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CITY OF MERCER ISLAND 
COMMUNITY PLANNING & DEVELOPMENT 
9611 SE 36TH STREET | MERCER ISLAND, WA 98040 
PHONE: 206.275.7605 | www.mercerisland.gov 

PRELIMINARY SHORT SUBDIVISION DECISION 
SUB20-004 

 

 
Project No: SUB20-004 
 

Description: The proposal is a request to subdivide the subject site into two lots. 
 

Applicant/ Owner: Darrell Offe / George Constantine 
 

Site Address: 8817 SE 44th ST Mercer Island WA 98040 
Identified by King County Assessor tax parcel number: 759810-0191 

 

Zoning District R-9.6 
 

Staff Contact: Lauren Anderson, Planner 
 

Exhibits: 1. Development Application, signed October 30, 2020. 
2. Public Notice of Application for project SUB20-004, dated December 

21, 2020.  
3. Plan set prepared by Offe Engineers, dated February 24, 2021.  
4. Geotechnical report prepared by Cobalt Geosciences, dated November 

5, 2020.  
5. Memorandum from Ruji Ding, City of Mercer Island Senior, 

Development Review Engineer, dated May 4, 2021. 
6. Memorandum from John Kenney, City of Mercer Island City Arborist, 

dated April 28, 2021. 
7. Transportation Concurrency Certificate No. TCC21-004. 
8. Geotechnical Peer Review Letter, dated December 28, 2020.  

 

INTRODUCTION 
 

I. Project & Site Description 

The applicant proposed to subdivide an existing lot of 19,467 sq ft into two lots, with one lot of 
9,748 sq ft (Lot 1) and one lot of 9,748 sq ft (Lot 2). Both lots will take access from a private shared 
access easement that connects to SE 44th Street.  

II. Site Description and Context  

The project site is located on SE 44th Street and to the east of 88th Ave and is bordered by single-
family residential development. To the north of the site is Rotary Park and to the East is the Mercer 
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Island Library. The subject lot is 19,467 square feet with an existing house. The lot is relatively flat 
with low slope.  

FINDINGS OF FACT & CONCLUSIONS OF LAW 
 

III. Application Procedure 
1. An application for preliminary short plat approval was received by the City of Mercer Island on 

November 9, 2020.  

2. A letter of completeness was issued on December 17, 2020, establishing a vesting date of November 
9, 2020.  

3. Pursuant to section 19.15.030 MICC Table A, applications for preliminary short plats are Type III 
reviews, which require a notice of application, a 30-day public comment period, and a notice of 
decision. 

4. The City of Mercer Island issued notice of application for this preliminary short plat application 
consistent with the provisions of MICC 19.15.090, which include the following methods: a mailing 
sent to neighboring property owners within 300 feet of the subject parcels; a notice sign posted on 
the subject parcels; and publication in the City of Mercer Island’s weekly permit bulletin. The notice 
of application began a 30-day comment period, which took place between December 21, 2020 and 
January 20, 2021 (Exhibit 2). 

5. No public comments were received for this land use application.  

IV. State Environmental Policy Act (SEPA) Compliance 

6. The application for a preliminary short plat approval is exempt from SEPA review, pursuant to WAC 
197-11-800(6)(d). 
 

V. Consistency with Subdivision Code Standards 

7. MICC 19.08.020(C)(2) Long Subdivision or Short Subdivision Plans. The applicant shall provide copies 
of fully dimensioned plans of the project prepared by a Washington registered civil engineer or land 
surveyor, meeting the requirements of Chapter 19.07 MICC, Environment, and containing any other 
information deemed necessary by the code official. The city engineer may waive the requirement 
that an engineer or surveyor prepare the plans for a short subdivision. The submitted plans shall 
identify the proposed building pad location for each proposed lot pursuant to MICC 19.09.090. 

Staff Finding: The applicant has provided dimensioned plans prepared by a professional land 
surveyor, identifying proposed building pad locations.  

8. MICC 19.08.020(D)(1) Preliminary Application Procedure. 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, 
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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 Finding: The proposed subdivision makes appropriate provisions for public health, safety, and 
general welfare by providing adequate infrastructure to support future development as shown in the 
analysis below. Safe walking conditions for children who walk only to and from school are provided to 
Northwood Elementary School which is 0.81 miles away and Mercer Island High School which is 0.4 
miles away from the subject site. The shoulders provide safe walking access.  

Goal 2.7 of the Housing Element of the City’s Comprehensive Plan states that the City should 
“Encourage infill development on vacant or under-utilized sites that are outside of critical areas and 
ensure that the infill is compatible with the scale and character of the surrounding neighborhoods.”  
The proposed subdivision is located in a single-family residential zone with adjacent single-family 
residential uses.  The proposed short subdivision would foster infill development on a site with 
adequate lot area outside of critical areas.  The proposed development is single-family and proposed 
a density that is commensurate with existing development in the vicinity. Therefore, the public use 
and interest will be served by approval of the project due to compliance with the comprehensive plan, 
growth targets, and coordinated growth.  

Conformance with applicable zoning and land use regulations is documented in findings 10 through 
25 below. 

9. MICC 19.08.020(D)(2) Short Subdivisions. The code official shall grant preliminary approval for a 
short subdivision 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. 

Staff Finding: The application is in proper form and the project complies with the design standards set 
out in MICC19.08.030 as documented findings 10 through 25. The proposed short subdivision is 
consistent with Land Use Goal 15 (“Mercer Island should remain principally a low density, single 
family residential community.”) and Land Use Policy 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 zoning and Comprehensive Plan designation of the property 
described in the application is Single-Family Residential R-9.6 (9,600 square foot minimum lot size).  
The proposed and current use of this property is single-family residential, which is a permitted use in 
the R-9.6 zone and consistent with the Comprehensive Plan Land Use and Housing elements.   

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 Finding: 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. 
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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 Finding: The preliminary plat does not propose the dedication of a public park (Exhibit 3). 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, 
shall require the applicant to adequately control such hazards or give adequate security for damages 
that may result from the project, or both. 

Staff Finding: The applicant has provided a geotechnical report (Exhibit 4). On page 4 the report 
states the following: “based on our review of geologic mapping in conjunction with the results of our 
field investigation, it is our opinion that the site is not located within a seismic hazard area.” 
Construction on site will be required to comply with all applicable drainage design, building and 
engineering standards in place at the time of permit application, addressing potential erosion 
hazards. Compliance with fire code standards will occur during building permit review of future 
structures, and a condition of approval, reflecting this requirement has been added to this decision.  

13. MICC 19.08.030(C)(2) If there are soils or drainage problems, the 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 to the areas where such 
soils or drainage problems exist. Storm water shall be managed in accordance with Chapter 15.09 
MICC and shall not increase likely damage to downstream or upstream facilities or properties. 

Staff Finding: A geotechnical report has been provided for this site that provides an analysis of the 
conditions present (Exhibit 4). Based on this analysis, the report makes recommendations for future 
construction and drainage design. Field and engineering review services will be required during the 
construction phase in order to provide a Final Letter for the project. All private shared utilities and 
shared access for Lot 1 and Lot 2 shall be completed prior to plat recording. The proposed 
demolition/common utility plan and conceptual grading & utility plan has been reviewed by the City 
Senior Development Engineer and as conditioned (Exhibit 5), complies with the provisions of Chapter 
15.09 MICC. 

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 Finding: No tightline storm drain to Lake Washington is proposed as part of these storm 
drainage plan (Exhibit 3, sheet 9 of 10). This standard does not apply. 

15. MICC 19.08.030(D)(1): The width and location of rights-of-way for major, secondary, and collector 
arterial streets shall be as set forth in the comprehensive arterial plan. 
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Staff Finding: No right-of-way is proposed to be dedicated as part of this subdivision. 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 Finding: No right-of-way is proposed to be dedicated as part of this 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 Finding: The proposed Lot 1 will be accessed by a driveway of 20 feet and Lot 2 will be accessed 
by a driveway of 14 feet (Exhibit 3, sheet 5 of 10). This is consistent with the standard in MICC 
19.09.040, which requires driveways serving one single-family dwelling to be at least eight feet in 
width.  

Per MICC 19.09.040 all private access roads serving three or more single-family dwellings shall be at 
least 20 feet in width. All private access roads serving two single-family dwellings shall be at least 16 
feet in width, with at least 12 feet of that width consisting of pavement and the balance consisting of 
well compacted shoulders. As seen in Exhibit 3, sheet 6 of 10, the existing 20 foot wide shared access 
easement will be improved to 20 feet paved until Lot 1 driveway access, then 12 feet paved and 4 feet 
compacted gravel shoulder until Lot 2 driveway access, then transitioned into the existing driveway 
for 8815 SE 44th Street to the south. The proposed improved private access road complies with this 
criterion.  

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 Finding: The driveways providing access to both the proposed Lots 1 and 2 will connect to the 
existing shared access easement to the west which connects to SE 44th Street, consistent with this 
standard (Exhibit 3, sheet 5 of 10).  

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 which is 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 Finding: The proposed residential lots conform to the area, width, and depth requirements for 
the zone in which the lot is located (R-9.6) shown in MICC 19.02.020(A), as summarized in the table 
below: 

 Net Lot Area Lot Width Lot Depth 

R-9.6 zone minimum 
requirement 

9,600 sq ft 75 feet 80 feet 

Lot 1 9,748 sq ft 75 feet 130 feet 
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Lot 2 9,748 sq ft 75 feet 130 feet 

 

20. MICC 19.08.030(E)(2) Each side line of a lot shall be approximately perpendicular or radial to the 
center line of the street on which the lot fronts 

Staff Finding: One side lot line will be created by the proposed short subdivision, which will be 
approximately perpendicular to the 20 foot shared access easement, refer to sheet 4 of 10 in Exhibit 
3. Per MICC 19.16 the definition of street is as follows: “improved or unimproved public or private 
right-of-way or easement which affords or could be capable of affording vehicular access to 
property.” The shared private access easement is a street based on the city’s definition. Refer to sheet 
4 of 10 in Exhibit 3. The proposed lot lines are consistent with this criterion.  

21. MICC 19.08.030(E)(3) The proposed subdivision shall identify the location of building pads for each 
proposed lot per MICC 19.09.090. No cross-section dimension of a designated building pad shall be 
less than 20 feet in width (Exhibit 3). 

Staff Finding: Building pads, with no cross section less than 20 feet in width, are shown on sheet 4 of 
10 of the preliminary short plat (Exhibit 3). The topographic site plan indicates less than a 2-foot 
elevation change across the site. The city’s Geotechnical peer reviewer stated the following on page 2 
of Exhibit 8: “the proposed building pad locations minimize the disturbance of the existing, natural 
topography.”  

22. MICC 19.08.030(E)(4) The proposed subdivision shall incorporate preferred development practices 
pursuant to MICC 19.09.100 where feasible. 

MICC 19.09.100 Proposed development shall incorporate all of the following preferred development 
practices where feasible: 

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 designed to minimize grading, including the placement of fill, on or near 
an existing natural slope. 

Staff Finding: Lots 1 and 2 will be accessed via the existing 20 foot shared access easement to the 
west. This easement will be improved to provide access shared access to both new lots. A 
geotechnical report has been submitted, documenting how future development will meet the 
standards in MICC 19.07.160 (Exhibit 4). The city’s Geotechnical Peer Reviewer has assessed “that the 
property is not within a seismic hazard area as defined in MICC 19.16” and “that the proposed 
building pad locations minimize the disturbance of the existing, natural topography” (Exhibit 8). No 
retaining walls are proposed as part of this subdivision. These preferred development practices have 
been incorporated where feasible. 
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23. MICC 19.08.030(E)(5) The proposed subdivision shall be designed to comply with the provisions of 
Chapter 19.10 MICC. 

Staff Finding: The proposed tree retention plan has been reviewed by the City Arborist and as 
conditioned (Exhibit 6), complies with the provisions of Chapter 19.10 MICC. 

24. 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 Finding: The subdivision abuts SE 44th Street, which classified as a local street. The side yard of 
Lot 1 is proposed to abut SE 44th Street, and access will be provided via a shared access easement to 
the west connecting to SE 44th Street.  

25. MICC 19.08.040(A) Streets, Utilities and Storm Drainage. A subdivision shall include provisions for 
streets, water, sanitary sewers, storm drainage, utilities and any easements or facilities necessary to 
provide these services. All utilities shall be placed underground unless waived by the city engineer. 
Detailed plans for these provisions shall not be required until after the approval of the preliminary 
plat and shall be a condition precedent to the official approval of the subdivision. 

Staff Finding: Preliminary grading and storm drainage plans have been provided, showing that the 
provision of services is feasible (Exhibit 3). A condition of approval has been added to this decision 
requiring construction of all improvements for access, utilities, all storm drainage system and all site 
work, shall be completed prior to final plat application.  

26. MICC 19.17, 19.18, and 19.19: The city shall collect impact fees, based on the city’s permit and 
impact fee schedule, from any applicant seeking a residential building permit from the city.[…] For 
building permits within new subdivisions approved under Chapter 19.08 MICC (Subdivisions), a credit 
shall be applied for any dwelling unit that exists on the land within the subdivision prior to the 
subdivision if the dwelling unit is demolished. The credit shall apply to the first complete building 
permit application submitted to the city subsequent to demolition of the existing dwelling unit, 
unless otherwise allocated by the applicant of the subdivision as part of approval of the subdivision 

Staff Finding: A condition of approval has been added to this decision and requiring that school, park, 
and transportation impact fees shall be paid at the issuance of each building permit unless deferral of 
payment is sought pursuant to MICC 19.17.080, 19.18.060, or 19.19.060. Impact fees are not subject 
to vesting and the amount paid will be the impact fee amount in effect at the time of payment. 

27. MICC 19.20.020 A transportation concurrency application and transportation concurrency certificate 
are required for any development proposal specified in MICC 19.20.030 or any development that will 
otherwise result in the creation of one or more net new trips in the morning peak hour or evening 
peak hour. No development shall be required to obtain more than one transportation concurrency 
certificate, unless the applicant or subsequent owners propose changes or modifications that require 
a new development permit application or result in increased net new trips, a future phase of the 
project requires a transportation concurrency application, or the original transportation concurrency 
certificate has expired. 

Staff Finding: A transportation concurrency certificate has been issued for this development proposal 
(Exhibit 7). 
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CONDITIONS OF APPROVAL 
1. The final short plat for SUB20-004 shall be in substantial conformance with the preliminary plat 

drawing attached as Exhibit 3.  

2. Expiration of approval – The final short plat shall be recorded prior to the expiration deadline set forth 
in MICC 19.15 – Administration. 

3. Show all the existing and proposed easements on the final plat. Clearly distinguish all public easements 
from the private easements. The private utility easement and public utility easement shall not be 
combined. Cleanly distinguish all existing easements from the proposed easements. 

4. Easements for 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 (where 
applicable) for all shared usage and filed with the King County Recorder and noted on the final plat.  
The easement notation shall indicate whether the easement is public or private, existing or 
proposed. 

5. The Final Plat shall be prepared in conformance with Title 58 RCW and Surveys shall comply with 
Chapter 332-130 WAC.  Submit using Mercer Island's datum and tie the plat to at least two 
monuments. 

6. 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. 

7. All private shared utilities and shared access for Lot 1 and Lot 2 shall be completed prior to plat 
recording. A Site Development Permit for constructing all shared utilities and access are required for 
the city approval. A construction bond (150% of the construction cost) for the plat improvement is 
required prior to issuance of the permit. All construction must be completed prior to submit the 
final plat.  
 

8. Construction of all improvements for other access, utilities, all storm drainage system (conveyance 
system and onsite detention system), except the items described in Condition #7, and all site work 
shall be completed as part of future building permits for individual lots. The requirements will be 
based on the City ordinances, regulations, and requirements of the City Engineer established at the 
time of application for future building permits. 
 

9. A tree replacement plan for the 105 required replacement trees or 52 trees/lot. Or a fee in lieu of 
$494.50/tree for any tree that cannot be planted at least 10’ away from each other, existing trees 
and infrastructure such as fences. This replanting/fee in lieu plan for both lots will be required at the 
building plan application. Very little room appears on site for replanting and no opportunity in the 
right of way. It will follow the requirements described in 19.10.070. 
 

10. The tree protection plan will be submitted during building review. No further tree removal will be 
allowed unless it is justified under 19.10.060.A. Showing tree protection fencing at the Arborist 
stated tree protection zone (TPZ). 
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11. The tree protection fence shall be 6’ chain-link fence secured into the ground. This will be called out 
on the Tree Plan during building review.   
 

12. The Project Arborist is to be on site and in control of any excavation or grading within trees dripline. 
They will document and clean cut any root over 1” in diameter that needs to be removed. Call this 
out on Tree Plan during building review. 
 

13. The plan showing numbered retained trees and building pad will be recorded as part of the plat. This 
plan should be the same or consistent with the Preliminary Tree Plan.  

14. The existing house and shed shall be demolished prior to Final Plat application.  

15. Include the following conditions to the face of the final plat:  

a. 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. 

b. The monitoring, cleaning, maintenance and repair of storm drainage systems in accordance 
with City Ordinance No. 95C-118 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. 

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

d. 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, access and 
utility service plan, a landscape plan (which shall identify existing vegetation to be retained, 
limits of all clearing and grading), and a schedule for the construction. The applicant’s Civil 
Engineer, experienced in soils geology and mechanics, shall review the proposed site and 
building construction and provide recommendations that will limit site disturbance, 
minimize risk of soils movement, evaluate site slope stability and define materials and 
construction practices for the work. The Building Official may require that the Engineer be 
present during construction, monitor the work, and recommend special techniques or 
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mitigating measures. The costs associated with the Engineer’s monitoring and mitigation 
measures shall be borne by the applicant.   

e. No permanent landscaping, structures, or fences shall be placed on or within public utility or 
storm drainage easements without the written approval of the City Engineer. 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. Lot 
owners shall be responsible for the restoration of any private improvements or landscaping 
within said easements.  

f. 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. 

g. No tree identified for retention may be removed unless otherwise approved by the City 
Arborist. 

h. All building permits are subject to meeting current fire code requirements at the time of 
permit submittal.  Access shall be provided as outlined in the International Fire Code Appendix 
D and MICC 19.09.040.  Fire plan reviews will be conducted at time of building permit 
submittal and may require additional fire protection systems and/or additional fire 
prevention measures for building approval.  

i. At building permit application, the applicant shall pay school, park, and transportation impact 
fees based on the fee schedule in place at the time of application. A credit shall be applied for 
any dwelling unit that exists on the land within the subdivision prior to the subdivision if the 
dwelling unit is demolished. The credit shall apply to the first complete building permit 
application submitted to the city subsequent to demolition of the existing dwelling unit, 
unless otherwise allocated by the applicant of the subdivision as part of approval of the 
subdivision.  

DEVELOPMET REGULATION COMPLIANCE – DISCLOSURE 
1. Compliance with all local, state and federal regulations is required. 

2. No construction, tree removal, grading, installation of utilities on land within a proposed long or short 
subdivision shall be allowed prior to preliminary approval of the long or short subdivision and until 
the applicant has secured the permits required under the Mercer Island City Code. Following 
preliminary approval, tree removal, grading, and installation of utilities shall be the minimum 
necessary to allow for final plat approval of the long or short subdivision. (MICC 19.08.020(5)). 

3. DECISION / RECOMMENDATION 
Based upon the above noted Findings of Fact and Conclusions of Law, preliminary short plat application SUB20-
004, as depicted in Exhibit 3, is hereby preliminarily APPROVED. This decision is final, unless appealed in writing 
consistent with adopted appeal procedures, MICC 19.15.130, and all other applicable appeal regulations. 

Approved this 10th day of May 2021 
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___________________________________ 

Lauren Anderson  
Planner  
Community Planning & Development 
City of Mercer Island 
Lauren.anderson@mercergov.org   
206-275-7704 
 

If you desire to file an appeal, you must submit the appropriate form, available from the department of Community 
Planning and Development, and file it with the City Clerk within fourteen (14) days from the date after the notice of decision 
is made available to the public and applicant pursuant to MICC 19.15.130. 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. 

mailto:Lauren.anderson@mercergov.org


Exhibit 1



CITY OF MERCER ISLAND 
COMMUNITY PLANNING & DEVELOPMENT 
9611 SE 36TH STREET | MERCER ISLAND, WA 98040 
PHONE: 206.275.7605 | www.mercerisland.gov 

PUBLIC NOTICE OF APPLICATION 
 

NOTICE IS HEREBY GIVEN for the application described below: 

File Nos.: SUB20-004 

Permit Type: Type III 

Description of Request: A request for Preliminary Short Plat approval for two (2) lots. 

Applicant/ Owner: Darrell Offe / George Constantine 

Location of Property: 8817 SE 44th ST Mercer Island WA 98040 
Identified by King County Assessor tax parcel number: 759810-0191 

SEPA Compliance:  This project is exempt from SEPA review pursuant to WAC 197-11-800(6)(d). 

Project Documents: Please follow this file path to access the associated documents for this project: 
https://mieplan.mercergov.org/public/SUB20-004 

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 either by email or by mail 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 or participate at the public hearing 
(if a hearing is required) will be parties of record; and only parties of record will 
have the right to appeal. 

Public Hearing: Pursuant to MICC 19.15.030 Table A and B a public hearing is not required for 
Type I-III permits.  

Applicable 
Development 
Regulations 

Applications for a Preliminary Short Plat approval are required to be processed 
as a Type III land use reviews pursuant to Mercer Island City Code (MICC) 
19.15.030. Processing requirements for Type III land use reviews are further 
detailed in MICC 19.15.030. Subdivision and platting standards are located in 
MICC 19.08. 

Other Associated 
Permits: 

None at this time. 

Environmental 
Documents: 

Copies of all studies and / or environmental documents are available through the 
above project documents link.  

Application Process 
Information: 

Date of Application: November 9, 2020 
Determined to Be Complete: December 17, 2020 

Exhibit 2

https://mieplan.mercergov.org/public/SUB20-004
https://mieplan.mercergov.org/public/SUB20-004
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1.0 Introduction 

In accordance with your authorization, Cobalt Geosciences, LLC (Cobalt) has completed a limited 

geotechnical investigation for the proposed single-family residences located at 8813 SE 44th Street in 

Mercer Island, Washington (Figure 1).  

The purpose of the geotechnical investigation was to identify subsurface conditions and to provide 

geotechnical recommendations for foundation design, earthwork, soil compaction, and suitability of the 

on-site soils for use as fill.   

The scope of work for the geotechnical investigation consisted of a site investigation followed by 

engineering analyses to prepare this report.  Recommendations presented herein pertain to various 

geotechnical aspects of the proposed development, including foundation design and stormwater 

management. 

2.0 Project Description

The project includes subdivision followed by construction of a new residence on each of the new lots.  A 

driveway will extend into the property through a currently undeveloped right-of-way west of the property.  

Foundation loads are expected to be relatively light and site grading may include cuts or fills of 3 feet or 

less.  We should be provided with the civil and structural plans when they become available.  

3.0 Site Description

The site is located at 8813 SE 44th Street in Mercer Island, Washington (Figure 1).   The property consists 

of one rectangular parcel (No. 7598100191) with a total area of 19,500 square feet.   

The central portion of the property is developed with a single-family residence, driveway and detached 

shed.  The remainder of the property is undeveloped and vegetated with grasses, blackberry vines, 

bushes/shrubs, and sparse trees.   

The site is mostly level to slightly sloping from south to north.  The site is bordered to the west by right-of-

way and a commercial building, to the east by a power substation, to the south by a residence, and to the 

north by SE 44th Street.   

4.0 Field Investigation

4.1.1 Site Investigation Program 

The geotechnical field investigation program was completed on October 27, 2020 and included excavating 

two test pits within the property for subsurface analysis.   

The soils encountered were logged in the field and are described in accordance with the Unified Soil 

Classification System (USCS).   
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A Cobalt Geosciences field representative conducted the explorations, collected disturbed soil samples, 

classified the encountered soils, kept a detailed log of the explorations, and observed and recorded 

pertinent site features. 

The results of the sampling are presented on the exploration logs enclosed in Appendix C.   

5.0 Soil and Groundwater Conditions

5.1.1 Area Geology 

The site lies within the Puget Lowland.  The lowland is part of a regional north-south trending trough that 

extends from southwestern British Columbia to near Eugene, Oregon.  North of Olympia, Washington, 

this lowland is glacially carved, with a depositional and erosional history including at least four separate 

glacial advances/retreats.  The Puget Lowland is bounded to the west by the Olympic Mountains and to 

the east by the Cascade Range.  The lowland is filled with glacial and non-glacial sediments consisting of 

interbedded gravel, sand, silt, till, and peat lenses.  

The Geologic Map of Mercer Island, indicates that the site is near the contacts between Vashon Ice 

Contact Deposits and Vashon Glacial Till. 

Vashon Ice Contact Deposits include intercalated till and outwash.  Typically, the outwash consists of sand 

and gravel and the till consists of a matrix supported mixture of sandy silt with gravel that may or may not 

have been glacially consolidated.     

Vashon Glacial Till consists of an unsorted mixture of sand, silt, clay, and gravel.  These materials are 

dense to very dense and nearly impermeable. 

Explorations 

The test pits encountered approximately 6 inches of topsoil and vegetation underlain by approximately 

2.5 to 3 feet of loose to medium dense/stiff, silty-fine to fine grained sand trace gravel (Weathered Ice 

Contact Deposits – Till Like).  These materials were underlain by very stiff/dense, silty-fine to fine grained 

sand (Ice Contact Deposits – Till Like), which continued to the termination depths of the explorations. 

We also reviewed three boring logs that were drilled for the library just west of the site.  These borings 

encountered local fill and weathered till-like soils underlain by very dense glacial till.  These borings are 

consistent with the findings of our site investigation. 

5.1.2 Groundwater 

Groundwater was not encountered during our investigation.  Seasonal perched groundwater should be 

expected between the weathered and unweathered glacial till.   

Water table elevations often fluctuate over time.  The groundwater level will depend on a variety of factors 

that may include seasonal precipitation, irrigation, land use, climatic conditions and soil permeability.  

Water levels at the time of the field investigation may be different from those encountered during the 

construction phase of the project.   
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6.0 Geologic Hazards

6.1 Erosion Hazard 

The Natural Resources Conservation Services (NRCS) maps for King County indicate that the site is 

underlain by Arents, Alderwood Material (6 to 15 percent slopes).  These soils have a slight erosion 

potential in a disturbed state. 

It is our opinion that soil erosion potential at this project site can be reduced through landscaping and 

surface water runoff control.  Typically erosion of exposed soils will be most noticeable during periods of 

rainfall and may be controlled by the use of normal temporary erosion control measures, such as silt 

fences, hay bales, mulching, control ditches and diversion trenches.  The typical wet weather season, with 

regard to site grading, is from October 31st to April 1st.  Erosion control measures should be in place before 

the onset of wet weather.   

6.2 Seismic Hazard 

The overall subsurface profile corresponds to a Site Class D as defined by Table 1613.5.2 of the 2015 

International Building Code (2015 IBC).  A Site Class D applies to an overall stiff soil profile within the 

upper 100 feet.   

We referenced the U.S. Geological Survey (USGS) Earthquake Hazards Program Website to obtain values 

for SS, S1, Fa, and Fv.  The USGS website includes the most updated published data on seismic conditions.  

These parameters are from ASCE 7-10.  The site-specific seismic design parameters and adjusted 

maximum spectral response acceleration parameters are as follows: 

PGA  (Peak Ground Acceleration, in percent of g) 

SS 141.5% of g 

S1 54.40% of g 

FA 1.00 

FV 1.50 

Additional seismic considerations include liquefaction potential and amplification of ground motions by 

soft/loose soil deposits.  The liquefaction potential is highest for loose sand with a high groundwater table.  

The very fine grained soil materials that underlie the site have a low potential for liquefaction. 

Seattle Fault Zone 

The site is located within the Seattle Fault Zone which extends west to east through portions of Bainbridge 

Island, Seattle, Mercer Island, extending further east along and near the I-90 corridor.   

We reviewed available fault maps from the Department of Natural Resources website.  The site is not 

located near any known faults and is situated approximately 1.4 miles south of a northern splay of the 

Seattle Fault Zone and approximately 1.76 miles north of another mapped fault.  The risk of fault rupture 

at the site is very low.
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Municipal Code Information 

We understand that the site is mapped within a seismic hazard area.  This is likely due to the mapped 

geologic unit – Vashon Ice Contact Deposits, which can include deposits of clean sands with gravel; which 

can have a moderate to high risk of liquefaction.   Ice-Contact Deposits can vary widely in composition 

and density over relatively short distances.   

At this site, the soils are consistent with very fine grained till-like materials that consist of a weathered 

zone overlying relatively dense to very dense, fine-grained soil materials.  The risk of liquefaction and 

ground amplification is low in very fine grained and relatively dense soils.   

3. Alteration of landslide hazard areas, seismic hazard areas and associated buffers may occur if the 

conditions listed in subsection (B)(2) of this section are satisfied and the geotechnical 

professional provides a statement of risk matching one of the following: 

a. An evaluation of site-specific subsurface conditions demonstrates that the proposed development is 

not located in a landslide hazard area or seismic hazard area; 

Based on our review of geologic mapping in conjunction with the results of our field investigation, it is our 

opinion that the site is not located within a seismic hazard area.   

7.0 DISCUSSION

7.1.1 General 

It is our opinion that the proposed residences may be supported on shallow foundation systems bearing 

on medium dense or firmer native soils.  These soils are anticipated to be encountered within 3 feet of the 

ground surface.  Local overexcavation and replacement may be necessary if loose soils are encountered 

during footing excavation work. 

Stormwater infiltration is not feasible at this site.  The site is underlain by very dense silty-sand with 

gravel, which is nearly impermeable.  We recommend direct connection to City infrastructure if possible.  

Local detention systems, rain gardens, or permeable pavement may be feasible depending on their 

location and depth.  We can provide additional recommendations upon request. 

8.0 Recommendations

8.1.1 Site Preparation 

Trees, shrubs and other vegetation should be removed prior to stripping of surficial organic-rich soil.  

Based on observations from the site investigation program, it is anticipated that the stripping depth will 

range from 6 to 12 inches.  Deeper excavations should be expected below larger vegetation and where 

undocumented fill is present.   
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The near-surface soils consist of silty-sand with gravel grading to sandy silt with gravel.  These soils are 

suitable for use as structural fill provided it is within 3 percent of the optimum moisture.  These soils are 

moisture sensitive and may not be suitable during the winter months.  We do not recommend using the 

native soils as fill below foundation elements of the structure. 

Imported structural fill should consist of a sand and gravel mixture with a maximum grain size of 3 inches 

and less than 5 percent fines (material passing the U.S. Standard No. 200 Sieve).  Structural fill should be 

placed in maximum lift thicknesses of 12 inches and should be compacted to a minimum of 95 percent of 

the modified proctor maximum dry density, as determined by the ASTM D 1557 test method.   

8.1.2 Temporary Excavations 

Based on our understanding of the project, we anticipate that the grading could include local cuts on the 

order of approximately 4 feet or less for foundation placement.  If deeper excavations are proposed, they 

should be sloped no steeper than 1H:1V (Horizontal:Vertical) in medium dense native soils.  If an 

excavation is subject to heavy vibration or surcharge loads, we recommend that the excavations be sloped 

no steeper than 1.5H: 1V, where room permits.   

Temporary cuts should be in accordance with the Washington Administrative Code (WAC) Part N, 

Excavation, Trenching, and Shoring.  Temporary slopes should be visually inspected daily by a qualified 

person during construction activities and the inspections should be documented in daily reports.  The 

contractor is responsible for maintaining the stability of the temporary cut slopes and reducing slope 

erosion during construction.   

Temporary cut slopes should be covered with visqueen to help reduce erosion during wet weather, and the 

slopes should be closely monitored until the permanent retaining systems or slope configurations are 

complete.  Materials should not be stored or equipment operated within 10 feet of the top of any 

temporary cut slope. 

Soil conditions may not be completely known from the geotechnical investigation.  In the case of 

temporary cuts, the existing soil conditions may not be completely revealed until the excavation work 

exposes the soil.  Typically, as excavation work progresses the maximum inclination of temporary slopes 

will need to be re-evaluated by the geotechnical engineer so that supplemental recommendations can be 

made.  Soil and groundwater conditions can be highly variable.  Scheduling for soil work will need to be 

adjustable, to deal with unanticipated conditions, so that the project can proceed and required deadlines 

can be met. 

If any variations or undesirable conditions are encountered during construction, we should be notified so 

that supplemental recommendations can be made.  If room constraints or groundwater conditions do not 

permit temporary slopes to be cut to the maximum angles allowed by the WAC, temporary shoring 

systems may be required.  The contractor should be responsible for developing temporary shoring 

systems, if needed.  We recommend that Cobalt Geosciences and the project structural engineer review 

temporary shoring designs prior to installation, to verify the suitability of the proposed systems. 
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8.1.3 Erosion and Sediment Control 

Erosion and sediment control (ESC) is used to reduce the transportation of eroded sediment to wetlands, 

streams, lakes, drainage systems, and adjacent properties.  Erosion and sediment control measures 

should be implemented and these measures should be in general accordance with local regulations.  At a 

minimum, the following basic recommendations should be incorporated into the design of the erosion 

and sediment control features for the site: 

 Schedule the soil, foundation, utility, and other work requiring excavation or the disturbance of the 
site soils, to take place during the dry season (generally May through September).  However, provided 

precautions are taken using Best Management Practices (BMP’s), grading activities can be completed 

during the wet season (generally October through April).   

 All site work should be completed and stabilized as quickly as possible. 

 Additional perimeter erosion and sediment control features may be required to reduce the possibility 

of sediment entering the surface water.  This may include additional silt fences, silt fences with a 

higher Apparent Opening Size (AOS), construction of a berm, or other filtration systems. 

 Any runoff generated by dewatering discharge should be treated through construction of a sediment 
trap if there is sufficient space.  If space is limited other filtration methods will need to be 

incorporated. 

8.1.4 Foundation Design 

The proposed residences may be supported on shallow spread footing foundation systems bearing on 

undisturbed medium dense or firmer native soils or on properly compacted structural fill placed on the 

suitable native soils.  If structural fill is used to support foundations, then the zone of structural fill should 

extend beyond the faces of the footing a lateral distance at least equal to the thickness of the structural fill.   

For shallow foundation support, we recommend widths of at least 16 and 24 inches, respectively, for 

continuous wall and isolated column footings supporting the proposed structure.  Provided that the 

footings are supported as recommended above, a net allowable bearing pressure of 2,500 pounds per 

square foot (psf) may be used for design.  If a detention vault is used and is at least 5 feet below grade, an 

allowable bearing pressure of 5,000 psf may be used for design. 

A 1/3 increase in the above value may be used for short duration loads, such as those imposed by wind 

and seismic events.  Structural fill placed on bearing, native subgrade should be compacted to at least 95 

percent of the maximum dry density based on ASTM Test Method D1557.  Footing excavations should be 

inspected to verify that the foundations will bear on suitable material. 

Exterior footings should have a minimum depth of 18 inches below pad subgrade (soil grade) or adjacent 

exterior grade, whichever is lower.  Interior footings should have a minimum depth of 12 inches below pad 

subgrade (soil grade) or adjacent exterior grade, whichever is lower.   

If constructed as recommended, the total foundation settlement is not expected to exceed 1 inch.  

Differential settlement, along a 25-foot exterior wall footing, or between adjoining column footings, 

should be less than ½ inch.  This translates to an angular distortion of 0.002.  Most settlement is 

expected to occur during construction, as the loads are applied.  However, additional post-construction 
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settlement may occur if the foundation soils are flooded or saturated.  All footing excavations should be 

observed by a qualified geotechnical consultant. 

Resistance to lateral footing displacement can be determined using an allowable friction factor of 0.35 

acting between the base of foundations and the supporting subgrades.  Lateral resistance for footings can 

also be developed using an allowable equivalent fluid passive pressure of 250 pounds per cubic foot (pcf) 

acting against the appropriate vertical footing faces (neglect the upper 12 inches below grade in exterior 

areas).  The allowable friction factor and allowable equivalent fluid passive pressure values include a 

factor of safety of 1.5.  The frictional and passive resistance of the soil may be combined without reduction 

in determining the total lateral resistance.   

Care should be taken to prevent wetting or drying of the bearing materials during construction.  Any 

extremely wet or dry materials, or any loose or disturbed materials at the bottom of the footing 

excavations, should be removed prior to placing concrete. The potential for wetting or drying of the 

bearing materials can be reduced by pouring concrete as soon as possible after completing the footing 

excavation and evaluating the bearing surface by the geotechnical engineer or his representative. 

8.1.5 Reinforced Concrete Retaining Walls 

The following table, titled Wall Design Criteria, presents the recommended soil related design 

parameters for retaining walls with a level backslope, if this information is required.  Contact Cobalt if an 

alternate retaining wall system is used. 

Wall Design Criteria

“At-rest” Conditions (Lateral Earth Pressure – EFD+) 55 pcf (Equivalent Fluid Density) 

“Active” Conditions (Lateral Earth Pressure – EFD+) 35 pcf (Equivalent Fluid Density) 

Seismic Increase for “At-rest” Conditions        

(Lateral Earth Pressure) 

14H* (Uniform Distribution) 

Seismic Increase for “Active” Conditions        

(Lateral Earth Pressure) 

7H* (Uniform Distribution) 

Passive Earth Pressure on Low Side of Wall

(Allowable, includes F.S. = 1.5) 

Neglect upper 2 feet, then 250 pcf EFD+

Soil-Footing Coefficient of Sliding Friction (Allowable; 
includes F.S. = 1.5) 

0.35 

*H is the height of the wall; Increase based on one in 500 year seismic event (10 percent probability of being exceeded in 50 years),  
+ EFD – Equivalent Fluid Density 

The stated lateral earth pressures do not include the effects of hydrostatic pressure generated by water 

accumulation behind the retaining walls.  Uniform horizontal lateral active and at-rest pressures on the 

retaining walls from vertical surcharges behind the wall may be calculated using active and at-rest lateral 
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earth pressure coefficients of 0.3 and 0.5, respectively.  The soil unit weight of 125 pcf may be used to 

calculate vertical earth surcharges. 

To reduce the potential for the buildup of water pressure against the walls, continuous footing drains 

(with cleanouts) should be provided at the bases of the walls.  The footing drains should consist of a 

minimum 4-inch diameter perforated pipe, sloped to drain, with perforations placed down and enveloped 

by a minimum 6 inches of pea gravel in all directions.   

The backfill adjacent to and extending a lateral distance behind the walls at least 2 feet should consist of 

free-draining granular material.  All free draining backfill should contain less than 3 percent fines 

(passing the U.S. Standard No. 200 Sieve) based upon the fraction passing the U.S. Standard No. 4 Sieve 

with at least 30 percent of the material being retained on the U.S. Standard No. 4 Sieve.  The primary 

purpose of the free-draining material is the reduction of hydrostatic pressure.  Some potential for the 

moisture to contact the back face of the wall may exist, even with treatment, which may require that more 

extensive waterproofing be specified for walls, which require interior moisture sensitive finishes. 

We recommend that the backfill be compacted to at least 90 percent of the maximum dry density based 

on ASTM Test Method D1557.  In place density tests should be performed to verify adequate compaction.  

Soil compactors place transient surcharges on the backfill.  Consequently, only light hand operated 

equipment is recommended within 3 feet of walls so that excessive stress is not imposed on the walls. 

8.1.6 Stormwater Recommendations 

The site is underlain by very fine-grained deposits which become very dense within a few feet of the 

ground surface.  These materials are nearly impermeable and there is a high probability that there will be 

shallow groundwater seepage at multiple depths below grade during winter months.    

We performed a small scale Pilot Infiltration Test (PIT) in TP-1 at a depth of 4 feet below grade.  

Following saturation, testing and application of correction factors for site variability (0.8), influent control 

(0.9), and testing (0.4), the infiltration rate was 0.12 inches per hour.  This is lower than what is 

considered to be feasible.  Widespread infiltration is not feasible in the very dense aquitard represented by 

the glacial till or till-like materials. 

Depending on the location and depth, rain gardens and permeable pavements could be feasible for flow 

control.  Any system should have overflow to City infrastructure.  We can provide additional 

recommendations once a civil plan has been prepared.   

8.1.7 Slab-on-Grade 

We recommend that the upper 12 inches of the native soils within any proposed slab areas be compacted 

to at least 95 percent of the modified proctor (ASTM D1557 Test Method).  Any remaining loose or 

unstable soils should be removed prior to fill placement and compaction. 

Often, a vapor barrier is considered below concrete slab areas. However, the usage of a vapor barrier could 

result in curling of the concrete slab at joints. Floor covers sensitive to moisture typically requires the 

usage of a vapor barrier.  A materials or structural engineer should be consulted regarding the detailing of 

the vapor barrier below concrete slabs.  Exterior slabs typically do not utilize vapor barriers.   
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The American Concrete Institutes ACI 360R-06 Design of Slabs on Grade and ACI 302.1R-04 Guide for 

Concrete Floor and Slab Construction are recommended references for vapor barrier selection and floor 

slab detailing.  

Slabs on grade may be designed using a coefficient of subgrade reaction of 200 pounds per cubic inch 

(pci) assuming the slab-on-grade base course is underlain by structural fill placed and compacted as 

outlined in Section 8.1.  A 4 to 6 inch thick capillary break consisting of 5/8 inch clean angular rock or pea 

gravel should be placed over the prepared subgrade. 

A perimeter drainage system is recommended unless interior slab areas are elevated a minimum of 12 

inches above adjacent exterior grades.  If installed, a perimeter drainage system should consist of a 4 inch 

diameter perforated drain pipe surrounded by a minimum 6 inches of drain rock wrapped in a non-woven 

geosynthetic filter fabric to reduce migration of soil particles into the drainage system.  The perimeter 

drainage system should discharge by gravity flow to a suitable stormwater system. 

Exterior grades surrounding buildings should be sloped at a minimum of one percent to facilitate surface 

water flow away from these buildings and preferably with a relatively impermeable surface cover 

immediately adjacent to the buildings. 

8.1.8 Groundwater Influence on Construction 

Groundwater was not encountered during our investigation.  We do not expect significant volumes of 

groundwater if the earthwork takes place during the dry season.  There may be shallow perched 

groundwater during late winter and spring months.  The depth to perched groundwater may be less than 

3 feet in places. 

If groundwater is encountered during construction, we anticipate that sump excavations and small pumps 

will adequate de-water short-term excavations.  We can provide additional recommendations if necessary. 

8.1.9 Pavement Recommendations 

The near surface subgrade soils generally consist of silty sand with gravel.  These soils are rated as good 

for pavement subgrade material (depending on silt content and moisture conditions).  We estimate that 

the subgrade will have a California Bearing Ratio (CBR) value of 10 and a modulus of subgrade reaction 

value of k = 200 pci, provided the subgrade is prepared in general accordance with our recommendations. 

We recommend that, at a minimum, 18 inches of the existing subgrade material be moisture conditioned 

(as necessary) and re-compacted to prepare for the construction of pavement sections.  Deeper levels of 

recompaction or overexcavation and replacement may be necessary in areas where fill and/or very poor 

(soft/loose) soils are present.  Any soils that cannot be compacted to required levels and soils that have 

more than 40 percent fines by weight should be removed and replaced with imported structural fill. 

The subgrade should be compacted to at least 95 percent of the maximum dry density as determined by 

ASTM Test Method D1557.  In place density tests should be performed to verify proper moisture content 

and adequate compaction.   

The recommended flexible and rigid pavement sections are based on design CBR and modulus of 

subgrade reaction (k) values that are achieved, only following proper subgrade preparation.  It should be 

noted that subgrade soils that have relatively high silt contents will likely be highly sensitive to moisture 
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conditions.  The subgrade strength and performance characteristics of a silty subgrade material may be 

dramatically reduced if this material becomes wet. 

Based on our knowledge of the proposed project, we expect the traffic to range from light duty (passenger 

automobiles) to heavy duty (delivery trucks).  The following tables show the recommended pavement 

sections for light duty and heavy duty use.  For areas where firetrucks may travel, we recommend using 

the heavy duty section. 

ASPHALTIC CONCRETE (FLEXIBLE) PAVEMENT 

LIGHT DUTY 

Asphaltic Concrete Aggregate Base* Compacted Subgrade* ** 

2.0 in. 6.0 in. 12.0 in. 

HEAVY DUTY 

Asphaltic Concrete Aggregate Base* Compacted Subgrade* ** 

3.5 in. 6.0 in. 12.0 in. 

PORTLAND CEMENT CONCRETE (RIGID) PAVEMENT 

Min. PCC Depth Aggregate Base* Compacted Subgrade* ** 

6.0 in. 6.0 in. 12.0 in. 

* 95% compaction based on ASTM Test Method D1557 

** A proof roll may be performed in lieu of in place density tests 

Aggregate base typically consists of 1-1/4-inch minus crushed rock with a possible 2 inch layer of 5/8-inch 

minus for a leveling course.   

The asphaltic concrete depth in the flexible pavement tables should be a surface course type asphalt, such 

as Washington Department of Transportation (WSDOT) ½ inch HMA.  The rigid pavement design is 

based on a Portland Cement Concrete (PCC) mix that has a 28 day compressive strength of 4,000 pounds 

per square inch (psi).  The design is also based on a concrete flexural strength or modulus of rupture of 

550 psi. 
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9.0 Construction Field Reviews

Cobalt Geosciences should be retained to provide part time field review during construction in order to 

verify that the soil conditions encountered are consistent with our design assumptions and that the intent 

of our recommendations is being met. This will require field and engineering review to: 

 Monitor and test structural fill placement and soil compaction 
 Observe bearing capacity at footing locations 
 Monitor excavation 
 Proofroll pavement areas 
 Verify drainage placement 
 Monitor temporary and permanent erosion control 

Geotechnical design services should also be anticipated during the subsequent final design phase to 

support the structural design and address specific issues arising during this phase. Field and engineering 

review services will also be required during the construction phase in order to provide a Final Letter for 

the project. 

10.0 Closure

This report was prepared for the exclusive use of Constantine Builders and their appointed consultants. 

Any use of this report or the material contained herein by third parties, or for other than the intended 

purpose, should first be approved in writing by Cobalt Geosciences, LLC. 

The recommendations contained in this report are based on assumed continuity of soils with those of our 

test holes, and assumed structural loads. Cobalt Geosciences should be provided with final architectural 

and civil drawings when they become available in order that we may review our design recommendations 

and advise of any revisions, if necessary. 

Use of this report is subject to the Statement of General Conditions provided in Appendix A. It is the 

responsibility of Constantine Builders who is identified as “the Client” within the Statement of General 

Conditions, and its agents to review the conditions and to notify Cobalt Geosciences should any of these 

not be satisfied. 
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Respectfully submitted, 

Cobalt Geosciences, LLC

Original signed by: 

                                                                               11/5/2020 

Phil Haberman, PE, LG, LEG 

Principal 
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Statement of General Conditions 

USE OF THIS REPORT: This report has been prepared for the sole benefit of the Client or its agent and 

may not be used by any third party without the express written consent of Cobalt Geosciences and the 

Client. Any use which a third party makes of this report is the responsibility of such third party.  

BASIS OF THE REPORT: The information, opinions, and/or recommendations made in this report are 

in accordance with Cobalt Geosciences present understanding of the site specific project as described by 

the Client. The applicability of these is restricted to the site conditions encountered at the time of the 

investigation or study. If the proposed site specific project differs or is modified from what is described in 

this report or if the site conditions are altered, this report is no longer valid unless Cobalt Geosciences is 

requested by the Client to review and revise the report to reflect the differing or modified project specifics 

and/or the altered site conditions.  

STANDARD OF CARE: Preparation of this report, and all associated work, was carried out in 

accordance with the normally accepted standard of care in the state of execution for the specific 

professional service provided to the Client. No other warranty is made.  

INTERPRETATION OF SITE CONDITIONS: Soil, rock, or other material descriptions, and 

statements regarding their condition, made in this report are based on site conditions encountered by 

Cobalt Geosciences at the time of the work and at the specific testing and/or sampling locations. 

Classifications and statements of condition have been made in accordance with normally accepted 

practices which are judgmental in nature; no specific description should be considered exact, but rather 

reflective of the anticipated material behavior. Extrapolation of in situ conditions can only be made to 

some limited extent beyond the sampling or test points. The extent depends on variability of the soil, rock 

and groundwater conditions as influenced by geological processes, construction activity, and site use.  

VARYING OR UNEXPECTED CONDITIONS: Should any site or subsurface conditions be 

encountered that are different from those described in this report or encountered at the test locations, 

Cobalt Geosciences must be notified immediately to assess if the varying or unexpected conditions are 

substantial and if reassessments of the report conclusions or recommendations are required. Cobalt 

Geosciences will not be responsible to any party for damages incurred as a result of failing to notify Cobalt 

Geosciences that differing site or sub-surface conditions are present upon becoming aware of such 

conditions.  

PLANNING, DESIGN, OR CONSTRUCTION: Development or design plans and specifications 

should be reviewed by Cobalt Geosciences, sufficiently ahead of initiating the next project stage (property 

acquisition, tender, construction, etc), to confirm that this report completely addresses the elaborated 

project specifics and that the contents of this report have been properly interpreted. Specialty quality 

assurance services (field observations and testing) during construction are a necessary part of the 

evaluation of sub-subsurface conditions and site preparation works. Site work relating to the 

recommendations included in this report should only be carried out in the presence of a qualified 

geotechnical engineer; Cobalt Geosciences cannot be responsible for site work carried out without being 

present. 
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Figures: Vicinity Map, Site Plan
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PT

Well-graded gravels, gravels, gravel-sand mixtures, little or no fines

Poorly graded gravels, gravel-sand mixtures, little or no fines

Silty gravels, gravel-sand-silt mixtures

Clayey gravels, gravel-sand-clay mixtures

Well-graded sands, gravelly sands, little or no fines

COARSE 
GRAINED

SOILS
(more than 50%

retained on 
No. 200 sieve) 

Primarily organic matter, dark in color,
and organic odor

Peat, humus, swamp soils with high organic content (ASTM D4427)
HIGHLY ORGANIC

SOILS

FINE GRAINED
SOILS 

(50% or more 
passes the 

No. 200 sieve)

MAJOR DIVISIONS SYMBOL TYPICAL DESCRIPTION

Gravels
(more than 50%
of coarse fraction
retained on No. 4 

sieve)

Sands
(50% or more

of coarse fraction
passes the No. 4 

sieve)

Silts and Clays
(liquid limit less

than 50)

Silts and Clays
(liquid limit 50 or

more)

Organic

Inorganic

Organic

Inorganic

Sands with
Fines 

(more than 12% 
fines)

Clean Sands
(less than 5%

fines)

Gravels with 
Fines

(more than 12%
fines)

Clean Gravels
(less than 5%

fines)

Unified Soil Classification System (USCS)

Poorly graded sand, gravelly sands, little or no fines

Silty sands, sand-silt mixtures

Clayey sands, sand-clay mixtures

Inorganic silts of low to medium plasticity, sandy silts, gravelly silts, 
or clayey silts with slight plasticity

Inorganic clays of low to medium plasticity, gravelly clays, sandy clays,
silty clays, lean clays

Organic silts and organic silty clays of low plasticity

Inorganic silts, micaceous or diatomaceous fine sands or silty soils,
elastic silt

Inorganic clays of medium to high plasticity, sandy fat clay, 
or gravelly fat clay

Organic clays of medium to high plasticity, organic silts

Moisture Content Definitions

Grain Size Definitions

Dry        Absence of moisture, dusty, dry to the touch

Moist    Damp but no visible water

Wet       Visible free water, from below water table

Grain Size Definitions

Description Sieve Number and/or Size

Fines <#200 (0.08 mm)

Sand  
            -Fine
            -Medium
            -Coarse

Gravel
            -Fine
            -Coarse

Cobbles

Boulders

#200 to #40 (0.08 to 0.4 mm)
#40 to #10 (0.4 to 2 mm)

#10 to #4 (2 to 5 mm)

#4 to 3/4 inch (5 to 19 mm)
3/4 to 3 inches (19 to 76 mm)

3 to 12 inches (75 to 305 mm)

>12 inches (305 mm)

Classification of Soil Constituents

MAJOR constituents compose more than 50 percent,
by weight, of the soil.  Major constituents are capitalized
(i.e., SAND).

Minor constituents compose 12 to 50 percent of the soil
and precede the major constituents (i.e., silty SAND).
Minor constituents preceded by “slightly” compose 
5 to 12 percent of the soil (i.e., slightly silty SAND).

Trace constituents compose 0 to 5 percent of the soil
(i.e., slightly silty SAND, trace gravel).

Relative Density                       Consistency
  (Coarse Grained Soils)            (Fine Grained Soils)

N, SPT,         Relative 
Blows/FT     Density

0 - 4              Very loose
4 - 10            Loose
10 - 30         Medium dense
30 - 50         Dense
Over 50        Very dense

N, SPT,         Relative 
Blows/FT     Consistency

Under 2       Very soft
2 - 4              Soft
4 - 8              Medium stiff
8 - 15            Stiff
15 - 30          Very stiff
Over 30       Hard

Cobalt Geosciences, LLC
P.O. Box 82243 
Kenmore, WA 98028
(206) 331-1097
www.cobaltgeo.com
cobaltgeo@gmail.com

Soil Classification Chart Figure C1 
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Test Pit TP-1
Date: October 27, 2020  

Contractor: Client provided 

Depth: 10’   

Elevation:   Logged By: PH        Checked By: SC

Groundwater: None 

Material Description

Moisture Content (%)
Plastic
Limit

Liquid 
Limit

10 20 30 400 50

1

2

3

4

5

6

DCP Equivalent N-Value

7

8

9

10

SM/
ML

SM/
ML

End of Test Pit 7’

Topsoil and Vegetation

Test Pit TP-2
Date: October 27, 2020  

Contractor: Client provided 

Depth: 6’   

Elevation:   Logged By: PH        Checked By: SC

Groundwater:  

Material Description

Moisture Content (%)
Plastic
Limit

Liquid 
Limit

10 20 30 400 50

1

2

3

4

5

6

DCP Equivalent N-Value

7

8

9

10

Loose/medium stiff to medium dense/stiff, silty-fine to fine grained sand
with gravel, mottled yellowish brown to grayish brown, moist. 
(Weathered Ice Contact Deposits - Till Like)

SM/
ML

Dense/very stiff, silty-fine to fine grained sand trace gravel,
grayish brown, moist. (Ice Contact Deposits - Till Like)

SM/
ML

End of Test Pit 6’

Topsoil/Grass

Dense/very stiff, silty-fine to fine grained sand trace gravel,
grayish brown, moist. (Ice Contact Deposits - Till Like)

Loose/medium stiff to medium dense/stiff, silty-fine to fine grained sand
with gravel, mottled yellowish brown to grayish brown, moist. 
(Weathered Ice Contact Deposits - Till Like)



To: Lauren Anderson 

From: Ruji Ding 

Re: Sub20-004, Short Plat 

Date: May 4, 2021 

I have reviewed the submittal package and have the following conditions of approval: 

1. Show all the existing and proposed easements on the final plat. Clearly distinguish

all public easements from the private easements. The private utility easement and

public utility easement shall not be combined. Cleanly distinguish all existing

easements from the proposed easements.

2. Easements for 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 (where applicable) for all shared usage and filed

with the King County Recorder and noted on the final plat.  The easement notation

shall indicate whether the easement is public or private, existing or proposed.

3. The Final Plat shall be prepared in conformance with Title 58 RCW and Surveys shall

comply with Chapter 332-130 WAC.  Submit using Mercer Island's datum and tie the

plat to at least two monuments.

4. 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.

5. All private shared utilities and shared access for Lot 1 and Lot 2 shall be completed

prior to plat recording. A Site Development Permit for constructing all shared utilities

and access are required for the city approval. A construction bond (150% of the

construction cost) for the plat improvement is required prior to issuance of the permit.

All construction must be completed prior to submit the final plat.

6. Construction of all improvements for other access, utilities, all storm drainage system

(conveyance system and onsite detention system), except the items described in

Condition #5, and all site work shall be completed as part of future building permits for

individual lots. The requirements will be based on the City ordinances, regulations, and

Memorandum 
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requirements of the City Engineer established at the time of application for future 

building permits. 

 

 

The following note shall be placed on the final plat: 

1. 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. 

2. The monitoring, cleaning, maintenance and repair of storm drainage systems in 

accordance with City Ordinance No. 95C-118 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. 

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

of-way. 

4. 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, access and 

utility service plan, a landscape plan (which shall identify existing vegetation to be 

retained, limits of all clearing and grading), and a schedule for the construction. The 

applicant’s Civil Engineer, experienced in soils geology and mechanics, shall review the 

proposed site and building construction and provide recommendations that will limit site 

disturbance, minimize risk of soils movement, evaluate site slope stability and define 

materials and construction practices for the work. The Building Official may require that 

the Engineer be present during construction, monitor the work, and recommend special 

techniques or mitigating measures. The costs associated with the Engineer’s monitoring 

and mitigation measures shall be borne by the applicant.   

5. No permanent landscaping, structures, or fences shall be placed on or within public utility 

or storm drainage easements without the written approval of the City Engineer. 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. 



Lot owners shall be responsible for the restoration of any private improvements or 

landscaping within said easements.  

6. 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. 



CITY OF MERCER ISLAND, WASHINGTON 
9611 SE 36th Street  Mercer Island, WA 98040-3732 
(206) 275-7713
www.mercergov.org

Date 4/28/2021 

Subject: SUB20-0004, Short Plat 

I have reviewed the submittal package and have the following conditions of approval: 

1. A tree replacement plan for the 105 required replacement trees or 52
trees/lot. Or a fee in lieu of $494.50/tree for any tree that cannot be
planted at least 10’ away from each other, existing trees and
infrastructure such as fences. This replanting/fee in lieu plan for both lots
will be required at the building plan application. Very little room appears
on site for replanting and no opportunity in the right of way. It will follow
the requirements described in 19.10.070.

2. The tree protection plan will be submitted during building review. No
further tree removal will be allowed unless it is justified under
19.10.060.A. Showing tree protection fencing at the Arborist stated tree
protection zone (TPZ).

3. The tree protection fence shall be 6’ chain-link fence secured into the
ground. This will be called out on the Tree Plan during building review.

4. The Project Arborist is to be on site and in control of any excavation or
grading within trees dripline. They will document and clean cut any root
over 1” in diameter that needs to be removed. Call this out on Tree Plan
during building review.

Items to be shown on face of the plat 
1. The plan showing numbered retained trees and building pad will be recorded as part of

the plat. This plan should be the same or consistent with the Preliminary Tree Plan.
2. No tree identified for retention may be removed unless otherwise approved by the City

arborist.

I can be reached at  John.Kenney@mercergov.org if you have any questions. 

Sincerely, 
John Kenney 
City Arborist 
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CITY OF MERCER ISLAND 
COMMUNITY PLANNING AND DEVELOPMENT 
9611 SE 36TH STREET | MERCER ISLAND, WA 98040 
PHONE: 206.275.7605 | www.mercergov.org 

TRANSPORTATION CONCURRENCY CERTIFICATE NO. TCC21-004 

Pursuant to MICC 19.20.020 this Certificate confirms that the transportation concurrency requirement for the 
proposed development described below has been satisfied pursuant to the conditions contained in this 
Certificate. 

Project Name: DEMO EXISTING HOUSE & SUBDIVIDE 
INTO 2 LOTS 

Issuance Date:  5/4/2021 

Site Address / Location:  8817 SE 44TH ST ExpirationDate:  5/4/2022* 
Parcel(s): 7598100191 *or as otherwise established in language

below
Applicant: CONSTANTINE, ODYSSEUS GEORGE 

16510 39TH AVE NE 
LAKE FOREST PARK, WA, 98155 

Owner: CONSTANTINE, ODYSSEUS GEORGE 
16510 39TH AVE NE 
LAKE FOREST PARK, WA 98155 

Proposed Land Use: SINGLE FAMILY Units:  2 
Type of Development Proposal:  SHORT PLAT Square Footage:    
Related Application(s): SUB20-004 Net New Trips:  1 

This Certificate is only an indication that there is adequate vehicular capacity on the City of Mercer Island street 
network to support the traffic forecasted to be generated by the development described above. This Certificate 
implies no other approvals of land use, site design, or code compliance. It is subject to the following general 
conditions: 

Validity: A transportation concurrency certificate is valid only for the specified uses, densities, intensity and development 
proposal site(s) for which it was issued and shall not be transferred to a different project or parcel. A transportation 
concurrency certificate shall remain valid for the longer of: 

1. One (1) year from the date of issuance;
2. During the period of time the development proposal associated with the certificate is under review by the city;
3. For the same period of time as the development approval. If the development does not have an expiration date or

an approved phasing schedule that allows a longer build-out, the concurrency certificate shall be valid for one (1)
year from the date of the last permit approval associated with the development proposal;

4. For a period of time specified in an approved development agreement.
Expiration: A transportation concurrency certificate shall expire if any of the following occur: 

1. The timeframe established in the Validity section above is exceeded.
2. The related development permit application is denied or revoked by the city.
3. The related development permit expires prior to issuance of a building permit.

Extension: A transportation concurrency certificate shall not be extended. A new transportation concurrency application, 
review and certificate are required if the previous transportation concurrency certificate has expired. 
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December 28, 2020 

Lauren Anderson 
Planner 
Community Planning and Development (CPD) 
City of Mercer Island 

Re: Constantine Short Plat 
8817 SE 44th St 
Mercer Island, Washington 
SUB 20-004 

This letter is provided at your request to comment on whether there is a seismic hazard at the subject 
property and confirm that the proposed building pad locations minimize the disturbance of the existing, 
natural topography. 

The following documents were reviewed in making our assessment. 

City of Mercer Island GIS 

Cobalt Geosciences, LLC., Limited Geotechnical Investigation, Proposed Residences, 8813 SE 
44th Street, Mercer Island, Washington, November 5, 2020. 

Offe Engineers, Constantine Short Plat, 8813 SE 44th Street, Mercer Island, Washington, Land 
Use File #20-XXX, November 5, 2020, 7 plan sheets. (SUB 2 review plan set) 

Project Narrative (undated) submitted in SUB1 package 

Troost, Kathy G. and Wisher, Aaron P., Geologic Map of Mercer Island, Washington, October 
2006. 

Seismic Hazard 

The City of Mercer Island GIS indicates a seismic hazard present at this property. This designation 
appears to be associated with the presence of the geologic unit of Qvi or Vashon Ice Contact deposits 
(Troost, 2006) at the site. The soils in this geologic unit can have a variable soil gradation but is usually 
loose and granular. 

The subsurface information provided in the geotechnical report (Cobalt Geosciences, November 5, 2020) 
indicated the following conditions: 

“The test pits encountered approximately 6 inches of topsoil and vegetation underlain by approximately 
2.5 to 3 feet of loose to medium dense/stiff, silty-fine to fine grained sand trace gravel (Weathered Ice 
Contact Deposits – Till Like). These materials were underlain by very stiff/dense, silty-fine to fine grained 
sand (Ice Contact Deposits – Till Like), which continued to the termination depths of the explorations. 

We also reviewed three boring logs that were drilled for the library just west of the site. These borings 
encountered local fill and weathered till-like soils underlain by very dense glacial till. These borings are 
consistent with the findings of our site investigation.” 

No groundwater was encountered in the test pits. The report indicated that “Seasonal perched 
groundwater should be expected between the weathered and unweathered glacial till.” 

The geotechnical report presents these conclusions: “At this site, the soils are consistent with very fine 
grained till-like materials that consist of a weathered zone overlying relatively dense to very dense, fine-
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Constantine Short Plat 
8817 SE 44th Street 
Mercer Island, WA 
SUB 20-004 
December 28, 2020 
Page 2 of 2 
 
grained soil materials. The risk of liquefaction and ground amplification is low in very fine grained and 
relatively dense soils.” “Based on our review of geologic mapping in conjunction with the results of our 
field investigation, it is our opinion that the site is not located within a seismic hazard area.” 
 
This information concurs with our assessment that the property is not within a seismic hazard area as 
defined in MICC 19.16  as an area subject to severe risk of damage as a result of earthquake induced 
ground shaking, slope failure, settlement, soil liquefaction or surface faulting. 
 
It is noted that the Pacific Northwest is in a seismically active area and therefore requires seismic loading 
to be included in building designs. The geotechnical report provides a Site Class designation 
recommendation in accordance with the International Building Code. 
 
Building Pad Locations 
 
The topographic site plan provided in the plan set (Offe Engineers, November 5, 2020) indicates less than 
a 2-foot elevation change across the site. The conceptual grading/utility plan shows limits of excavations 
confined to distances ranging from 2 to 7 feet away from proposed building pads and utility locations.  
 
Based on this information, it is our opinion that the proposed building pad locations minimize the 
disturbance of the existing, natural topography. 
 
One area to note however is the location of the proposed side sewer along the east property line that will 
connect to the existing sewer line in SE 44th Street. The sewer manholes in SE 44th Street have invert 
elevation information ranging from 380 to 378 feet (east to west). This is 10 to 12 feet deeper than the 
existing site grade of elevation 390 feet. 
 
The proposed location of the side sewer is only two feet from the east property line. To connect to the 
existing sewer line in SE 44th Street, the depth of the side sewer may be 10 feet or more. An open cut 
excavation conforming to the geotechnical engineer’s recommendation of no steeper than 1 horizontal to 
1 vertical (1H:1V) would require a construction easement from the property owner to the east or 
temporary excavation shoring so as not to encroach on the adjacent property.  
 
This geotechnical review is provided for the SUB2 plan set and associated files. 
 
Should further information be required, feel free to contact me. 
 
Sincerely, 
 
City of Mercer Island - CPD 

 
 
 
 

Michele Lorilla, P.E. 
Geotechnical Peer Reviewer 

https://mercerisland.municipal.codes/MICC/19.16.010__34778408e8d8920b5c8bbaf840c76fc7
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