west of Tree 13. Both trenches were 
20 feet long (see Photo 1). Excavation exposed mostly fine roots, less than 1 inch in diameter, and three 
structural roots along the trenches. 
 
The three structural roots exposed on the north trench measured three inches in diameter or less (see 
Photo 2); the largest of which can be seen in Photo 3. In my opinion, the LOD can be modified and set 
along this trench line (see red lines shown in Appendix A). I believe cutting roots along this line, and not 
allowing disturbance (including landscape work) within the area closer to the tree, will allow the tree to 
be viable long‐term, and there will be minimal impact on the tree’s structural integrity. 
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Tree 20 
I observed excavation of a trench 15 feet west of Tree 20. The trench was 30 feet long (Photo 4). Mostly 
fine roots were exposed, in addition to four structural roots (Photo 5).  
 
The largest root measured 4.5 inches in diameter (Photo 6) and the others measured under 3 inches. 
The largest root grows parallel to the trench and should be retained. Excavation should stay 16 feet 
away from the base of the tree to avoid this root. 
 
In my opinion, the smaller roots can be pruned along this trench line (no closer than 16 feet from the 
base of the tree) without having a negative impact on the tree’s structure.  
 
Site 
Any roots cut on site should be cleanly cut using hand tools only and not torn using a backhoe.  
 
I recommend that a 3 to 5‐inch layer of woodchip mulch be placed on the ground within the driplines of 
all retained trees to improve growing conditions, retain soil moisture, and protect the trees during site 
development. 
 
 
Respectfully submitted, 
 
 
Connor McDermott, 
Consulting Arborist 
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Site Map 

 
Site Map. Approximate locations of trenches and modified LOD’s shown as red lines. Base map is “Site 
Drainage and Utility Plan, 27th Street Short Plat” (Core Design, May 2016).  This plan is used as a base 
map only. More recent development plans are available. 
   

Tree 13 

Tree 20 
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Photographs 

 
Photograph 1. Northern and western trenches of Tree 13. 
 

 
Photograph 2. Tree 13 trench with some structural roots encountered, although most roots were fine 
roots, or less than 1 inch in diameter. 
 

Tree 13 
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Photograph 3. Tree 13: Largest root exposed was 2.5 inch diameter, approximately 18 feet away from 
trunk on north side of tree. 
 

  
Photograph 4. View looking east towards Tree 20 with ivy growing on the trunk. 
 
 

Tree 20 
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Photograph 5. Trench on west side of Tree 20. A 2‐inch diameter root is in foreground and mostly fine 
roots exposed. 

  
Photograph 6. Largest root encountered on site. Root measured 4.5 inches and grows horizontally along 
trench. Root should be preserved and excavation should be not occur within 16 feet of the trunk of Tree 
13.   

Tree 20 
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Assumptions & Limiting Conditions 

 

1   Consultant assumes that the site and its use do not violate, and is in compliance with, all 
applicable codes, ordinances, statutes or regulations. 

2   The consultant may provide a report or recommendation based on published municipal 
regulations.  The consultant assumes that the municipal regulations published on the date of the 
report are current municipal regulations and assumes no obligation related to unpublished city 
regulation information. 

3   Any report by the consultant and any values expressed therein represent the opinion of the 
consultant, and the consultant’s fee is in no way contingent upon the reporting of a specific 
value, a stipulated result, the occurrence of a subsequent event, or upon any finding to be 
reported. 

4   All photographs included in this report were taken by Tree Solutions, Inc. during the 
documented site visit, unless otherwise noted. Sketches, drawings and photographs (included 
in, and attached to, this report) are intended as visual aids and are not necessarily to scale. They 
should not be construed as engineering drawings, architectural reports or surveys.  The 
reproduction of any information generated by architects, engineers or other consultants and 
any sketches, drawings or photographs is for the express purpose of coordination and ease of 
reference only. Inclusion of such information on any drawings or other documents does not 
constitute a representation by the consultant as to the sufficiency or accuracy of the 
information. 

5   Unless otherwise agreed, (1) information contained in any report by consultant covers only the 
items examined and reflects the condition of those items at the time of inspection; and (2) the 
inspection is limited to visual examination of accessible items without dissection, excavation, 
probing, climbing, or coring.   

6   These findings are based on the observations and opinions of the authoring arborist, and do not 
provide guarantees regarding the future performance, health, vigor, structural stability or safety 
of the plants described and assessed.  

7   Measurements are subject to typical margins of error, considering the oval or asymmetrical 
cross‐section of most trunks and canopies. 

8   Tree Solutions did not review any reports or perform any tests related to the soil located on the 
subject property unless outlined in the scope of services. Tree Solutions staff are not and do not 
claim to be soils experts. An independent inventory and evaluation of the site’s soil should be 
obtained by a qualified professional if an additional understanding of the site’s characteristics is 
needed to make an informed decision.  

9   Our assessments are made in conformity with acceptable evaluation/diagnostic reporting 
techniques and procedures, as recommended by the International Society of Arboriculture. 
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Project No. TS - 5552 
Arborist Report 

TO: David Yeh 

SITE: 7239 SE 27th Street, Mercer Island, WA 

RE: Monitoring Report 

DATE: July 10, 2019 

PROJECT ARBORIST: Sean Dugan, ISA BCMA#5459B, TRAQ, RCA 457 

 
 
I observed the air excavation of a trench 22 feet south and 16 feet east of tree 13 at the above site 
address (see Photos 1a and 1b). Excavation exposed a low density of roots. Five structural roots were 
exposed east of the tree measuring less than three inches in diameter (see Photo 2). The largest root 
can be seen in photo 3.   
 
Based on my knowledge, training and experience it is my opinion that these roots can be removed 
without having a negative impact on the tree’s health or structure. The roots should be cleanly cut using 
hand tools only and not torn using a backhoe. It is recommended to add a three to five-inch layer of 
woodchip mulch below the canopy of the tree to improve growing conditions and protect the tree 
during site development. 
 
 

 
Photos 1a (left) & 1b (right). These photos show the trench excavated by Root Cause.  
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Photo 2. View looking to the north along the east trench. This view shows the low density of structural 
roots encountered. 
 

 
Photo 3. View of largest root exposed approximately 16 feet away from the tree. 
 
 
Please contact me with any questions regarding this information. 
 
Respectfully, 
 
Sean Dugan, Principal 
Tree Solutions Inc. 
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Appendix C - Assumptions & Limiting Conditions 
 
1. Consultant assumes that any legal description provided to Consultant is correct and that title to 

property is good and marketable.  Consultant assumes no responsibility for legal matters.  Consultant 
assumes all property appraised or evaluated is free and clear, and is under responsible ownership and 
competent management. 

2. Consultant assumes that the property and its use do not violate applicable codes, ordinances, statutes 
or regulations. 

3. Although Consultant has taken care to obtain all information from reliable sources and to verify the 
data insofar as possible, Consultant does not guarantee and is not responsible for the accuracy of 
information provided by others. 

4. Client may not require Consultant to testify or attend court by reason of any report unless mutually 
satisfactory contractual arrangements are made, including payment of an additional fee for such 
Services as described in the Consulting Arborist Agreement. 

5. Unless otherwise required by law, possession of this report does not imply right of publication or use 
for any purpose by any person other than the person to whom it is addressed, without the prior 
express written consent of the Consultant. 

6. Unless otherwise required by law, no part of this report shall be conveyed by any person, including 
the Client, the public through advertising, public relations, news, sales or other media without the 
Consultant‘s prior express written consent. 

7. This report and any values expressed herein represent the opinion of the Consultant, and the 
Consultant’s fee is in no way contingent upon the reporting of a specific value, a stipulated result, the 
occurrence of a subsequent event or upon any finding to be reported. 

8. All photographs included in this report were taken by Tree Solutions Inc. during the documented site 
visit, unless otherwise noted. 

9. Sketches, drawings and photographs in this report, being intended as visual aids, are not necessarily 
to scale and should not be construed as engineering or architectural reports or surveys.  The 
reproduction of any information generated by architects, engineers or other consultants and any 
sketches, drawings or photographs is for the express purpose of coordination and ease of reference 
only.  Inclusion of such information on any drawings or other documents does not constitute a 
representation by Consultant as to the sufficiency or accuracy of the information. 

10. Unless otherwise agreed, (1) information contained in this report covers only the items examined and 
reflects the condition of the those items at the time of inspection; and (2) the inspection is limited to 
visual examination of accessible items without dissection, excavation, probing, climbing, or coring.  
Consultant makes no warranty or guarantee, express or implied, that the problems or deficiencies of 
the plans or property in question may not arise in the future. 

11. Loss or alteration of any part of this Agreement invalidates the entire report. 
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Project No. TS - 5552 
Arborist Report 

TO: David Yeh 

SITE: 7239 SE 27th Street, Mercer Island, WA 

RE: Inventory report  

DATE: October 7, 2016, revised October 11, 2019 

PROJECT ARBORIST: Katherine Taylor, 
ISA Certified Arborist #PN-8022A 
ISA Qualified Tree Risk Assessor 

 Katie Hogan 
ISA Certified Arborist PN-8078A 
ISA Qualified Tree Risk Assessor 

 

 
Summary 
There are thirty (30) large trees at the above addressed property, none of which are designated 
Landmark trees by the City of Mercer Island. Six (6) trees are located inside an Environmentally Sensitive 
Area (ESA) for erosion hazard along the eastern edge of the property according to King County iMap. 
 
There are four (4) trees, lettered A to D, on adjacent properties with overhanging canopies. These trees 
should be retained and protected throughout the project. 
 
The site is proposed to be divided into two lots. The attached table of trees show which tree is located 
on each of the proposed lots.   
 
Based on the latest proposed plans provided to us, as well as conversations with the developer, nine (9) 
trees on Lot 1 and fourteen (14) trees on Lot 2 are proposed for removal. Five (5) trees were previously 
planned for retention however have been granted removal by the City due to being low value trees (16, 
17, 18, 19, 21).  
 
Trees 29 and 30 are currently shown on the site plan as removed; however, based on the proposed 
plans it appears these trees can be retained. Careful protection will be required in order to safely retain 
tree 29, a large diameter pine tree. See recommendations below for more details.  
 
Limits of Disturbance (LOD) are listed in the attached table of trees. These distances represent the 
number of feet, from the outer edge of the tree trunk, that should be protected to safely retain trees. 
Tree protection fencing shall be placed at the LOD unless otherwise approved by the City and project 
arborist. LOD’s represent distances of 5, 6, or 8 times the subject trees trunk diameters depending on 
the proposed work and existing conditions.  
 
  

Holly
Highlight
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Recommendations 

• Retain and protect trees on adjacent properties (Trees A, B, C, D) that overhang the site 
throughout the duration of the construction project. 

• Update site plans to reflect proposed action for site trees (i.e. remove/retain) based on 
information provided in the Table of Trees dated October 11, 2019.  

• Mark the limits of disturbance (LOD) for Trees 29 and 30. Install tree protection at this limit prior 
to beginning excavation. For any work conducted within the LOD of Tree 29 (12 feet from trunk) 
Tree Solutions shall be present to oversee potential root cuts.  

• Install 6-foot-tall chain-link fencing at the LOD for all retained trees prior to beginning site work 
(Trees 9, 10, 11, 13, 20, 29, 30). See attached Table of Trees for limits of disturbances. 

• Obtain all necessary permits prior to any tree removal and commencement of any construction 
activities (Trees 1 through 7, 8, 12, 14 through 19, 21 through 28).  
 

 
 
Assignment & Scope of Report 
This report outlines the site inspection by Katherine Taylor and Jake Dancer of Tree Solutions Inc, on 
August 17, 2016. Included are observations and data collected at the above address site. David Yeh, the 
owner of the property, requested these services to acquire information for project planning. 
 
We were asked to inventory all large trees at the above address, and provide a formal report including 
findings and management recommendations. 
 
The tree size, species, health and structural condition, and related notes can be found in the attached 
Table of Trees. A Site Map with tree locations is also attached.  Photographs, Glossary, and References 
are below the written report. Limits of assignment can be found in Appendix A.  Methods can be found 
in Appendix B.  Additional assumptions and limiting conditions can be found in Appendix C.    
 
Observations and Discussion 
The Site 
The 27,655 square foot site is located on Mercer Island and includes a small side road that leads from SE 
27th street, along the house numbered 7237, to the bulk of the property. There is one two-story building 
and a carport located onsite (see Photo 1).  
 
According to the King County iMap, the eastern margin of the property is an Environmentally Sensitive 
Area (ESA) for erosion hazard (see Figure 1). There are 6 significant trees in this area. 
 
On the southeastern end of the property there is a thick cover of invasive Himalayan blackberry (Rubus 
bifrons) growing around and into surrounding trees. On the western side of the property there is mature 
invasive ivy (Hedera sp.) growing up the trunks of trees. 
 
The Trees 
Mercer Island classifies any conifer that is 6 feet or higher, and any deciduous tree that is 6 inches or 
greater diameter at standard height (DSH) as a “large tree.”  They also identify any tree that is 36 inches 
or greater DSH can be nominated as a landmark tree by the landowner, but it is not required to do so.  
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The city maintains a register of landmark trees and landmark groves. The city arborist, John Kenney, 
confirmed that no landmark trees or groves are on this property.  
 
There are 30 trees total onsite located throughout the property. Tree health and structure condition 
ranged from good to poor. Tree species found onsite include: western redcedar (Thuja plicata), common 
hawthorn (Crataegus monogyna), Oregon ash (Fraxinous latifolia), Frasier photinia (Photinia x fraseri), 
apple (Malus domestica), willow (Salix sp.), Arizona cypress (Cupressus glabra), ponderosa pine (Pinus 
ponderosa), plum (Prunus domestica), privet (Ligustrum sp.), bigleaf maple (Acer macrophyllum), rocky 
mountain juniper (Juniperus scopulorum), European mountain ash (Sorbus aucuparia), Douglas-fir 
(Pseudotsuga menziesii), and cherry plum (Prunus cerasifera). 
 
The ESA for erosion hazard on the east side of the property includes trees 16, 17, 19, 20, 29, and 30. This 
area is designated by King County to define areas where soils may experience severe soil erosion (see 
Figure 1).  
 
Along the west side of the property, trees 3 through 11 have invasive ivy growing at the base or into the 
canopy. If these trees are to be retained it would be advisable to remove the ivy for longterm health of 
the trees. In this group, tree 5, an Oregon ash is in fair health and poor structural condition. This tree has 
a significant lean which appears to be from a previous partial failure. This tree is not a viable long-term 
tree for the site. 
 
Trees 19 and 22 are both European mountain ash trees in poor health and structural condition. Both 
trees have multiple stems and extensive decay at the base. These are not good long-term trees for the 
site.  
 
There are several large coniferous trees in good health and structural condition onsite, including trees 
13, 20, and 23 through 29. The DSH of these trees range from 18.4 inches to 35.8 inches and species 
include western redcedar, Douglas-fir, and ponderosa pine (see Photo 1). Trees 13, 20, and 29 are 
currently proposed for retention throughout this project.  
 
Tree 20 appears to fall on the property line meaning that the tree is shared with the adjacent property 
owner.  
 
There are 4 trees, lettered A through D, on adjacent properties with canopies overhanging the site. 
Trees A and B are located adjacent the entry driveway and with DSHs respectively of 15.8 inches and 
16.8 inches. Trees C and D are on the adjacent property to the south and are a scarlet oak (Quercus 
coccinea) with a DSH greater than 25 inches, and a western redcedar with a DSH of approximately 20 
inches. The trees are in good condition and should be retained and protected throughout development. 
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Site Map and Plans 
 
Figure 1:  Site Map with erosion hazard area outlined (The dark green shaded area shows property that is inside the 
erosion hazard area).  
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Photographs 
 

 
Photo 1:  A view of some of the large coniferous trees and the two structures found onsite 
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Glossary 
 
ANSI A300:  American National Standards Institute (ANSI) standards for tree care 
basic assessment:  detailed visual inspection of a tree and surrounding site that may include the use of 

simple tools.  It requires that a tree risk assessor walk completely around the tree trunk looking at 
the site, aboveground roots, trunk, and branches (ISA 2013) 

chlorotic:   foliage with whitish or yellowish discoloration caused by lack of chlorophyll 
codominant stems:   stems or branches of nearly equal diameter, often weakly attached (Matheny et al. 
 1998) 
cracks:   defects in trees that, if severe, may pose a risk of tree or branch failure (Lilly 2001) 
crown:   the aboveground portions of a tree (Lilly 2001) 
crown cleaning:  selective pruning to remove one or more of the following parts: dead, diseased, and/or 

broken branches (ANSI A300) 
DBH or DSH:   diameter at breast or standard height; the diameter of the trunk measured 54 inches (4.5 

feet) above grade (Matheny et al. 1998) 
deciduous:   tree or other plant that loses its leaves sometime during the year and stays leafless 

generally during the cold season (Lilly 2001) 
evergreen:   tree or plant that keeps its needles or leaves year-round; this means for more than one 

growing season (Lilly 2001) 
force:  any action or influence causing an object to accelerate/decelerate.  Calculated as mass multiplied 

by acceleration.  Is a vector quantity (ISA 2013) 
ISA: International Society of Arboriculture 
included bark:   bark that becomes embedded in a crotch between branch and trunk or between 

codominant stems and causes a weak structure (Lilly 2001) 
lateral:   secondary or subordinate branch (Lilly 2001) 
level(s) of assessment:  categorization of the breadth and depth of analysis used in an assessment (ISA 

2013) 
limited visual assessment:  a visual assessment from a specified perspective such as foot, vehicle, or 

aerial (airborne) patrol of an individual tree or a population of trees near specified targets to identify 
specified conditions or obvious defects (ISA 2013) 

mitigation:   process of reducing damages or risk (Lilly 2001) 
moment:  a turning, bending, or twisting force exerted by a lever, defined as the force (acting 

perpendicular to the lever) multiplied by the length of the lever (ISA 2013) 
monitoring:   keeping a close watch; performing regular checks or inspections (Lilly 2001) 
owner/manager:  the person or entity responsible for tree management or the controlling authority 

that regulates tree management (ISA 2013) 
pathogen:   causal agent of disease (Lilly 2001) 
phototropic growth:  growth toward light source or stimulant (Harris et al.1999) 
retain and monitor:  the recommendation to keep a tree and conduct follow-up assessments after a 

stated inspection interval (ISA 2013) 
structural defects:   flaws, decay, or other faults in the trunk, branches, or root collar of a tree, 

whichmay lead to failure (Lilly 2001) 
Visual Tree Assessment (VTA):  method of evaluating structural defects and stability in trees by noting 

the pattern of growth. Developed by Claus Mattheck (Harris, et al 1999) 
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Appendix A - Limits of Assignment 
 
Unless stated otherwise:  1) information contained in this report covers only those trees that were 
examined and reflects the condition of those trees at the time of inspection; and 2) the inspection is 
limited to visual examination of the subject trees without dissection, excavation, probing, climbing, or 
coring unless explicitly specified. There is no warranty or guarantee, expressed or implied, that problems 
or deficiencies of the subject trees may not arise in the future.   
 
Tree Solutions did not review any reports or perform any tests related to the soil located on the subject 
property unless outlined in the scope of services. Tree Solutions staff are not and do not claim to be soils 
experts. An independent inventory and evaluation of the soils on site should be obtained by a qualified 
professional if an additional understanding of site characteristics is needed to make an informed 
decision.  
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Appendix B - Methods  
 
I evaluated tree health and structure utilizing visual tree assessment (VTA) methods. The basis behind 
VTA is the identification of symptoms, which trees produce in reaction to weak spots or areas of 
mechanical stress. Trees react to mechanical and physiological stresses by growing more vigorously to 
re-enforce weak areas, while depriving less stressed parts (Mattheck & Breloer 1994). Understanding 
uniform stress allows me to make informed judgments about the condition of a tree.  
 
I measured the diameter of each tree at 54 inches above grade, diameter at standard height (DSH). 
Where a tree had multiple stems, I measured each stem individually at standard height and determined 
a single-stem equivalent diameter by using the method outlined in the Guide for Plant Appraisal, 9th 
Edition, published by the Council of Tree and Landscape Appraisers. 
 
Tree health considers crown indicators including foliar density, size, color, stem shoot extensions, decay, 
and damage.  We have adapted our ratings based on the Purdue University Extension Formula Values 
for health condition. These values are a general representation used to assist in arborists in assigning 
ratings.  Tree health needs to be evaluated on an individual basis and may not always fall entirely into a 
single category; however, a single condition rating must be assigned. 
 
Excellent - Perfect specimen with excellent form and vigor, well-balanced crown. Normal to exceeding 
shoot length on new growth. Leaf size and color normal. Trunk is sound and solid. Root zone 
undisturbed. No apparent pest problems. Long safe useful life expectancy for the species.  
 
Good - Imperfect canopy density in few parts of the tree, up to 10% of the canopy. Normal to less than 
¾ typical growth rate of shoots and minor deficiency in typical leaf development. Few pest issues or 
damage, and if they exist, they are controllable or tree is reacting appropriately. Normal branch and 
stem development with healthy growth. Safe useful life expectancy typical for the species. 
 
Fair - Crown decline and dieback up to 30% of the canopy. Leaf color is somewhat chlorotic/necrotic 
with smaller leaves and “off” coloration. Shoot extensions indicate some stunting and stressed growing 
conditions. Stress cone crop clearly visible. Obvious signs of pest problems contributing to lesser 
condition, control might be possible. Some decay areas found in main stem and branches. Below 
average safe useful life expectancy 
 
Poor - Lacking full crown, more than 50% decline and dieback, especially affecting larger branches. 
Stunting of shoots is obvious with little evidence of growth on smaller stems. Leaf size and color reveals 
overall stress in the plant. Insect or disease infestation may be severe and uncontrollable. Extensive 
decay or hollows in branches and trunk. Short safe useful life expectancy. 
 
Tree health condition ratings have been adapted from the Purdue University Extension bulletin FNR-473-
W - Tree Appraisal.  
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Appendix C - Assumptions & Limiting Conditions 

 
1. Consultant assumes that any legal description provided to Consultant is correct and that title to 

property is good and marketable.  Consultant assumes no responsibility for legal matters.  
Consultant assumes all property appraised or evaluated is free and clear and is under responsible 
ownership and competent management. 

2. Consultant assumes that the property and its use do not violate applicable codes, ordinances, 
statutes or regulations. 

3. Although Consultant has taken care to obtain all information from reliable sources and to verify the 
data insofar as possible, Consultant does not guarantee and is not responsible for the accuracy of 
information provided by others. 

4. Client may not require Consultant to testify or attend court by reason of any report unless mutually 
satisfactory contractual arrangements are made, including payment of an additional fee for such 
Services as described in the Consulting Arborist Agreement. 

5. Unless otherwise required by law, possession of this report does not imply right of publication or 
use for any purpose by any person other than the person to whom it is addressed, without the prior 
express written consent of the Consultant. 

6. Unless otherwise required by law, no part of this report shall be conveyed by any person, including 
the Client, the public through advertising, public relations, news, sales or other media without the 
Consultant‘s prior express written consent. 

7. This report and any values expressed herein represent the opinion of the Consultant, and the 
Consultant’s fee is in no way contingent upon the reporting of a specific value, a stipulated result, 
the occurrence of a subsequent event or upon any finding to be reported. 

8. All photographs included in this report were taken by Tree Solutions Inc. during the documented site 
visit, unless otherwise noted. 

9. Sketches, drawings and photographs in this report, being intended as visual aids, are not necessarily 
to scale and should not be construed as engineering or architectural reports or surveys.  The 
reproduction of any information generated by architects, engineers or other consultants and any 
sketches, drawings or photographs is for the express purpose of coordination and ease of reference 
only.  Inclusion of such information on any drawings or other documents does not constitute a 
representation by Consultant as to the sufficiency or accuracy of the information. 

10. Unless otherwise agreed, (1) information contained in this report covers only the items examined 
and reflects the condition of the those items at the time of inspection; and (2) the inspection is 
limited to visual examination of accessible items without dissection, excavation, probing, climbing, 
or coring.  Consultant makes no warranty or guarantee, express or implied, that the problems or 
deficiencies of the plans or property in question may not arise in the future. 

11. Loss or alteration of any part of this Agreement invalidates the entire report. 



Table of Trees
 7239 SE 27th Street, Mercer Island

Seattle, WA 98040

Date of Inventory:  August 17, 2016
Table Prepared: October 11, 2019

Tree 
ID Scientific Name Common Name

DSH 
(inches)

Multistem 
Diameter

Health 
Condition

Structural 
Condition

Dripline 
Radius 
(feet)

Proposed 
Action

Remove/
Retain

Limits of 
Disturbance 
(ft) Notes

1 Malus domestica Apple 13 Good Fair 13

Remove for 
utilities/ 
access Remove ‐

A lot of pruning wounds, 
reduction and heading 
cuts

2 Photinia x fraseri Fraser photinia 17.5 17.5 Poor Fair  12
Remove for 
demolition Remove ‐

Canopy decline, leaf 
spots, contorted leaves, 
powdery mildew

20
Pseudotsuga 
menziesii Douglas‐fir 31 Good Good  24 Retain Retain 21

Heavy ivy on trunk ‐ 
remove, 

22 Sorbus aucuparia
European 
mountain ash 26.4 Fair  Poor  16

Remove 
due to 
health and 
structure Remove ‐

Several stems, extensive 
decay at base, measured 
at narrowest point 
below codominant 
stems, poor attachments

23 Thuja plicata Western redcedar 23.4 Good  Good  19
Remove for 
new house Remove ‐ Shared canopy with 24

24 Thuja plicata Western redcedar 25.5 Good Good  19
Remove for 
new house Remove ‐ Directly adjacent to 23

25 Thuja plicata Western redcedar 21.5 Good Good  16
Remove for 
new house Remove ‐ 2 ft from 24

26 Thuja plicata Western redcedar 29.4 Good Good  24
Remove for 
new house Remove ‐ Ivy up trunk

27
Pseudotsuga 
menziesii Douglas‐fir 18.4 Good Good 23

Remove for 
new house Remove ‐ Small hangers in tree

Lot 1

Tree Solutions, Inc.
2940 Westlake Ave. N (Suite #200) Seattle, WA 98109 Page 1 of 4

www.treesolutions.net
206‐528‐4670



Table of Trees
 7239 SE 27th Street, Mercer Island

Seattle, WA 98040

Date of Inventory:  August 17, 2016
Table Prepared: October 11, 2019

Tree 
ID Scientific Name Common Name

DSH 
(inches)

Multistem 
Diameter

Health 
Condition

Structural 
Condition

Dripline 
Radius 
(feet)

Proposed 
Action

Remove/
Retain

Limits of 
Disturbance 
(ft) Notes

28
Pseudotsuga 
menziesii Douglas‐fir 24.5 Good  Good 23

Remove for 
new house Remove ‐ Surface roots

29 Pinus ponderosa Ponderosa pine 28.5 Good Good 15 Retain Retain 12

30 Prunus cerasifera  Cherry plum

3.5, 3.5, 
2, 2, 2, 
4.4, 4.7, 
4, 2, 2, 
3.6, 6.3, 
2, 5.4, 
6.2,  15 Good Fair 15 Retain Retain 8 Stump sprout

3 Fraxinus latifolia Oregon ash 10.8 10.8 Fair  Fair 15

Remove for 
driveway/ut
ilities Remove ‐

Ivy on stem, symptoms 
of anthracnose in 
canopy

4 Fraxinus latifolia Oregon ash 8 Fair  Fair 12

Remove for 
driveway/ut
ilities Remove ‐

Diameter estimated, 
heavy lean, similar to 
tree 3

5 Fraxinus latifolia Oregon ash 8.7 Fair  Poor 15

Remove 
due to 
health and 
structure Remove ‐

Not shown on site plan, 
partially failed, heavy 
ivy, heavy lean

6 Thuja plicata Western redcedar 14 Good Fair 10
Remove for 
driveway Remove ‐

Ivy at base, phototropic, 
swept base

7 Crataegus monogyna Common hawthorn 9.8 Fair  Fair 15
Remove for 
driveway Remove ‐

Measured at narrowest 
point below codominant 
union, eastward lean, 
heavy ivy

Lot 2

Tree Solutions, Inc.
2940 Westlake Ave. N (Suite #200) Seattle, WA 98109 Page 2 of 4

www.treesolutions.net
206‐528‐4670



Table of Trees
 7239 SE 27th Street, Mercer Island

Seattle, WA 98040

Date of Inventory:  August 17, 2016
Table Prepared: October 11, 2019

Tree 
ID Scientific Name Common Name

DSH 
(inches)

Multistem 
Diameter

Health 
Condition

Structural 
Condition

Dripline 
Radius 
(feet)

Proposed 
Action

Remove/
Retain

Limits of 
Disturbance 
(ft) Notes

8 Crataegus monogyna Common hawthorn 7 Fair  Fair 10

Remove 
due to 
health and 
structure Remove ‐

Heavy ivy, phototropic 
lean

9 Thuja plicata Western redcedar 5.7 Good Good 9 Retain Retain 4
Suppressed, canopy 
asymmetrical , ivy

10 Thuja plicata Western redcedar 13.8 Good Fair 10 Retain Retain 9 Mature ivy up trunk

11 Salix sp.  Willow
7.4,6.7, 
6.7 12 Good Fair 20 Retain Retain 8

3 codominant stems, 
wound at base. English 
laurel at base girdling 
stem

12 Cupressus glabra Arizona cypress 10.6 Good  Fair 9
Remove for 
new house Remove ‐

Codominant leaders, 
some dieback 

13 Pinus ponderosa Ponderosa pine 35.8 Good Good  25 Retain Retain 15 Blackberry at base

14 Prunus domestica Common plum 11.5 Good Good  14
Remove for 
new house Remove ‐ Ivy on stem, leaning

15 Ligustrum sp. Privet

5.1, 2.5, 
2.5, 3, 
3.5 7.7 Good Good  15

Remove for 
constructio
n access Remove ‐

16 Acer macrophyllum Bigleaf maple

3.5, 3, 3, 
2, 2, 3, 4, 
7 10.6 Good Good  18 Remove  Remove ‐

Update plans to show as 
removed, stump sprout 

17 Crataegus monogyna Common hawthorn 13.3 Good Good  15 Remove  Remove ‐
Update plans to show as 
removed

18
Juniperous 
scopulorum

Rocky Mountain 
juniper 3, 3, 1, 4 5.9 Good Fair  6 Remove  Remove ‐

Update plans to show as 
removed

Tree Solutions, Inc.
2940 Westlake Ave. N (Suite #200) Seattle, WA 98109 Page 3 of 4

www.treesolutions.net
206‐528‐4670



Table of Trees
 7239 SE 27th Street, Mercer Island

Seattle, WA 98040

Date of Inventory:  August 17, 2016
Table Prepared: October 11, 2019

Tree 
ID Scientific Name Common Name

DSH 
(inches)

Multistem 
Diameter

Health 
Condition

Structural 
Condition

Dripline 
Radius 
(feet)

Proposed 
Action

Remove/
Retain

Limits of 
Disturbance 
(ft) Notes

19 Sorbus aucuparia
European 
mountain ash

8.3, 9, 
7.8, 7, 7 17.5 Poor  Poor 14

Remove 
due to 
health and 
structure Remove ‐

Update site plans to 
show as removed, 
extensive decay at base, 
tearouts, thin crown

21
Pseudotsuga 
menziesii Douglas‐fir 3.7 Good Good  9 Remove Remove ‐

Update site plans to 
show as removed, one 
sided to south

A Pinus parviflora Japanese red pine 15.8 Good Fair 22
Retain and 
protect Retain 7

leaders, pruned for 
utilities, nails in trunk, 
pitch flow around base, 
roots lifting pavement

B Thuja plicata Western redcedar 16.8 Good  Fair  10
Retain and 
protect Retain 7

Codominant stems at 7 
ft, long seam of included 
bark, narrowly attached 
stems

C Thuja plicata Western redcedar 20 Good  Good  15
Retain and 
protect Retain 13 DSH estimated

D Quercus coccinea Scarlet oak 25 Good Good  25
Retain and 
protect Retain 17 DSH estimated

Additional notes: 
DSH (Diameter at Standard Height) is measured 4.5 feet above grade. 
Multi‐stem trees are noted, and a single stem equivalent is calculated using the method defined in the Guide for Plant Appraisal, 9th Edition
Drip line is measured from the center of the tree to the outermost extent of the canopy

Off‐site Trees with Canopy Overhanging Property

Tree Solutions, Inc.
2940 Westlake Ave. N (Suite #200) Seattle, WA 98109 Page 4 of 4

www.treesolutions.net
206‐528‐4670
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From: Randy Kramer
To: Will Piro
Subject: 7239 SE 27th Street
Date: Thursday, November 03, 2016 8:45:40 AM

RE: SUB16-011
Location: 7239 SE 27th St., Mercer Island, WA, 98040

Good morning Mr. Piro,

Please keep me informed as to all developments in regard to the above referenced matter.

Also, please send to me a copy of the report from the Riley Group dated August 17, 2016
which was submitted with the application for short plat. Thank you.

Randall Kramer
7231 SE 27th St.
Mercer Island, WA 98040
Phone: 206.232.1731

mailto:rhkramer02@hotmail.com
mailto:will.piro@mercergov.org
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