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V I S I O N  

 
At the Grand Ridge Drive neighborhood at Issaquah Highlands (“GRD”), we envision an enclave of 
private estate properties along a rural lane, with each home unique in design and character and surrounded 
by a forest, in which architectural diversity is encouraged.  Each home will be a reflection of the needs, 
tastes and expectations of its owner (“Owner”), as expressed through fine architectural design, quality 
home building and sensitive landscaping.  
 
Our goal is to create a community that will grow in character over time to be recognized as one of the finest 
residential communities in this region.  

 
W H Y  W E  H A V E  T H I S  D O C U M E N T  
 
These Grand Ridge Drive Architectural Standards (“Architectural Standards”) implement the 
Declaration of Covenants, Conditions, and Restrictions for Issaquah Highlands Residential Properties, 
originally recorded April 28, 1997, and restated June 1, 2012, under King County Recording No. 
20120607000111 (“CC&Rs”).   These Architectural Standards establish a framework to assure a level of 
quality, while still allowing for variation in style and detail for the GRD neighborhood. This document 
provides design guidance for the applicant and assists the Architectural Review Committee (“Custom 
ARC”) established under the CC&Rs in reviewing submittal packages for the GRD neighborhood. 
The initial Custom ARC is appointed by the Declarant, and the Declarant at any time may delegate 
architectural review to an ARC that is appointed by the Board of the Issaquah Highlands Community 
Association (“Association” or “IHCA”) pursuant to Section 4.2 of the CC&Rs.  As provided in the CC&Rs, 
these Architectural Standards may be modified as deemed necessary by the Declarant (or by the IHCA’s 
Custom ARC after the delegation of authority from the Declarant). After the delegation, the IHCA Board 
may appoint some or all of the regular residential ARC members to serve as the “Custom ARC” under these 
GRD Architectural Standards.  These Architectural Standards apply to all new buildings, building 
additions, site work, landscape and any subsequent alterations or additions to previously approved plans 
or existing structures, including exterior finishes, roofing materials, building heights, massing, color and 
materials within the GRD neighborhood. The images and illustrations in this document are intended to 
provide an indication of an acceptable level of detailing and quality expected for this legacy neighborhood.  
 
The exterior of structures and all landscaping will be reviewed for consistency with these Architectural 
Standards, the natural setting, and the quality of the community. The review process will be conducted in a 
spirit of cooperation and encouragement designed to help everyone achieve the goals of the Architectural 
Standards.  
 
These Architectural Standards will be most helpful if each Owner and the members of his/her Project Team 
review them before starting the design of the home.  In that way, the Project Team can incorporate them in 
their design thinking and avoid later surprises or needless expense. Each Owner is free to propose solutions 
other than those listed in the Architectural Standards for consideration by the Custom ARC if the Project 
Team believes that alternative solutions achieve the vision for Grand Ridge Drive. 
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As used in these Architectural Standards, the terms “Owner” or “applicant” may be used interchangeably, 
and either term includes the members of the Project Team, unless the context otherwise denotes that the 
reference is only to the Owner or applicant.  
 
IMPORTANT NOTE:  These Architectural Standards supplement, but do not replace, the various 
applicable governmental regulations that apply. In addition to meeting these Architectural Standards, each 
applicant must ensure compliance with the various applicable governmental regulations. For information 
concerning other applicable regulations, please contact King County.   
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N E I G H B O R H O O D  M A P  
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1. Entry Gates 
2. Arrival Court 
3. Entry Pond 
4. Entry Fountain 
5. Fragrance Garden 
6. Three Car Garage 
7. Auto Court 
8. Art Studio & Tool Shed 
9. Basket Ball Court  
10. Fruit Trees 
11. Orchid House 
12. Herb Garden 
13. Sun Terrace 
14. Barbeque 

15. Covered Outdoor Living Area 
  with Outdoor Fireplace 

16. Covered Outdoor Dining Patio 
17. Gazebo 
18. Spa Lighted Fountain/Tension Edge   

Water Feature 
19. Nature Trail 
20. Great Lawn 
21. Meadow or Drainfield  
22. Butterfly Garden 
23. Hummingbird Garden 
24. Tree House 

  

 

S A M P L E  S I T E  P L A N  
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S P E C I F I C  D E S I G N  P R O V I S I O N S  
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I .  A R C H I T E C T U R A L  Q U A L I T Y  

 
a. Quality Design and Craftsmanship – All structures in the Grand Ridge Drive community will be 

designed by a licensed architect and shall feature high-quality 
design and craftsmanship. Exterior materials, detailing, and 
colors are to reflect a consistent architectural style. 

b. Exterior Elevations Visible from Offsite – All elevations of 
a structure are to feature a level of detail similar to the front 
of the structure, and match the architectural style of the 
house. 

c. Repetition of Plans – Each home is to be unique and not 
duplicated on any other homesite and shall be developed 
specifically for the proposed lot. 
d. Garages – Garages should not be a dominant visual feature 

from the street. To maintain this, when visible from the 
street, no more than three garage doors are allowed and 
the garage doors and structure will feature high quality 
doors and a high level of detailing including glazing. Metal 
garage doors are discouraged and may be prohibited at 
certain locations.  See also Section IV(h) below--doors. 

e. Home Orientation – The front of a home should ideally be oriented so that it is parallel to the 
street. This is encouraged where site conditions allow to provide the maximum visual impact of 
each quality home to the public. This will reinforce the neighborhood feel of Grand Ridge Drive.  

f. Sustainable Building– All homes shall comply with Sustainable Building requirements, supporting 
the vision of the community to create homes that promote sustainability, energy efficiency, and 
healthier homes, as set forth in Appendix I. 
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I I .  H E I G H T  L I M I T S ,  S E T B A C K S  &  
I M P E R V I O U S  S U R F A C E S  

 
a. This community has ridge height requirements of 35 and 40 feet on designated lots. For specific 

information height calculation methods, please contact King County. 
b.  Setback requirements have been established individually for the homesite and are identified in a 

Building Envelope Site Plan for each Lot. 
c.  Impervious Surfaces. Effective July 10, 2016, King County ordinances and regulations should be 
reviewed to determine the applicable impervious surface standards and what counts as “pervious” or 
“impervious”, to assure that the project does not exceed the County’s impervious surface 

limitations.  Each owner is encouraged to maintain a 
reserve of impervious surface for future projects.  Likewise, 
while the County may allow certain pervious and semi-
pervious products to be used when calculating impervious 
surface limitations, these Architectural Standards set 
aesthetic limits on the use of those products.  For example, 
asphalt paving is not allowed even if it is technically semi-
pervious.  The use of pavers, grasscrete and other semi-
pervious surfaces will need to meet both the County’s legal 

standard and the aesthetic standard of these Architectural Standards and should be discussed with 
the Custom ARC early in the planning process. 
 
 
 
I I I .  C H I M N E Y S  

 
a. Chimneys visible from the street are to be masonry.  
b. Chimneys on exterior walls must extend to grade. 
c. Chimneys are required to be capped with terracotta 

chimney pots, shrouds, or other ornamental 
termination to conceal the flue(s). 

d. Wood burning fireplaces are not permitted in the 
Grand Ridge Drive neighborhood. 
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I V .  W I N D O W S  &  D O O R S  

 

a. Window and door styles, shapes, and sizes are to be 
appropriate for the architectural style of the structure. 

b. Wood windows and metal clad wood windows are 
allowed. 

c. Hollow metal or aluminum (storefront system) 
windows are allowed when appropriate to the 
architectural style of the home. 

d. High quality vinyl windows are permitted on a case-by-case basis 
dependent on the character of the home and the location of the 
home in relation to the 
street and its visibility from 
the street.   

e. Windows that feature 
a   mullion and/or muntin 
pattern shall be simulated-
divided-lites, or true-divided-
lites. Grid inserts are not 

permitted.  
g. Window and door trims are to be an appropriate size for 

the architectural style of the home and are to be used consistently on all elevations.   
h. Garage doors visible from the street shall be high 

quality doors that include a high level of detail in 
keeping with the architecture of the home.   

• When garages have three doors and are visible from 
the street, the third door shall be set back a 
minimum of four (4) feet from the face of the first 
two doors.   

• Garage doors shall be a maximum of 9 feet wide.   
. 

 
V .  R O O F  &  P L U M B I N G  V E N T S  

 
a. Roof venting is encouraged to be accomplished with the use of continuous ridge vents and/or 

gable end vents in combination with eave venting.  
b. Plumbing vents and similar penetrations are to be located so they are not visually prominent from 

the street in front of the home. 
c. Roof-jacks, if used, are not permitted to be visible from the street. 
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V I .  E X T E R I O R  L I G H T I N G   

 
a. Exterior lighting will be reviewed by the ARC with a focus on coordination with architectural 

character and quality, preventing light pollution and glare to other lots and/or the street.. 
 
V I I .  M A T E R I A L S  

 
a. Siding materials are to be high-quality and consistent with 

the architectural style of the home. 
b. Vinyl siding is not permitted. 
c. Exterior Insulation Finishing Systems (EIFS) are not 

permitted. 
d. Cementicious or similar lap siding materials are permitted 

on a case by case basis. 
e. Siding materials are to be used consistently on all sides of 

the home, including dormers and gables.  Where the 
architectural design of the home includes a change in siding 
materials, the transition is to occur at a logical architectural element.  

f. Classic masonry details such as masonry lintels and sills are to be used where masonry is used. 
g. When concrete block is used and is visible from the street in front of or next to a home, it shall be 

ground-face. Split face and natural block are not permitted. 
h. Roofing materials are to be of a high-quality, long lasting material such as slate, tile, wood shakes, 

or wood shingles. Metal roofs will be considered on a case-by-case basis, and if allowed shall be a 
dark color. The applicant has the burden of demonstrating that the roof material is minimally 
reflective, which will require the applicant to provide the roof material specifications,  and/or a 
physical mock-up of the proposed roofing material on site.  Additional landscape may be required 
for mitigation of glare. 

i. Roofing materials shall be consistent with the architectural style of the structure. 
j. When used on an exterior elevation, shutters are to be proportional to window size and shall be 

used consistently on all elevations visible from the street and shall be operational or have the 
correct hardware to appear operational.  Examples:  hinges, shutter dogs and hold backs. 

k. Copper and exposed galvanized roofing are prohibited by Section 2(v) of the Use Rules adopted 
under the CC&Rs. 

l. While composition roofing is not an approved material for this neighborhood, it may be 
considered on a case-by-case basis.   

m. Balconies on front elevations shall be useable and directly accessible from an interior living space. 
n. Balconies shall be constructed of high quality durable materials in keeping with the overall design 

of the home, such as powder-coated steel, carved stone, or cast stone. 
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V I I I .  D R I V E W A Y S  

 
If King County regulations limit the amount of impervious surfaces for 
Grand Ridge Drive lots, pervious paving solutions may be required for 
each homesite. 
a. Because of their high visibility in the community, driveways shall be 

paved in special materials such as pavers or colored patterned 
concrete with pavers or stone accents.   

b. Exposed aggregate, broom finish and stamped concrete, and 
asphalt are not permitted. 
c. Driveways and 
parking areas may be use 
pervious paving materials if approved by King County and 
the Custom ARC.  While the County may allow certain 
pervious and semi-pervious products to be used when 
calculating impervious surface limitations, these 
Architectural Standards set aesthetic limits on the use of 
those products. For example, asphalt paving is not allowed 

even if it is technically semi-pervious.  The use of pavers, grasscrete and other semi-pervious 
surfaces will need to meet both the County’s legal standard and the aesthetic standard of these 
Architectural Standards and should be discussed with the Custom ARC early in the planning 
process. 

d.   Each Owner’s driveway shall extend to the right-of-way.  
 
I X .  C O L O R S  

 
a. The exterior color scheme of the home is to be compatible with its architectural style and the 

neighborhood. 
b. The color of all edges of window and door trim is to match the color of the face of the trim. 

Materials and color changes shall occur at an inside 
corner. 

c. Exotically colored stone, such as pink and blue, are 
discouraged.  

d. Wood decks, porches, and railings shall be painted 
or stained a color.  Semi-transparent stains, semi-
solid, and solid stains are encouraged. 

e. In certain circumstances, the Custom ARC may 
require that a proposed color or color scheme be 
painted on a small section of the house (or on an acceptable sample) and conduct an on-site 
review prior to approval of the color or color scheme.  

f.  Color schemes are intended to be unique for each home. Therefore, the review of the proposed 
colors and materials will include an examination of existing and proposed homes. 
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X .  L A N D S C A P E  &  D R A I N A G E  G U I D E L I N E S  

 
Landscape is to be designed by a licensed Landscape Architect to enhance the appearance of each 
home and the community and to provide privacy where desired. There is special emphasis placed on 
the quality of landscape design and the preservation of privacy from adjacent homesites.  

a. All cleared areas on a homesite not occupied by a 
physical improvement such as a house, garage, 
driveway, patio, deck, spa, sport court, etc. are to be 
landscaped. 

b. Additional screening may be required if the septic field 
is visible from the public right-of-way. 

c.   Landscape design solutions are to include a variety of          
trees, shrubs, lawn and groundcover in sufficient quantity 
and appropriate locations so as to provide visual interest 

within the community, especially from the street in front of the home. 
d. When adjacent to a street, landscape shall be installed up to the edge of the street pavement.  

When adjacent to native forest, landscape shall be native undergrowth and trees to match the 
existing forest such as Oregon Grape, Salal, Ferns, Bleeding Hearts, native evergreen trees and 
Vine Maple. 

e. Trellises, arbors, feature plantings, fountains and or other signature landscape elements are 
encouraged. 

f. Design of courtyards, decks and outdoor spaces are to 
be in keeping with the architectural style of the home. 

g. Trash and recycling container storage shall be screened 
from view with a fence and evergreen landscape and is 
encouraged to be animal resistant such as locked 
storage and fenced bins. 

h. Subtle, low-level lighting of landscape is encouraged. 
i. Effective July 10, 2016, King County ordinances and 

regulations should be reviewed to determine the applicable lot drainage standards.  Historically, 
some lots have been required by King County to install  on-site stormwater runoff facilities that 
comply with King County requirements for stormwater runoff Best Management Practices for 
their lot(s) (“Runoff BMPs”).   

j. Appendix F to these Architectural Standards contains specific requirements related to soil 
amendments for all landscaped areas in Grand Ridge Drive.  Please refer to Appendix F when 
preparing the landscape plans. 

k. Irrigation systems are encouraged but not required.   
l. Prior to occupancy being allowed in the home, the Custom ARC will perform a final inspection of 

installed landscape.  During this inspection, the Custom ARC will review the installed landscape in 
regard to the approved drawings and the neighborhood standards.  Please note that the Custom 
ARC reserves the right to require additional landscape as the ARC deems necessary to satisfy the 
neighborhood vision. 
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X I .  T R E E  P R E S E R V A T I O N  &  C L E A R I N G  
L I M I T S  

 
Many of the homesites feature exceptional trees. The Building Envelope Site Plan identifies the 
portion of the homesite that is recommended for clearing and for construction of the home. 
a. Clearing. Effective July 10, 2016, King County ordinances and 

regulations should be reviewed to determine the applicable lot 
clearing standards, and what constitutes “clearing,” to assure 
that the project does not exceed the County’s clearing 
limitations.      

b. Privacy between homesites is intended to be preserved.  The 
Building Envelope Site Plan establishes setback areas. A 
landscape plan shall also be submitted to the Custom ARC for 
approval. The landscape plan should focus on planting that will enhance privacy between the 
homesites and include native plantings along roads from the right-of-way to the property line.  

c. Cleared portions of the homesites shall be re-landscaped in accordance with the landscape 
provision in Appendices F, G, H and K, with a focus on plantings that enhance privacy between 
the homesites. 

d. As part of the Custom ARC Presentation Meeting 
(Appen A, Step #3), the ARC will meet with the 
Owner and/or the Owner’s representative(s) on site to 
observe the flagged location of the proposed clearing 
limits and the building footprint and driveway prior to 
the removal of any trees. Clearing limits shall be 
flagged with pink surveyor’s tape; trees inside of the 
proposed clearing limits that intended to be retained 
shall be flagged with blue surveyor’s tape. The building 

footprint can be flagged with orange surveyor’s tape and may be a rectangle (rather than following 
modulations in the actual footprint) that is sufficient to contain all of the building’s perimeter.  

e. If trees in sideyards between lots are removed, the installation of a sight barrier shall be required.  
The density of that barrier shall depend on the proximity of the structures on the affected lot(s). 
Some examples of barriers are: 

 -Dense sight barrier: 
• Two or more staggered rows of evergreen trees, a minimum of ten feet in height and planted 

at intervals no greater than 20 feet on center. 
• Shrubs, a minimum of 3.5 feet in height planted in an area at least 5 feet in width, and other plant 

materials, planted so that the ground will be covered within 3 years. 
 -Moderately dense sight barrier: 

• Evergreen and deciduous trees, with no more than 30 percent being deciduous, a minimum of 
8 feet in height, and planted at intervals no greater than 20 feet on center. 

• Shrubs, a minimum of 3.5 feet in height planted in an area at least 5 feet in width, and other plant 
materials, planted so that the ground will be covered within 3 years. 
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X I I .  E N T R Y  E L E M E N T S  

 
a. Entry elements are required and are to be located at the entrance and exit of driveways, with one 

(1) on each side of the driveway(s).  Exceptions are considered on a case by case basis. 
b. Entry columns shall be masonry, concrete, steel, or other     
materials supportive of the architectural character of the home. 
Stucco caps are not permitted. 
c. Entry columns shall be a minimum of 24" x 24" wide x 48" high 

above the adjacent 
grade. 

d. Each house address 
number is to be 
placed on at least One 
(1) of the entry 
columns. 

e. Lighting is required 
on all entrances and is to be of a design that does not allow light to project upward or onto 
adjacent homesites. 

f. The style and materials of entry gates and arches are to be consistent with the quality the 
community and the architectural character of the home. In general, this means good design and 
quality materials along with appropriate landscaping and illumination. 

g. Entry gates may not open outward across the property 
line and shall include equipment as required by the 
Eastside Fire and Rescue Fire Marshall for emergency 
access.  

h.  Entry gates are required to be setback a minimum of 20 
feet from the right-of-way to provide a loading area 
that will limit the impact to the home’s neighbors. 
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X I I I .  P O O L S ,  S P A S ,  S P O R T  C O U R T S  

 
a. To maintain the high quality private estate appearance of the community from the street, all pools, 

spas, and sport courts are to be located in backyards unless special circumstances warrant a 
different location. 

b. Lighting is not to spill beyond property lines or cast glare to surrounding homesites. 
c.  Significant evergreen screening may be required depending on location. 

 

 
 
 
 
X I V .  F E N C E S  &  W A L L S  

 
a. The style, materials, and color of fences are to be compatible with 

the architectural style of the home.   
b. Fences are to be painted or stained. 
c. Metal fences are to be of high quality, a dark color, and in keeping 

with the architectural quality of the home.  Wood fences are 
permitted on a case by case basis. 

d. Fences, walls, and screens built on slopes greater than 15% and visible from a street are to step in 
sections. 

e. Walls visible from the street in front of or next to the home are to be masonry, stucco with 
masonry, cast-stone, or dry stack stone consistent with the 
architectural style of the home. Stucco wall caps are not 
permitted. 

    f. Chainlink fences are permitted in side yards. They are 
required to be fully screened from the street and adjacent 
properties with an evergreen hedge that provides full screening 
at installation. Front yards include all areas between the main 

structure and the front property line including the side property lines.  
g. Chainlink fences may not be installed within the front yard setback, and no closer to the street than 

50 feet, whichever is greater. 
h. Chainlink, when used, shall be black.  
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i. Fences and walls over 6 feet in height may be allowed and will require modulation and landscape 
screening. 

  

 
 
 
X V .  U T I L I T Y  E Q U I P M E N T  &  
S U R V E I L L A N C E  C A M E R A S  

 
a. Electric meters, gas meters, security equipment, HVAC units, water heaters, water softeners, 

swimming pool equipment, etc. are to be screened 
from view. 

b. Roof mounted utility equipment is to be screened  
from view. 

c. If used, a surveillance camera shall be a dark color 
and placed in a location so as not to detract from the 
overall appearance of the fence, wall, structure, etc. 
on which it is placed. 

d. All equipment shall be screened from view and shall 
not exceed current jurisdictional requirements. 
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APPENDIX A 

 
CUSTOM ARCHITECTURAL REVIEW  
COMMITTEE REVIEW PROCEDURES 

REVIEW PROCEDURES 

General 

The review procedures are designed to promote timely and complete reviews by the Custom ARC. 
Architectural and Landscape Plans must be approved by the Custom ARC prior to commencing any 
Work and prior to submitting any applications to King County (“County”). To ensure each submittal 
is processed in a timely fashion, we ask for each Owner’s cooperation and understanding of these 
procedures. Note: All building permit submittals must bear an ARC signed approval stamp (“wet 
stamp”) before permit submittal to the County.  The term “ARC” means both the initial Custom 
ARC appointed by the Declarant under Section 4.2 of the CC&Rs, as well as the successor Custom 
ARC that is appointed by the Board of the IHCA once the Declarant delegates architectural review to 
the Board-appointed ARC pursuant to Section 4.2 of the CC&Rs.  After the delegation, the IHCA 
Board may appoint some or all of the regular residential ARC members to serve as the “Custom ARC” 
under these GRD Architectural Standards. 

Projects to be Reviewed (collectively “Work”) 

 New Construction: Construction of any new structure, residence, accessory and landscape 
structures. 

 Alterations, additions, exterior revisions or reconstruction of an existing structure: Any 
new construction that alters the original massing or exterior finishes of an existing 
structure including but not limited to window placement, roof structure, exterior lighting 
or other significant design element. Or construction to replace or significantly repair a 
structure damaged by fire or other event. 

 Major site or landscape improvements or revisions including sport courts, swimming 
pools or other similar improvement. 

 Sales or construction trailers require Custom ARC approval with separate submittal 
requirements.  Please contact the Custom ARC for the submittal checklist. 

Approved Design Professionals and General Contractors 

Design teams for GRD projects are to include the following licensed professionals, to be approved 
for each application by the Declarant or ARC (collectively “Project Team”): 

 Licensed Architect 

 Licensed Landscape Architect  

 Licensed General Contractor  

 Additional professionals as required. 
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Protocol for Approval of Architects, General Contractors, and Landscape 
Architects 

Architects, General Contractors and Landscape Architects may be approved to work on GRD 
projects provided the following conditions are met to the satisfaction of the Declarant. 

 Satisfaction of all applicable Washington State license and registration requirements.  
Required licenses and registration(s) are current and in good standing. 

 Review of completed projects of similar quality and scale. The review may also include 
examples of drawings that were prepared for similar projects. 

 Client references. 

 Compatibility with existing approved Architect and General Contractor group. 

 Design style and construction quality are consistent with the neighborhood vision. 

 Applicant shall demonstrate an understanding of the Architectural Standards for the GRD 
neighborhood. 

 Demonstration of a willingness to work with the ARC in a collaborative manner to 
achieve the neighborhood vision. 

The Declarant initially (and the IHCA-appointed ARC after delegation of authority by Declarant), has 
the sole discretion to approve or disapprove any Architect, General Contractor, or Landscape 
Architect. Approvals will be based on a review of qualifications, experience, design style, reputation, 
collaborative manner, understanding of the design requirements and vision of the community and 
other factors that the Declarant deems relevant. The Custom ARC will periodically review with 
Declarant employees or Declarant’s agents/consultants the conduct of an Architect, General 
Contractor or Landscape Architect  that has worked within GRD on a project(s) based on the overall 
experience.  Other factors shall include the degree of cooperation and professional competency 
demonstrated through the duration of the project.  Appendix A-2 sets forth the forms for the (a) 
Request for Qualifications from Builders, with additional approval criteria; (b) Request for 
Qualifications for Architects, Landscape Architects and Designers, with additional approval 
criteria; and (c) Project Team approval. 

Note: Prior to submittal of any design drawings, the Architect, General Contractor and Landscape 
Architect shall familiarize themselves with these Architectural Standards and overall design 
requirements of the community.   

The Declarant and the Custom ARC do not warrant the work of any design or construction team 
member. 

Note: The IHCA-appointed ARC will approve the Project Team, conduct the reviews, issue approvals 
and otherwise will exercise the rights of Declarant after Declarant has recorded a delegation of the 
Custom ARC authority pursuant to the CC&Rs.  

REVIEW PROCESS OVERVIEW 

The GRD review process is as follows: 

 Custom ARC Orientation  
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 Project Team Certification 

 Conceptual Review and Custom ARC Approval 

 Architectural and Landscape Plan Submittal and Custom ARC Approval— Prior to 
County Building Permit Submittal 

 Custom ARC Wet Stamping Prior to County Building Permit Submittal 

 Pre-Construction Meeting—after County issuance of a Building Permit 

 Landscape Pre-Construction Meeting – prior to installation of landscape 

 Field Reviews of architecture and site improvements during/after construction 

 Closeout 

Review Process 

1. Custom ARC Orientation 

A team member from the Custom ARC will contact the Owner to discuss the Custom ARC process 
and gather information on the Project Team (architect, landscape architect, and general contractor). 
The term “Owner” means the lot owner as well as any owner representative, such as a member of the 
Owner’s Project Team.   

2. Conceptual Review Meeting and Custom ARC Acceptance 

a. The Owner shall schedule a meeting with the Custom ARC to review the conceptual 
design of the home and landscape.  The Owner must (i) email a PDF of the proposed 
conceptual architectural and landscape design to the Custom ARC at least seven (7) 
days prior to the Conceptual Review meeting in order for the Custom ARC to prepare 
for the meeting, and (ii) deposit the Custom ARC fee (See Appendix A-3 for fee 
information).  The purpose of this meeting is to discuss the proposed conceptual 
designs and ensure conformance with these Architectural Standards. The use of 
materials, colors, and landscape concepts and relationship of the proposed home to 
adjacent lots will also be discussed. See the Submittal Checklist attached as 
Appendix B-1 (Part A).  Additional submittal requirements will be discussed as may 
be necessary to secure conceptual acceptance.  

b. Conceptual design may be hand drawn or a computer generated drawing to scale of 
the following: 

 Exterior Elevations 

 Site plan including proposed and existing contours. 

 Site section drawing showing relationship of residence to the site conditions. 

 Landscape Plan proposing overall concept, preliminary hardscape and softscape.   

 Include proposed square footage of each structure. 

 Photographs that reflect the proposed architectural and landscape concepts 
(optional). 
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c. Custom ARC may (i) accept with or without conditions, (ii) accept a portion and 
disallow a portion, or (iii) disallow the proposed concept within 15 days of the 
meeting with the Owner. 

d. In the case of an acceptance with conditions or a disallowance, the Owner must 
submit a revised concept, and the Custom ARC will respond within 15 days. 

e. Upon conceptual acceptance by the Custom ARC, the Owner will be given an 
acceptance letter.  See Appendix B-2 for the form of the Conceptual 
Acceptance letter. 

f. Note: conceptual acceptance will expire after 12 months if a complete application of 
the Architectural and Landscape Plans to the Custom ARC has not been made. 

3. Architectural and Landscape Plans Submittal and Custom ARC Approval Meeting—
pre building permit application and Clearing Limits Flagging 

The Owner shall schedule a meeting with the Custom ARC to review the Architectural and 
Landscape Plans for the home and lot.  The Owner must email a PDF of the complete Architectural 
and Landscape Plans Submittal to the Custom ARC at least seven (7) days prior to the Custom 
ARC Presentation Meeting to review the Architectural and Landscape Plans for the home and lot. 
See the Submittal Checklist attached as Appendix B-1 (Part B).  The Owner and the Owner’s 
architect shall meet with the Custom ARC to present the submittal. 

As part of the Custom ARC Presentation Meeting, the Owner shall have a surveyor flag the location 
of the proposed (i) clearing limits for the Lot, (ii) footprint for all buildings, and (iii) centerline of the 
driveway for the Custom ARC to review.  (See Section XI, “Tree Preservation & Clearing Limits,” in 
the Specific Design Provisions of these Architectural Standards). 

Within 15 business days after the Presentation Meeting, a Custom ARC comment/approval letter will 
be issued for the Architectural and Landscape Plans.  The Custom ARC may (i) approve with or 
without conditions, (ii) approve a portion and disapprove a portion, or (iii) disapprove the 
applicant’s Architectural and Landscape Plans.  The Custom ARC will issue mark-ups of the Plans, 
if applicable.  The Custom ARC may, but shall not be obligated to, specify the reasons for any 
disapproval or objections or offer suggestions for resolving any disapproval or objections.  The 
Custom ARC approval is subject to the Declarant’s veto to the extent provided in Section 4.3(b) of 
the CC&Rs.  If no response is received from the Owner within 15 business days after issuance of the 
Custom ARC’s review comments/approval, the Custom ARC’s decision shall be deemed final.  See 
Appendix B-3 for the form of the Custom ARC Approval Letter for Architectural and Landscape 
Plans. 

Note: Incomplete applications will not be accepted and may delay the architectural review 
process and may result in additional costs at the responsibility of the Owner beyond the 
basic fee assessed for Custom ARC review. 

4. [Optional] Additional Custom ARC Review Meetings 

The Owner shall have the option of meeting with the Custom ARC to discuss the Custom ARC’s 
review decision and comments.  If the Owner desires a meeting with the Custom ARC to discuss 
the review decision and comments, the Owner must schedule a meeting with the Custom ARC 
within thirty (30) calendar days of issuance of the review comments.  The goal of this meeting is for 
the Owner, the Owner’s representative, and the Custom ARC to discuss the review decision and 
comments and arrive at a clear understanding of revisions needed to the Plans. 
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5. Custom ARC Wet Stamping Prior to County Building Permit Submittal 

Once all conditions set forth in the Custom ARC comment/approval decision (or expressed at the 
meeting) for compliance with the Architectural Standards are satisfied, the Custom ARC will “wet 
stamp” the Architectural and Landscape Plans.  This wet stamp is a pre-condition of the Owner 
submitting a building permit application to the County. 

To obtain the wet stamp, the Owner’s representative must email a PDF of the proposed County 
Building Permit Submittal at least six (6) business days prior to the intake appointment at the County.  
The Custom ARC will review for compliance with the Custom ARC Approval Conditions and 
Architectural Standards.  The Custom ARC will notify the Owner within three (3) business days if the 
Permit Submittal is ready for Custom ARC Stamping. 

6. County Building Permit Application and Approval; Electronic Record 

Following Custom ARC’s wet stamp approval, the Owner is authorized to submit its building 
permit application to the County. Any changes that occur during the County’s review processes must 
be reviewed and approved by the Custom ARC for compliance with the Architectural Standards prior 
to re-submittal to the County. This re-submittal shall be emailed in an electronic format by the 
Applicant, and the Applicant should allow at least five (5) business days for the Custom ARC review 
and approval, which approval shall require a new wet stamp.   

Upon receipt of the County’s permit approval, an electronic record set with the Custom ARC and the 
County approval stamps shall be submitted to the Custom ARC prior to the commencement of any 
construction. 

7. Pre-Construction Meeting 

Prior to starting any tree removal, clearing or construction, the Owner and the approved General 
Contractor must attend a pre-construction meeting with the Custom ARC and sign off on the 
applicable documents contained within the Builder’s Project Manual (Appendix M). The following 
items will be reviewed at this meeting: 

a. Existence of a Certificate of Insurance, with named additional insureds:  IHCA, PBC, 
PB Properties, Grand-Glacier (see Appendix R) 

b. Issaquah Highlands Project Manual (See Appendix M) 

c. Outstanding submittals 

d. Project schedule 

e. Custom ARC field reviews and changes 

f. General conduct 

g. Close-out process 

8. Construction Process; Field Inspections 

During construction, the Custom ARC may undertake a number of site field verification visits (“Site 
Visit”) of the home construction and other improvements to assess compliance of architecture and 
landscape with the approved Architectural Plans and Landscape Plans. The Owner’s architect must 
approve in writing the completion of the construction stages (a), (b) and (d) listed below, in 
accordance with the approved Architectural Plans.  The Owner’s landscape architect or designer 
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must approve in writing the completion of construction stage (d) listed below, in accordance 
with the approved Landscape Plans.   The General Contractor or Owner must (i) deliver to the 
ARC the architect’s and landscape architect’s or designer’s written approval and (ii) notify the 
Custom ARC when the following aspects of the project are completed so that the Custom ARC may 
conduct a site visit at the following stages of construction:  

a. Framing – when the openings for the windows, doors, and building massing and roof 
sheathing are completed; 

b. Siding – approximately 95% of the exterior materials have been installed; and  

c. Landscape Pre-Construction Meeting – the Owner or General Contractor shall contact 
the Custom ARC to schedule a pre-construction meeting with the General Contractor 
and landscape subcontractor (if applicable), the Landscape Architect, and the Custom 
ARC to review the process for the installation of the landscape.   

d. Final – all exterior architecture and landscape are completed and installed. 

The Custom ARC will notify Applicant in writing after each site visit if non-conformance is 
determined.  The Applicant shall have fourteen (14) days to resolve any non-conformance with 
Custom ARC-approved Architectural Plans and Landscape Plans.  If the structure and other 
improvements do not come into conformance within fourteen (14) days, it shall be in formal non-
compliance.  The Owner must submit written request for compliance review to inform the Custom 
ARC that the home and landscape areas in compliance and ready for re-review.   

9. Revisions to Custom ARC Approved Architecture and Landscape Plans 

The Owner must notify the Custom ARC of any revisions to Custom ARC-approved plans and shall 
be reviewed on a case-by-case basis prior to implementing a change. The design and construction 
team must submit the proposed change to the Custom ARC for review and approval.  The change can 
be emailed initially and the Custom ARC will determine if additional information or on-site meetings 
are required.  The Custom ARC will respond within five (5) business days to the request. 

a. Field Changes – Field changes are minor changes that are consistent with the 
approved plans.  Field changes can be reviewed and approved by a Custom ARC 
member. 

b. Design Changes – Design changes are changes that in the opinion of the Custom 
ARC member constitute more than a minor departure from the approved plans. 
Design changes must be submitted to the full Custom ARC for review and approval. 
Additional fees will apply for review of design changes. 

10. Paint-Down and Mock Up Requirements 

If a paint-down and/or mock-up of the exterior colors and materials is required by the Custom 
ARC, the Owner shall schedule a meeting with the Custom ARC to review the materials and colors 
in the field prior to final approval for use. The paint down may occur on a section or sections of the 
building that will represent the final scheme or on plywood.  The mock up is a representative example 
of the material finishes and execution. If the Custom ARC determines that the proposed colors or 
mock-up are not acceptable, the Owner shall submit new colors or materials for review and approval. 
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11. Final Construction; Applicant’s Notice of Completion/Inspection Request 

When the General Contractor has completed the construction of all improvements, including 
landscape, the General Contractor will request final Custom ARC sign off and acceptance by 
delivering a written Notice of Completion/Inspection Request to the Custom ARC.  See Appendix N 
for the form of Notice.   

The General Contractor should deliver the Notice to the Custom ARC at least five (5) business days 
prior to the requested final site visit by the Custom ARC.   

12. Custom ARC Construction and Administrative Punchlist.   

The Custom ARC will undertake a site visit to determine full compliance with the approved 
Architectural and Landscape Plans and will prepare a “punchlist” of any work that is incomplete.  
Further, the Custom ARC will review the list of required close out items that need to be submitted to 
the Custom ARC.  See Appendix O for the form of Construction and Administrative Punchlist. 

13. Custom ARC Final Completion Letter; ARC Deposit Refund. 

Upon the Custom ARC’s satisfaction of the completion of all work in compliance with the approved 
Architectural and Landscape Plans, the ARC will notify the General Contractor with a final 
completion letter.  See Appendix P for the general form of Custom ARC Letter of Final Acceptance.  
The Letter of Final Acceptance reflects Custom ARC requirements only and in no way constitutes 
approval or compliance with standards or requirements set forth by County or any other governmental 
agency. The ARC Deposit will be refunded to the extent provided in Appendix A-1. 

Construction Period Requirements 

1. Custom ARC approval must be obtained prior to building permit submittal to the County and 
start of Work. The CC&Rs require that each Owner shall construct a residence on the Lot within the 
following schedule:  

(a) begin construction of foundation work on the residence within 36 months after the date of 
Owner’s closing of the lot; and  

(b) continuously construct the residence after beginning, with all construction of the Work of 
the residence and landscape completion within 18 months after beginning construction.   

2. If construction has not started within the required 36 months, then the Custom 
ARC will have the option of voiding the Custom ARC approval and exercising its rights and 
remedies under this document. If construction is not substantially complete within 18 months from 
the date construction is started, including installation of all landscape, then the Custom ARC will 
enforce the rights and remedies under this document. Any Owner who does not meet the dates for 
the start and completion of construction as provided in the CC&R’s shall pay a fine to the 
Association of $200/day for each day that commencement or completion is delayed beyond the 
required dates, or the fine may be collected through use of the Security Deposit or any other remedy 
at law or equity, unless the Custom ARC grants a construction period variance (which may include a 
waiver of some or all of the fines due for failure to timely complete construction, in the Custom 
ARC’s sole discretion).   

3. Residential occupancy shall not occur until all of the following:  

(a) written Notice of Completion/Request for Inspection has been submitted to the Custom 
ARC by the Owner;  
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(b) joint inspection has occurred between the Custom ARC and Owner; and  

(c) ARC has verified that all Work has been done according to submitted plans by delivering 
a Letter of Final Acceptance (See Appendix P).   

Decision Criteria 

The GRD Architectural Standards are intended to be utilized by the Custom ARC in the review of 
development submittals. In reviewing each submittal, the Custom ARC may consider other factors it 
deems relevant, including, without limitations, harmony of external design with surrounding 
structures and environment. Decisions may be based on purely aesthetic considerations. The Owner 
acknowledges that determinations as to such matters are purely subjective and opinions may vary as 
to the desirability or attractiveness of particular improvements. Custom ARC decisions may be based 
on aesthetics alone.  The GRD Architectural Standards are not the exclusive basis for decisions by 
the Custom ARC, and compliance with the Architectural Standards does not guarantee approval of 
any submittal. Similarly, the GRD Architectural Standards do not include federal, state or local 
regulations. It is the responsibility of the Owner to ensure compliance with the various applicable 
governmental regulations and any conditions of approval for a plat, site development permit, or other 
permits required by the County.   

Non-Compliance: Appeals and Enforcement 

Custom ARC Design Decisions.  Any Owner/applicant that believes s/he has been adversely affected 
by a decision of the Custom ARC in approving with or without conditions or disapproving all or 
any portion of any conceptual designs or any Architectural and Landscape Plans may appeal 
such action to the Declarant (if prior to Declarant recording a delegation of Custom ARC authority to 
the IHCA) or to the executive director of the IHCA (if after Declarant records a delegation of ARC 
authority to the IHCA).  The appeal must be made in writing within ten (10) calendar days of the 
Custom ARC’s action and shall contain the written decision of the Custom ARC along with specific 
objections or mitigating circumstances justifying the appeal.  A final, conclusive decision shall be 
made by the Declarant or the IHCA’s executive director (as applicable) within ten (10) business 
days after receipt of such appeal notification. 

Violations/Non-Compliance.  Any violations of these Architectural Standards, changes to the Project 
Team without Custom ARC approval, or the failure to obtain or strictly follow approved 
Architectural and Landscape Plans or revisions thereof may be enforced by the Custom ARC and 
the IHCA as provided in Appendix A-4.  The construction of improvements and facilities that have 
not been approved by the Custom ARC and/or field revisions that are not approved by the Custom 
ARC may result in a STOP WORK ORDER. All expenses incurred by Declarant or the Association 
associated with non-compliance will be the responsibility of the Owner. Complete payment will be 
required prior to the removal of the Stop Work Order. Violations of rules, covenants, or restrictions 
may be subject to a fine.   

Non-Waiver, No Inadvertent Precedents 

An approval by the Custom ARC of drawings, specifications, materials or work done or proposed, or 
in connection with other matters requiring approval under these Architectural Standards, including 
a waiver by the Custom ARC, shall not be deemed to constitute a waiver of the right to withhold 
subsequent approval. An oversight by the Custom ARC of non-compliance at any time during the 
review process, construction process or during its Final Review does not relieve the Owner from 
compliance with these Architectural Standards. 

Any error, omission or misjudgment by the Custom ARC in any instance shall not constitute the 
creation of a precedent governing future or existing approvals or disapprovals.  The Custom ARC 
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reserves the right to learn from any such occurrence and is not required to approved or permit the 
repetition such occurrences. 

Disclaimer 

The Custom Architectural Review Committee’s review in no way constitutes approval or compliance 
with any regulations or standards required by the County or any other governmental entity.  For 
example, an approved preliminary plat may contain conditions that could affect individual plot plans, 
architectural plans, or landscape plans. Additionally, Custom ARC review does not relieve the 
Owner/applicant of the responsibility to obtain approval from all appropriate governmental entities if 
such approval is required.  Furthermore, if approval is required from any other entities, written 
evidence of such approval must be received prior to the commencement of Work.  If Work is 
commenced prior to the receipt of written approval, any and all Work related costs and inconvenience 
costs are the responsibility of the Owner. 

Non-Liability 

In addition, the Custom ARC does not take responsibility nor does it review drawings or construction 
for code compliance, water intrusion, indoor air-quality, life safety, site drainage, slope stability, 
structural issues, methods and means or project costs. 

The Custom ARC or any member, employee or agent of the Custom ARC will not be liable to any 
party for any action, or failure to act, with respect to any matter if such action or failure to act was in 
good faith and without malice.  This outline of the review procedures is intended to be of assistance in 
understanding the process. When followed, it will result in saving time and money. 

Contact Information: 
 Erica Buckley 
CHARC Coordinator 
Phone: (206) 682-2500 
Email: ebuckley@htland.com 

Mailing Address: 
Custom Architectural Review Committee 
Attn: Port Blakely 
c/o.: Heartland LLC 
              1301 First Avenue, Suite 200 
               Seattle, WA  98101 
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CUSTOM ARCHITECTURAL REVIEW  

COMMITTEE PROCESS CHART 

 

 

See attached.
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APPENDIX A-2 

 
PROJECT TEAM APPROVAL FORM 

Project Team Designation and Agreement 

The undersigned Lot Owner hereby designates the following named companies and/or individuals as 
the Project Team for the design and construction of the home to be built on the property known as Lot 
____ in the GRD neighborhood.   

The Lot Owner and each of the undersigned Project Team members acknowledge and agree that: 

He/she has read and agrees to adhere to the GRD Architectural Standards and the Appendices 
thereto, such as the Builders’ Project Manual, insurance and design standards;  

The Lot Owner shall (a) obtain Custom ARC approval of all work required under the 
Architectural Standards and Declaration of Covenants, Conditions and Restrictions, and 
(b) construct the house, landscaping and other improvements strictly in accordance with 
the Custom ARC-approved plans; and 

No changes shall be made to the Custom ARC-approved plans or to the approved Project 
Team designated below without the Custom ARC’s prior written approval. 

Lot Owner(s): ______________________________________________________ (print) 

 By_______________________(signature)    Date:_________________ 

 By_______________________(signature)    Date:_________________ 

Architect:    ________________________________________ (print firm name) 

 By______________________(signature)    Date:_________________ 

Landscape 
Architect:   ________________________________________ (print firm name) 

 By_______________________(signature)    Date:__________________ 

General Contractor:    ________________________________________ (print firm name) 

 By_______________________ (signature)    Date:__________________ 

 Designated Job Superintendent 

 Name:  __________________________________ (print) 
 Cell: ________________________________ 
 Email:  _________________________________ 
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APPENDIX A-3 

 
ARCHITECTURAL REVIEW  

COMMITTEE FEES 

Effective May 1, 2014 
 
Issaquah Highlands Custom Architectural Review Committee (“ARC”) 
Harrison Street and Grand Ridge Drive Design Approval and  
Construction Inspection Process Fee Schedule  

  Foot 
Notes 

Schedule 
of Fees 

Base Review Fee (described below)   (1) $7,500  

Grand Ridge Lots - Staking Review      (2)  $700  

Total Fee Collected at lot closing   (3) $_______ 

Additional Meeting & Inspection Fees if needed: 
(collected at the time of service) 

   

Additional Conceptual Design Presentation or Project 
Team Reviews 

 (4)  $1,000  

Additional Architectural Plan or Landscape Plan 
Presentation to Custom ARC 

 (5)  $2,000  

Construction Change Requests via email  (6)  $500  

Construction Change Requests via Meeting  (7)  $1,000  

Additional Site Inspection Visit  (8)  $300 

 
The Architectural Review Process for Harrison Street and Grand Ridge Drive is meant to be a 
rigorous but collaborative process and is designed to create neighborhoods with unique high-quality 
homes that have a timeless appeal.  The Custom ARC is a team of well-experienced licensed 
architects and landscape architects actively practicing in the greater Seattle/Eastside area. 
  
Custom ARC fees are designed to recover the costs incurred by the Custom ARC to analyze and 
approve a project.  The costs cover the professional fees paid to the Custom ARC committee 
professionals.  Before the applicant engages an architect or contractor, the applicant or his/her 
representative must attend an orientation meeting with the Custom ARC Coordinator to learn 
about the Custom ARC process and steps that can help keep fees to a minimum. 
 
The Base Review Fee covers all of the activities of the Custom ARC in a normal project review and 
incorporates the following:  
 

1. one orientation meeting with the Custom ARC Coordinator;  
2. one project team review and approval;  
3. two Conceptual meetings and Custom ARC approval;  
4. one Architectural Plan presentation meeting;  
5. one Landscape Plan presentation meeting;  
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6. building permit stamping;  
7. one pre-construction meeting;  
8. four construction field review inspections;  
9. the associated administrative services during the Design and Construction processes; and 
10.  the Custom ARC close out letter. 

The Base Review Fee assumes that the applicant will use a Project Team of professionals that meet 
the qualifications set out in the Architectural Standards to perform work in the Harrison Street and 
GRD communities:  custom home experience, design style, reputation, collaborative manner, 
understanding of the design requirements and vision of the community and other relevant 
requirements.  Applicants are encouraged to use Project Team members that have previously been 
approved to work on projects in those communities and have successfully performed on those 
projects.  A Project Team consists of an architect, contractor, and landscape architect.  Experience 
shows that Project Team members that are new to Harrison Street or Grand Ridge Drive require 
additional Custom ARC time and effort in order to meet the standards of the neighborhoods.  
Accordingly, the fee schedule contemplates additional services that may be necessary if the Custom 
ARC does not approve all persons initially proposed to be part of Project Team and the Custom ARC 
is not familiar with applicant’s proposed replacement on the Project Team. 

Footnotes: 

(1) The Base Review Fee may be adjusted for applications received later than 12 months from Lot 
Closing to reflect current fee schedule at time of application. 

(2) Grand Ridge Lots are in King County and a Staking review is required to verify clearing 
limits.  

(3) A Base Review Fee is refundable but is not transferrable to a new buyer. 

(4) Cost per meeting if additional Conceptual meetings are required. It is not guaranteed that your 
requested Project Team or any member of it will be approved, which may result in additional 
review costs.   

(5) Cost per meeting if additional Architectural Plan or Landscape Plan meetings are required.  

(6) Change requests to approved plans that can be handled via email correspondence. 

 (7) Change requests to approved plans that require Custom ARC Meeting(s).  This cost is per 
meeting. 

(8) Cost per inspection if additional inspections are required beyond a post-framing inspection, a 
post-siding inspection, a post- final construction/landscape meeting, and a final punch list 
meeting. 
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ENFORCEMENT PROCEDURES  

FOR ARCHITECTURAL STANDARDS 
 
Each Owner/applicant and the members of the Project Team are subject to the following enforcement 
procedures for any violations of the GRD Architectural Standards.  “Violations” include but are not 
limited to the following:   

 changes to the project team listed above without Custom ARC approval,  

 failure to follow any requirement in the Architectural Standards and the Appendices 
thereto, such as the Builders’ Project Manual, insurance and design standards, and  

 failure to (a) obtain Custom ARC approval of all work required under the architectural 
standards and declaration of CC&Rs and/or (b) construct the house, landscape and other 
improvements strictly in accordance with the Custom ARC-approved plans. 

The enforcement procedures for any Violation are as follows (to be undertaken at the discretion of the 
Custom ARC Coordinator and/or the Issaquah Highlands Community Association): 

1. Notice of Violation. 

The Custom ARC or IHCA will deliver a written Notice of Violation (“Notice”) that includes 
the following:  (a) the specific Violation; (b) the required compliance and corrective action 
(“Compliance”); (c) the sanction(s) to be imposed if Compliance does not occur; and 
(d) stating the recipient’s right within ten (10) days after receipt of the Notice of Violation 
either to file an appeal or make arrangement with the Custom ARC or IHCA in writing to 
accomplish Compliance.  Any appeal must be submitted in writing to the Covenants Panel of 
the IHCA (if then existing) or otherwise to the Board of IHCA, outlining the reasons for the 
appeal.  Appeals are governed by Section 4.24 of the IHCA bylaws. The appeal may be 
delivered to the lot owner or to one of the persons listed above on the project team. 

2. Compliance Due Date. 

The “Due Date” for Compliance means one of the following, as applicable:   

(i) completion of Compliance within ten (10) days after the Notice of Violation 
if the recipient of the Notice does not file an appeal within the ten-day period;  

(ii) if the recipient makes arrangements with the Board or its designee, then 
expiration of the date of Compliance set by the Board or its designee; or  

(iii) if the recipient filed a timely appeal, then expiration of the time allowed for 
Compliance is set forth in the final appeal decision (or within ten days after 
the appeal decision if no time for Compliance is set forth in the appeal 
decision). 
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3. Stop Work Order/Fines. 

If Compliance is not fully completed by the Due Date, then the work on the Lot is subject to 
all of the following: 

3.1. Stop Work Order  

The Custom ARC coordinator or IHCA may deliver a Stop Work Order to 
the job superintendent (or other person on-site if the job superintendent is not 
present), as well as posting at a copy of the Stop Work Order at the Lot.  All 
work by the General Contractor and all subcontractors and workers at the Lot 
shall cease immediately upon delivery of the Stop Work Order.  No work 
shall resume until Compliance is completed. 

3.2. Notification to County 

The Custom ARC or IHCA may notify the County of the Stop Work Order 
and request the County to cease inspections or any other County processing 
for the Lot. 

3.3. Fines 

The Owner will be fined one hundred dollars ($100) per day beginning 
with the date of the Stop Work order and continuing until full completion of 
Compliance.  As provided in Section 7.4 of the declaration of CC&Rs, 
imposition of the reasonable monetary fine constitutes a lien on the Lot.  The 
IHCA has the right to foreclose the lien and/or seek an injunction and other 
legal or equitable relief. 

3.4. Recorded Notice on Title 

The IHCA is entitled to record a Notice of Violation on the legal title to the 
Lot, which shall be removed upon the Owner’s full Compliance. 

3.5. Remedial Work and Damages 

In addition to the remedies in Section 3.1 through 3.4 above, the Owner is 
subject to payment for all remedial work under Section 6.02 and for all 
damages under Section 6.03 of the Construction Procedures contained in the 
Builder’s Project Manual (which is part of the Architectural Standards). 
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APPENDIX B-1 

APPLICATION FOR ARCHITECTURAL REVIEW 
AND SUBMITTAL CHECKLIST 

 
 First Submittal  Submittal No. ____ 

Owner’s Name:   Date Submitted:   
Lot Number:    

Applicant Contact Information: 
Name:   
Company:   
Address:   
  
Office: (        )    
Cellular: (        )    
Fax: (        )    
Email:    

 
Application Details: 
Description:    

  

  
 
Attachment Information: 
 
  Submittal Checklist;  
  Required Plans;  
  Required Fee(s); 
  Landscape & Irrigation Design & Construction Acknowledgement (App. E); 
  Sustainable Building Checklist Acknowledgement (App. I);   
 
Plans Information: 
 
  Initial Set   Revision Set   Number of Sets 
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SUBMITTAL CHECKLISTS 
Each application for architectural review shall include the following information in the identified 
form and format. The submitted information is used for the Custom ARC Review and Construction 
process. Submittal of additional information that supports the application is acceptable. The following 
information shall be submitted for the (A) Conceptual Acceptance Meeting (Step #2 in the 
“Review Procedures” in Appendix A), and (B) Architectural and Landscape Plans Approval 
Meeting (Step #3 in the “Review Procedures” in Appendix A): 

A. CONCEPTUAL ACCEPTANCE SUBMITTAL – One (1) PDF provided per instructions 
in the Review Procedures (i.e. Step #2 in the Review Procedures in Appendix A). 
Recommend providing one full size for the purpose of the Conceptual Meeting.  A 
Conceptual Acceptance Submittal shall include the following information:  
1. Every sheet must contain the following information: 

 Project Name and GRD Lot Number (e.g. GRD Lot #1). 

 Drawing Title. 

 Drawing Number. 

 Date and Revision Column, Filled In. 

 Name, Address and Phone of the firm primarily responsible for drawing. 

 Scale: Numerical and Bar Scale. 

 North Arrow (as applicable). 

2. Architectural Site Plan –The site plan must accurately reflect the approved plat and 
include the following information: 

 Site plan to scale: legible and appropriate to the site. 

 Location Map indicating location of lot within Issaquah Highlands. 

 Lot number. 

 Adjacent streets, sidewalks, tracts, easements, critical areas, etc. Indicate use of 
tracts. 

 Indicate grade points (existing or proposed) of adjacent streets and/or alleys. 

 Building footprints with finished floor elevations for each lot; include detached 
garages and any other structures. 

 Location of driveways and hardscape. 

3. Building Massing and Architectural Character 

 Provide general building massing such as number of stories, modulation, and roof 
forms. 

 Provide photos or representative examples of proposed architectural character. 
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4. Building Plans 

Floor plans (all floors); include porches, decks and patios. 
 Plan to scale: legible and appropriate to the site. 

 Indicate the use of occupied areas. 

 Include approximate square footage per floor, garage, and any accessory 
structures.  

 Provide conceptual exterior materials  

5. Site Sections 

 Plan to scale: legible and appropriate to the site.  

 Show proposed building massing with existing and proposed grades in relation to 
surrounding site, including adjacent residences and roads. 

6. Landscape Plan 

 Plan to scale: legible and appropriate to the site. 

 Lot dimensions including easements. 

 Lot number. 

 Lot improvement footprints (house/building, garage, patios, decks, etc.), with 
conceptual design and layout for landscape (fencing, site furnishings; path, 
common area, and exterior lighting). 

 Provide landscape design intent and types or character of plant materials and 
supplement with photos. 

 Indicate locations of hardscape. 

 Indicate location and type of fences, screens, rockeries, and retaining walls, if 
any. 

B. ARCHITECTURAL AND LANDSCAPE PLANS--COMPLETE BUILDING SETS – 
One (1) PDF provided per instructions in the Review Procedures (i.e. Step #3 in the Review 
Procedures in Appendix A). Recommend providing one full size for the purpose of the ARC 
Presentation Meeting.  A Custom ARC Submittal shall include the following information: 
Architectural Site Plan, Streetscape Elevations, Building Plans, Site Sections, Landscape 
Plan, Colors and Materials, and Study Model (optional). The Building Elevations shall be 
rendered in color illustrating the proposed colors and materials. 
1. Every sheet must contain the following information: 

 Project Name and Lot Number (e.g. GRD Lot #1). 

 Drawing Title. 

 Drawing Number. 

 Date and Revision Column, Filled In. 
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 Name, Address and Phone of the firm primarily responsible for drawing. 

 Scale: Numerical and Bar Scale. 

 North Arrow (as applicable). 

2. Architectural Site Plan –The site plan must accurately reflect the approved plat and 
include the following information: 

 Site plan scale: 1" = 10'-0" or as otherwise approved by Custom ARC. 

 Location Map indicating location of the Lot within Issaquah Highlands. 

 Lot number. 

 Adjacent streets, sidewalks, tracts, easements, critical areas, etc. Indicate use of 
tracts. 

 Indicate grades (existing or proposed) of adjacent streets and/or alleys. 

 Building footprints with finished floor elevations for each lot; include detached 
garages and any other structures. 

 Location of driveways, parking area, turnarounds, walkways, on-site alleys, 
easements, entry features, drainage, fences/walls, patios, decks, pools, and other 
site amenities. 

 Rockeries and retaining walls, including height at top and toe. 

 Above grade utility locations, if known. 

 Finished grade contours (existing or proposed) at 2-foot intervals. 

3. Building Plans 

 Floor plans (all floors); include porches, decks and patios. 

 Plan to scale: 1/4"=1'-0" or 1/8"=1'-0" or as otherwise approved by Custom 
ARC. 

 Show door and window openings. 

 Show walls, partitions and stairways. 

 Indicate the use of occupied areas. 

 Include overall outside dimensions. 

 Include approximate square footage per floor, garage, and any accessory 
structures. 

4. Building Elevations (all sides) shall be rendered in color illustrating the proposed 
colors and materials. 

 Plan to scale: 1/4"=1'-0" or 1/8"=1'-0" or as otherwise approved by Custom 
ARC. Include bar scale. 
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 Show details at appropriate scale including typical exterior finish details such as 
eaves, foundation conditions, window/door trims, Inside/outside corner siding 
details, and deck edge/railings.  

 Show window, door and garage door openings specific to proposed style and 
size. 

 Show exterior features (i.e. roof pitch, venting, siding, trim, etc.) 

 Show porches, decks and exterior stairways (include railings, screening, etc.) 

 Show foundation where above grade. 

 Indicate type of exterior siding materials (e.g. lap siding, board & batten, 
masonry, stucco, etc.). 

 Include ridge height. 

 Show location and provide detail sheets for exterior lighting. 

5. Roof Plans 

 Plan to scale: 1/4"=1'-0" or 1/8"=1'-0" or as otherwise approved by Custom 
ARC. 

 Indicate location of all attic venting. 

 Indicate utility penetrations on the elevations for through wall and through roof 
penetrations. 

6. Site Sections 

 Plan to scale: 1/8"=1'-0" or 1"=10'-0" or as otherwise approved by Custom 
ARC. 

 Show proposed buildings, building heights, and elevations with existing and 
proposed grades in relation to surrounding site, including adjacent residences 
and roads. 

7. Landscape Plan 

 Plan to scale: 1/8"=1'-0" or 1"=10'-0" or as otherwise approved by Custom 
ARC. 

 Lot dimensions including easements. 

 Lot number 

 Lot improvement footprints (house/building, garage, patios, decks, etc.). 

 Rockeries and retaining walls, including height at top and toe. 

 Plant material layout keyed to a legend indicating the following for all plant 
materials (trees, shrubs, groundcover, lawn, other): type/name (both common 
and botanical), quantity, standards, size of plant material. 
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 Indicate locations of driveways, alleys, auto courts, walkways, etc. (indicate 
dimensions, materials and paving/jointing patterns). 

 Finished grade contours (existing or proposed) at 2-foot intervals. 

 Include detail sheet(s) for the location and type of all hardscape features: e.g. 
fencing, screens, rockeries, retaining walls, site furnishings, path, common area, 
accessory structures, and exterior lighting. 

 Include general notes stating compliance with guideline size and spacing and 
soil amendments. 

8. Colors and Materials Information – Representative examples of colors and 
materials for all exterior finishes and elements is required for Custom ARC review. 
Provide color rendering of all elevations on all structures. Indicate the relationship of 
the proposed colors and materials to all elevations. Bring samples to the Custom ARC 
meetings for review and approval.  An Custom ARC representative will document the 
materials via photograph and samples will be return to the applicant.   

Provide manufacturer, and name and number of each color and material. 
Provide specifications of exterior materials including doors and windows.  A paint 
down may be required at the discretion of the Custom ARC.  

9. Story Poles – May be required to be erected at the discretion of the Custom ARC. 
This requirement may be identified at preliminary review. 

10. Insurance Documents – Custom ARC approval will not be granted until all 
insurance documents are accepted by Declarant.  Please contact the Custom ARC to 
submit the following: 

 Owner’s/General Contractor’s Insurance Requirements – properties where 
Owner hires a contractor, contractor needs to meet insurance requirements See 
Appendix R, Owner’s / General Contractor’s Insurance Requirements 

 Liability 

 Automobile 

 Worker’s Compensation 

 Additionally Insured 

**Insurance policy shall be deemed primary and noncontributory with other insurance that 
may be in effect.  Insurance policy shall waive right of subrogation against any of the insured 
or additional insured hereunder. 



 
 

APPENDIX B-2 
Page B-2-1 

 

APPENDIX B-2 

CUSTOM ARC CONCEPTUAL ACCEPTANCE FORM 

 
 
 
 
[DATE] 
 
[NAME] 
[ADDRESS] 
[CITY, STATE ZIP] 
 
Re: Grand Ridge Drive Neighborhood Lot # _____      – Conceptual Design Review Mtg  
 
Dear [NAME], 
 
Thank you for meeting with your team and the Issaquah Highlands Custom Architectural Review 
Committee (Custom ARC) on [DATE] to review your conceptual design.  The Custom ARC is 
pleased to grant Conditional Conceptual Design Acceptance.  The next step in the process will 
require a complete Custom ARC submittal package with the following conditions addressed: 
 

1)  
2)  

 
Future Steps: Custom ARC Submittal 

The next step in the process will be for your team to submit for the Custom ARC review.  The requirements 
are outlined in Appendix A of the Harrison Street Architectural Standards.  Please note that we will need a 
pdf of the package emailed seven days prior to our review meeting. This allows the Custom ARC to check 
for completeness and also prepare for the review meeting.  Please call Erica Buckley to make arrangements 
to submit the Custom ARC Submittal package and make your appointment for the presentation.  
 
I would be happy to walk you through these comments and address any questions you may have.  
Please feel free to call or email me.  We are looking forward to working with you 
Sincerely, 
 
 
 
 
 
__________________________________________ 
Custom Home ARC Program Director 
On Behalf of the Issaquah Highlands Custom Architectural Review Committee 
 
cc:  
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APPENDIX B-3 

CUSTOM ARC APPROVAL FORM –  
ARCHITECTURAL AND LANDSCAPE PLANS 

 

 
 
[DATE] 
 
[NAME] 
[ADDRESS] 
[CITY, STATE ZIP] 
 
Re: Grand Ridge Drive Neighborhood Lot # _______– Custom ARC Presentation  
 
Dear   , 
 
Thank you for meeting with your team and the Issaquah Highlands Custom Architecture Review 
Committee (Custom ARC) to review your Custom ARC Presentation on {insert DATE}.  The Custom 
ARC is issuing Conditional Custom ARC Approval where your team will need to address the 
following prior to your plans being stamped for Custom ARC approval: 
 

1)  
2)  

 
Once the Custom ARC has reviewed the above changes, your architect will need to schedule a time for your 
plans to receive a final check and to be stamped by the Custom ARC.  This stamp is required before 
applying for a building permit with the County. 
 
Please feel free to call or email me with any questions. 
 
Sincerely, 
 
 
 
 
_____________________________ 
Custom Home ARC Program Director 
On Behalf of the Issaquah Highlands Custom Architectural Review Committee 
 
cc:  
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APPENDIX C 

CLEARING LIMITS ACKNOWLEDGEMENT AND CERTIFICATION 
 

INTENTIONALLY OMITTED 
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APPENDIX D 

IMPERVIOUS SURFACE ACKNOWLEDGEMENT AND INDIVIDUAL 
LOT DRAINAGE GUIDELINES 

 

INTENTIONALLY OMITTED 
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APPENDIX E 

LANDSCAPE & IRRIGATION DESIGN AND CONSTRUCTION 
ACKNOWLEGEMENT 

  
We hereby verify that we have read and understand and will comply with the requirements of 
landscape, irrigation and drainage provisions of the Grand Ridge Drive Architectural Standards, 
including the Custom ARC Submittal Checklist (Appendix B), General Landscape Notes (Appendix 
F), Plant Size and Spacing Requirements (Appendix G), Recommended Plant List (Appendix H), 
and Water Conservation Standards (Appendix K).  We acknowledge that the Custom ARC will not 
review compliance with the Water Conservation Standards, but instead will rely on your agreement to 
design your irrigation system in compliance with the Water Conservation Standards. 

 

________________________________________ 

Owner’s Agent Signature 

________________________________________ 

Company 

________________________________________ 

Title 

________________________________________ 

Date 

 
If it is determined, by the Custom ARC, that this document has not been received prior to the 
commencement of landscape construction, the Custom ARC reserves the right to assess financial 
penalty and/or issue a “Stop Work Order” until such time that this document is received. 
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APPENDIX F 

GENERAL LANDSCAPE NOTES 

The following notes establish a minimum standard for landscape construction. The project Landscape 
Architect shall verify specific site conditions and design criteria and modify project specifications as 
appropriate to fit specific project parameters.  

Include all above-ground utilities (i.e. light poles, hydrants, street signage, etc.) on all plan submittals. 

1. Conflicts between approved planting plans, landscape performance and existing field conditions 
shall be identified to the Custom ARC prior to planting. 

2. Proposals for plant substitutions, location adjustments, soil amendments or any variations from the 
approved plans shall require prior approval by the Custom ARC. 

3. All planting areas are to receive the following soil preparation: Scarify or rototill existing 
subgrades to a minimum depth of 8". Remove all large stones and other miscellaneous debris.  
Place one-half depth specified topsoil and incorporate into prepared subgrade. Place remaining 
topsoil and finish grade. Topsoil depths are to be measured after compaction. 

4. The Custom ARC shall verify the need for additional soil amendments prior to commencement of 
landscape construction.  Recommended amendments shall be applied prior to planting   

5. All shrub and groundcover areas are recommended to receive 12” compacted depth approved 
topsoil [but with a minimum of 8”].  All lawn areas to receive a minimum 8" compacted depth 
approved topsoil. 

6. Tree pits shall be a minimum of two times (2x) the diameter of the tree’s root mass. Additional 
aeration may be required as directed by the Landscape Architect. Add water tubes to the tree 
plantings in paved areas to ensure positive drainage. 

7. Turf areas shall consist of a low water use seed mix that is well adapted to the region. Specific seed 
selection shall be chosen based on soils, maintenance expectations and proposed use of the 
planting area. 

8. All planting areas to receive 2" depth approved mulch.  

9. Please refer to Appendix G (Plant Size and Spacing Requirements), Appendix H (Recommended 
Plant List), and Appendix K (Water Conservation Standards) for further information on landscape 
design. 



 
 

APPENDIX G 
Page G-1 

 

APPENDIX G 

PLANT SIZE AND SPACING REQUIREMENTS 

P l a n t  S e l e c t i o n  R e q u i r e m e n t s :  
All plants shall be adapted to their sites (sun exposure, cold hardiness, moisture requirements, soil 
type, soil pH, etc.).  

 

R e q u i r e d  P l a n t  S i z e s  a n d  S p a c i n g :  
 

Type of Plant Minimum Size at 
Installation* 

Maximum Spacing at 
Installation** 

 

Groundcover: 4 inch pot or 

1 gallon pot 

12 inches 

18 inches 

Small shrub  

(mature size under 3 feet tall): 

2 gallon pot or balled and 

burlapped equivalent – 15" 

 

24 inches 

Medium Shrub 

(mature size from 3 to 6 feet 
tall): 

5 gallon pot or balled and 

burlapped equivalent – 30" 
 

36 inches 

Large Shrub 

(mature size over 6 feet tall): 
5 gallon pot or balled and 

burlapped equivalent – 36" 
 

48 inches 

Small Tree (broad-leaved): 1 ½" cal. Per plan or 20 feet 

Medium Tree (broad-leaved): 2" cal. Per plan or 30 feet 

Large Tree (broad-leaved): 2 ½" cal. Per plan or 30 feet 

Coniferous Tree 6-foot height Per plan or 25 feet 

Dense Sight Barrier Tree 10-foot height Per plan or 20 feet 

 
* All trees and shrubs are categorized by size in the Approved Woody Plant List. 

** Hedges shall have no more than 4" clear between plants at installation, regardless of size. 
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APPENDIX H 

RECOMMENDED PLANT LIST 

P l a n t  M a t e r i a l s  
The following plant materials illustrate the type and performance desired at Issaquah Highlands.  
Other plant materials may be considered that have these characteristics and similar maintenance 
requirements. 
 
D e c i d u o u s  T r e e s   

Small  
o Acer circinatum – Vine Maple o Oxydendrum arboreum - Sourwood 
o *Acer ginnala – Amur Maple o Styrax japonicus – Japanese Snowbell 
o Acer griseum – Paperbark Maple o Cornus florida, kousa, etc. 
o Acer palmatum – Japanese Maple o Malus sp. – Crabapple (some) 
o Amelanchier var. – Serviceberry varieties  
Medium  
o Acer rubrum o Prunus sp – Flowering Cherry 
o Acer rufinerve – Redvein Maple o Malus sp. – Some Crabapples 
o *Acer pseudoplatanus – Sycamore Maple o *Parrotia persica – Persian Parrotia 
o *Carpinus betulus – European Hornbeam o *Zelkova serrata – Sawleaf Zelkova 
o *Ulmus ‘Frontier’ – Frontier Elm o Tilia euchlora – Crimean Linden 
o Japanese Hornbeam o *Betula jacquemontii – Jacquemonti Birch 
o Katsura o *Tilia cordata – Little Leaf Linden 
Large  
o *Aesculus hippocastanum – Common Horse 

Chestnut 
o *Platanus acerifolia - Planetree 

o *Fagus syvatica – European Beech o *Quercus rubra – Red Oak 
o Liquidambar styraciflua – Sweet Gum 
o Acer truncatum hybrids 

o Acer rubrum varieties 
o Ulmus parvifola – Chinese Elm  

o Liriodendron tulipifera – Tulip Tree  
Columnar Narrow  
o *Carpinus betulus pyramidalis – Pyramidal  

Hornbeam 
o *Pyrus calleryana ‘Glen’s Form’ – Chanticleer Pear 

o *Fagus sylvatica ‘Dawyck’ – Pyramidal 
Beech 

o *Quercus robur fastigiata – Upright English Oak 

o *Prunus sargenti columnaris – Columnar 
Sargent Cherry 

o *Tilia cordata (corzan) – Corinthian Linden 

  
C o n i f e r s   
o **Abies- Concolor - Concolor Fir o Metasequoia glyptostroboides – Dawn Redwood 
o **Abies Nordmanniana – Nordmann Fir o Taxus baccata – Irish yew 
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o Calocedrus decurrens – Incense Cedar o Thuja plicata “Green Sport” – Green Sport Cedar 
o * Chamaecyparis obtusa - Hinoki False 

Cypress 
o *Thuja plicata excelsa – Excelsa Cedar 

o Cupressocyparis leylandii – Leyland Cypress o Pinus species, various:  contorta, Tanyosho, etc. 
o **Juniperus scopulorum (var.) –Juniper o Tsuga mertensiana – Mountain Hemlock 
  

Shrubs  
Small  
o *Berberis (var.) – Dwarf Barberry varieties o *Pinus mugo (var.) – Mugo Pine (dwarf varieties) 
o *Gaultheria shallon – Salal o *Potentilla (var.) – Potentilla varieties 
o Prunus laurocerasus ‘Otto Luyken’ – Otto 

Luyken Laurel 
o Ilex crenata ‘Helleri’ – Helleri Holly 

o Ilex crenata ‘Green Island’ – Green Island 
Holly 

o Spirea (var.) – Spirea varieties 

o *Mahonia aquifolium, nervosa, repens o Viburnum davidii – David Viburnum 
o Viburnum species – Viburnum varieties 

(numerous) 
 

Medium/Large  
o *Arbutus unedo (compacta) – Strawberry 

Tree 
o *Berberis (var.) – Barberry varieties  

o *Osmanthus heterophyllus – Holly Leaf 
Osmanthus 

o *Osmarea burkwoodi – Burkwood Osmarea 

o Viburnum species – Viburnum varieties 
(numerous) 

o Prunus lusitanica – Portugese Laurel 

o Euonymus fortunei o Rhododendron (var.) - Rhododendron 
o *Mahonia aquifolium – Oregon grape o *Euonymus alata 
  
Hedges  
o Buxus microphylla  o *Osmanthus heterophyllus – Hollyleaf Osmanthus 

o *Prunus lusitanica – Portugese Laurel o Prunus laurocerasus ‘Otto Luyken’ Otto Luyken 

o Buxus sempervirens.- Common Boxwood o *Mahonia aquifolium – Oregon grape 

o Buxus suffruticosa  - True Dwarf Boxwood o Taxus sp. – Yew species 

o Ilex crenata ‘Helleri’ – Helleri Holly o Thuja occidentalis  – Emerald Green 

o Ilex crenata ‘Green Island’ – Green Island 
Holly 

o Ligustrum japonicum – Japanese Privet 

o Viburnum species – Viburnum varieties 
(numerous) 

 

  

Groundcover  
o *Arctostaphylos uva-ursi – Kinnikinnick 

varieties 
o *Juniperus (var.) – Juniper varieties 
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o Cotoneaster vars. – Cotoneaster varieties o Lawn Grass  

o Evergreen flowering vines (Puget Sound Turf Grass varieties – sod or seed) 

o *Fragaria vars. – Strawberry varieties o *Mahonia nervosa – Longleaf Mahonia 

o *Hypericum calycinum – St. Johnswort o Ornamental grasses 

o Parthenocissus - Boston Ivy o *Vinca minor – Periwinkle 

  

Accent Plantings  
o Annuals o Ornamental grasses 
o Bulbs o Perennials 
 
*    Drought-tolerant plant 

 

**  Requires well-drained soil  
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APPENDIX I 

SUSTAINABLE BUILDING PROGRAM CHECKLIST AND  
CHECKLIST ACKNOWLEDGMENT and 

WATER-WISE LIVING 

 
Owner’s Name: ________________________________ 
Lot Number: ______ 
 
We as the Owner hereby acknowledge the requirements to build our home to the sustainable 
building standards adopted for Issaquah Highlands.  The Declarant has adopted the attached 
checklist entitled “Issaquah Highlands Community Sustainable Building Program” to 
demonstrate environmental responsibility for the community.  We will ensure that our builder 
complies with the Sustainable Building Program requirements, including completion of a 
third-party verification by a person approved by the Declarant or IHCA as a third-party 
verifier.    
 
As part of a sustainable community, owners are to follow the program and practices set out in 
the handbook entitled “Water-Wise Living in Issaquah Highlands.”  Your builder should 
provide a copy for you, or you may request a copy from the CHARC Coordinator or IHCA. 

________________________________________ 
Print Name 
________________________________________ 
Signature 
_______________________________________  Date: ___________________________ 
Title  
 
If it is determined by the Architectural Review Committee that the Checklist has not been received prior to the 
submittal of the building permit application for approval and its subsequent submittal to the City/County, the 
ARC will withhold approval of the building permit application until such time that the Checklist is received.  
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APPENDIX J 

ISSSAQUAH HIGHLANDS DATA NETWORK SPECIFICATIONS  
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APPENDIX K 

ISSAQUAH HIGHLANDS WATER CONSERVATION STANDARDS 
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APPENDIX L 

 SIGNAGE AND LOGO STANDARDS FOR  
RESIDENTIAL NEIGHBORHOODS 

 

The signage and logo standards are administered by the Issaquah Highlands Community Association.  
Contact the IHCA for a copy of the applicable standards and for submittal/approval requirements. 
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APPENDIX M 

BUILDER’S PROJECT MANUAL
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October 9, 2015 
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APPENDIX N 

OWNER/GENERAL CONTRACTOR’S NOTICE OF  
COMPLETION/INSPECTION REQUEST 

Custom Home Architectural Review Committee 
c/o Heartland LLC 
1301 First Avenue, Suite 200 
Seattle, WA  98101 

ISSAQUAH HIGHLANDS 
OWNER/GENERAL CONTRACTOR’S NOTICE OF COMPLETION/INSPECTION REQUEST 

The undersigned Owner or General Contractor certifies and confirms to the Custom Home 
Architectural Review Committee (“CHARC”) that all Work [buildings, landscape, signage, and other 
improvements] is fully complete in accordance with each of the following “wet-stamped” plans that 
were approved by the CHARC for this Property: 

□ Architectural Plans 

□ Landscape Plans 

Based on this completion confirmation, the undersigned Owner or General Contractor requests a final 
inspection of the Work by the CHARC representative(s). 

Lot: ______ 

Owner/General Contractor: 

________________________________ 
By: __________________________ 
Name: __________________________ 
Its: __________________________ 
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APPENDIX O 

CONSTRUCTION AND ADMINISTRATIVE PUNCHLIST 

Date 

Applicant Name 
Applicant Address 

Re:  Custom Home ARC Construction and Administrative Punchlist Letter for [insert Owner and Lot #]  

Dear Applicant Name: 

The Custom Home ARC conducted its site visit of the Architecture and Landscape design for [insert Owner 
and Lot #] on insert date of site visit to determine compliance with the approved Architectural and 
Landscape Plans.  This review is based on the following Custom Home ARC approvals: 

1. Architecture and Landscape design approval dated insert date of approval letter. 
2. Owner’s/General Contractor’s Notice of Completion/Request for Inspection dated insert date. 

Following are the punch list items required to be completed prior to issuance of the Custom Home ARC 
Final Completion Letter: 

1. Architecture: 
a. Punchlist item . . . 

2. Landscape: 
a. Punchlist item . . . 

The Custom Home ARC completion and close out process includes a series of steps and documents to be 
completed in order to release the security and other deposits.  They are as follows: 

1. Custom Home ARC Approval letter for Architecture and Landscape. 
2. HFN Acceptance of Cat 5 Cable certification. 
3. Sustainable Building Verification. 
4. IHCA Accounting clearance. 
5. Highlands Council/HFN Accounting clearance. 

After all the items listed above have completed, submitted and otherwise found to be in compliance, the 
Custom Home ARC will issue a Letter of Final Acceptance.  Note this approval is for Custom Home ARC 
purposes only and additional permitted and approval may be necessary from King County.  This approval 
does not replace Federal, State or County Building Codes; or other applicable regulations used by the 
County in its permit review of projects at Issaquah Highlands. 

Please do not hesitate to call should you have any questions. 

Sincerely, 
 
 
_____________________________ 
Custom Home ARC Coordinator 
On Behalf of the Custom Architecture Review Committee 

cc: John Shaw, Heartland on behalf of Port Blakely Communities 
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APPENDIX P 

ARC LETTER OF FINAL ACCEPTANCE 

Date 
 
 
Applicant Name 
Applicant Address 
 
Re:   Custom Home ARC Letter of Final Acceptance [insert Owner name & Lot #__]  
 
Dear Applicant Name: 
 
The Custom Home ARC re-inspected the conditions per the Custom Home ARC Construction and 
Administration punchlist letter dated insert date of previous letter and have determined the work is in 
compliance with the approved Architectural and Landscape Plans. 

Additionally, the following administrative items are deemed complete.  Insert date of completion and 
attach any documentation associated with verification items were completed. 
 

1. Custom Home ARC Approval letter for Architecture and Landscape. 
2. HFN Acceptance of Cat 5 Cable certification. 
3. Sustainable Building Verification. 
4. IHCA Accounting clearance. 
5. Highlands Council/HFN Accounting clearance. 

 
If Custom Home ARC is holding an ARC Deposit at the time of final acceptance, then within thirty 
(30) days after the date of this letter the Custom Home ARC will refund any unused portion of the 
ARC Deposit (but deducting any amounts owed for fees or other unpaid matters). 
 
Note this approval is for Custom Home ARC purposes only and additional permitting and approval 
may be necessary from King County.  This approval does not replace Federal, State or County 
Building Codes; or other applicable regulations used by the County in its permit review of projects at 
Grand Ridge Drive. 
 
It has been a pleasure working with you and your team. 
 
Sincerely, 
 
__________________________ 
Custom Home ARC Coordinator 
On Behalf of the Custom Architecture Review Committee 
 
cc: John Shaw, Heartland on behalf of Port Blakely Communities 
 Issaquah Highlands Community Association 
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APPENDIX Q 

GLOSSARY OF TERMS 

A. ARC Fees – Fees for Custom ARC review of projects as set forth in Appendix A-3, including 
a Base Review Fee and Additional Meeting and Inspection Fees. 

B. ARC Orientation – The initial meeting with the Custom ARC and the Owner or its 
representative to review the Custom ARC Review Procedures and the Architectural 
Standards, as described in Appendix A. 

C. Architectural and Landscape Plans/Approval – Plans required to be approved by the Custom 
ARC pursuant to the Review Procedures in Appendix A as consistent with the Architectural 
Standards, which Custom ARC approval of Architectural and Landscape Plans follows 
Conceptual Acceptance by the Custom ARC. 

D. Architectural Standards. The GRD Architectural Standards adopted and amended from time 
to time pursuant to Article IV of the CC&Rs to govern the Work completed on the Lots in the 
GRD neighborhood. 

E. Architectural Review Committee  or “Custom ARC” or “Custom Home ARC.”  The group, or 
the designated individual to represent the group of people, responsible for approving the 
Owner’s/General Contractor’s proposed improvements as consistent with the Community’s 
Architectural Standards and vision. 

F. Association or “IHCA” – The non-profit corporation named the “Issaquah Highlands 
Community Association” comprised of residential property owners within the Issaquah 
Highlands Community. 

G. Building Envelope Site Plan – A site plan showing the portion of the Lot that is recommended 
for setbacks, clearing, septic drainfield, and construction of the home. 

H. CC&Rs or Declaration of Covenants, Conditions and Restrictions – For Issaquah Highlands 
Residential Properties [King County Recording No. 20120607000111], as they may be 
amended from time to time.  

I. Common Area – Unless otherwise specified, a Common Area means an area where the IHCA 
maintains landscape, trails or other improvements.  Common Areas may include public right-
of-way (e.g. streetscape) maintained by the IHCA, as well as land owned or maintained by the 
IHCA, including open space and formal parks and trails, and any privately owned 
improvements  that are designated to be maintained by the IHCA. 

J. Community – The group of people who have a common interest in, and reside or conduct 
business within, the Issaquah Highlands perimeter boundary. The Community establishes and 
enforces its rules and regulations through the Association. 

K. Compliance – The required corrective actions and compliance required by the ARC set forth 
in the Notice of Violation, as specified in Appendix A-4. 

L. Conceptual Review/Acceptance – The first of two reviews and approvals by the Custom 
ARC, as defined in the Review Procedures in Appendix A. 
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M. Contract Documents – The Real Estate Purchase and Sale Agreement (“REPSA”) and all 
drawings and details, technical specifications, and guidelines, along with any other documents 
or items that are either attached to the REPSA as Exhibits or incorporated into the REPSA by 
reference. 

N. Conveyance – The closing and transfer of title to the Owner. From and after the Conveyance, 
the Owner (including any successor Owner) shall have full responsibility for protecting and 
repairing any damage to the improvements adjacent to the Owner’s Lot. 

O. County – King County, Washington, and all of its authorized representatives. 

P. Declarant – Declarant, Grand-Glacier LLC, or Port Blakely Communities, are used 
interchangeably to represent the original master developer of Issaquah Highlands that 
recorded the CC&Rs and was a party to the Development Agreement. 

Q. Development Agreement – The Grand Ridge Joint Agreement dated June 10, 1996, between 
King County, the City of Issaquah, and the Declarant (aka “3-Party Agreement”), a 
Memorandum of which is recorded King County recording #9606180756. 

R. Due Date – The date for Compliance after ARC delivery of a Notice of Violation as set forth 
in Appendix A-4. 

S. Final Acceptance – Final Acceptance is the milestone date where the Custom ARC accepts 
the Owner’s/General Contractor’s Notice of Completion, pursuant to the letter set forth in 
Appendix P. For original Owners/General Contractors, Final Acceptance is the trigger for 
release of the Owner’s Security Deposit, if any deposit funds are remaining, under the 
REPSA. 

T. General Contractor – The licensed general contractor that is approved by the Custom ARC to 
be part of the Project Team for an Owner and to construct the home and other improvements 
on a Lot.   

U. Governing Authority – County, state, and federal governments and agencies thereof and all 
authorized representatives of each having jurisdiction over the Project. Governing Authorities 
for the GRD neighborhood may include but are not limited to King County, the State 
Department of Fish and Wildlife, and the State Department of Ecology. 

V. Grand Ridge Drive or “GRD”—The neighborhood within the overall Issaquah Highlands 
Project consisting of 40 large Lots located within unincorporated King County. 

W. Hazardous Materials – Hazardous Materials means, collectively, (i) flammable explosives, 
radioactive materials, friable asbestos, urea formaldehyde foam insulation, transformers  or 
other equipment that contain dielectric fluid containing regulated levels of polychlorinated 
biphenyl’s and petroleum products; and (ii) chemicals, materials, substances or wastes which 
are now or hereafter become defined as or included in the definition, listing or identification 
of “hazardous substances,” “hazardous wastes,” “hazardous  materials,”  ·”extremely 
hazardous wastes,” “restricted hazardous wastes,” “toxic substances,” ·”toxic pollutants,” 
“dangerous wastes,”  “bio-hazardous wastes,” or words of similar import, under any federal, 
state or local environmental statute, regulation or ordinance  presently in effect or that may be 
promulgated in the future, as they may be amended from time to time. 

X. Lot—The legal parcels created by the Developer within Grand Ridge Drive and conveyed to 
an Owner. 
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Y. Notice of Completion/Request for Inspection – The Notice of Completion/Inspection Request, 
in the form of Appendix N, is a signed and notarized document that the Owner/General 
Contractor provides to the Custom ARC, pursuant to Section 4.3 of the CC&Rs, to (i) certify 
that all of the Owner’s/General Contractor’s obligations under the Architectural Standards 
and applicable Contract Documents (including construction of units and landscape, cleanup, 
repair of any damage, and completion of all checklists and certifications) have been fully 
completed  in  accordance  with  all  Custom ARC-approved  plans  and  in  compliance  with  
all Architectural Standards, and (ii) request final inspection by the Custom ARC.  

Z. Notice of Violations –Notice by the Custom ARC or the IHCA to an Owner specifying a 
Violation and requiring Compliance as described in Appendix A-4. 

AA. Owner—The fee title owner of a Lot, whether by an original purchase from the Declarant or 
by subsequent Conveyance. A General Contractor may also be an “Owner” if the General 
Contractor is both the fee title owner and is the general contractor for construction of the 
home on a Lot.  

BB. Physical Completion – Physical Completion relates to landscape, irrigation and drainage 
improvements of Common Areas to be accepted by the IHCA. Physical Completion shall be 
the latter milestone date of Custom ARC or the IHCA acceptance of the Work. To achieve 
Physical Completion, the Owner/General Contractor will have completed any and all minor or 
incidental work, punch list items, repairs or other items designated for completion by the 
Custom ARC or the IHCA. The quality performance and landscape establishment periods 
commence on the date of Physical Completion. 

CC. Project – Unless the context otherwise denotes, the Project is the entire Issaquah Highlands 
Community, including the collective structures, improvements and facilities to be constructed 
in whole or in part through the performance of the Declarant, all Owners/General Contractors, 
and other land owners. 

DD. Project Team –The Project Team is the Custom ARC-approved architect, landscape architect, 
and General Contractor) for an Owner. 

EE. Real Estate Purchase Sale Agreement (REPSA) – The contract between the Owner as buyer 
and a seller for conveyance of title to the Lot. 

FF. Remedial Work – Any work performed by Declarant, by others at the direction of Declarant, 
or by the IHCA that is required due to the Owner’s/General Contractor’s failure to timely 
complete any portion of the Work or required to comply with any portion of the Architectural 
Standards (including but not limited to these Construction Procedures) or any applicable 
Contract Documents. 

GG. Review Procedures – As set forth in Appendix A, the Custom ARC review and approval 
process for each home and other improvements to be built on a Lot, including (i) Custom 
ARC acceptance of Conceptual Plans, and (ii) Custom ARC approval of Architectural and 
Landscape Plans.  

HH. Sensitive Area – Waterways including ponds and storm water conveyance systems, wetlands 
and wetland buffers, steep slopes, coal mine hazards, the Project perimeter buffer or other 
sensitive area defined in the Development Agreement governing the Issaquah Highlands 
Project or as defined and regulated by Governing Authorities. 

II. Spill – The release, deposit, disposal or leak of any Hazardous Materials into, upon or under 
any land, water, air or otherwise into the environment, including, without limitation, by 
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means of burial, disposal, discharge, emission, injection, leakage, seepage, leaching, 
dumping, pumping, pouring, escaping, emptying, or placement. 

JJ. Stop Work/Stop Work Order – The directive from the Custom ARC or the IHCA to cease 
work where Compliance with a Violation is not completed fully by the Due Date, as provided 
in Appendix A-4. 

KK. Violation – Violation of the GRD Architectural Standards as defined in Appendix A-4. 

LL. Work – All construction, improvements and other activities defined as ‘‘Work” in the CC&Rs 
or covered by the Architectural Standards, including but not limited to the “Buyer’s Work” 
under the REPSA or other Contract Documents and any other Work specified, implied, shown 
or contemplated to construct the improvements on or adjacent to the Owner’s/General 
Contractor’s Lot. 
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APPENDIX R 

INSURANCE REQUIREMENTS 

 
Until an Owner receives a certificate of occupancy or final inspection approval for all buildings on the 
Property, the Owner’s General Contractor (or the Owner if it is building the home) shall maintain, 
with an insurer acceptable to Port Blakely Communities, commercial general liability insurance, 
automobile liability and employer liability to the extent provided in this as evidenced by an Acord 
Certificate of Insurance: 
 

A. Liability.  A commercial general liability insurance policy shall be written on an 
occurrence basis with bodily injury liability and property damage liability (including 
coverage for explosion, collapse and underground exposures) on the General Contractor’s 
operations to include work subcontracted to others.  The limits of the commercial general 
liability insurance shall meet or exceed the following:  

$1,000,000 per occurrence and $2,000,000 annual aggregate for bodily injury, 
including sickness, disease or death (other than automobile); and for property damage 
liability (other than automobile), including loss of use thereof. 

B. Automobile.  Automobile liability insurance shall be in the amount of $1,000,000 per 
accident for bodily injury and property damage liability, including loss of use thereof, 
whether owned, non-owned or hired vehicles. 

C. Worker’s Compensation.  The insurance for claims under worker’s compensation, 
disability benefit and other similar employee benefit or industrial insurance acts shall be 
in the amount required by applicable law.  The employer’s liability or stop-gap liability 
shall provide coverage of at least $1,000,000 (per accident or policy limit) for bodily 
injury, accident or disease. 

D. Additionally Insured.  General Contractor shall name Port Blakely Communities, Inc., 
Port Blakely Properties LLC and Grand-Glacier LLC (a Washington limited liability 
company), their affiliates, subsidiaries, agents, employees, and officers as additionally 
insured prior to construction of homes.  The preferred additional insured endorsement is 
CG 20 10 11 85, however, if the General Contractor’s insurance company does not use 
this form, they may submit a substitute form for approval. 

 

Before commencing work, General Contractor shall furnish Port Blakely Communities an original 
Certificate of Insurance along with additional insured endorsement form(s) as evidence that the 
above insurance is in force and will cover all operations under the Agreement. This insurance shall 
be deemed primary and non-contributory with any other insurance that may be in effect.  Neither 
acknowledgement nor approval of the insurance by the Port Blakely Communities shall relieve or 
decrease the liability of the General Contractor hereunder.   

A copy of a policy’s specific endorsement form(s) showing additional insured wording and all 
of the following provisions shall be submitted along with the Certificate of Insurance. 
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All such policies shall contain the following provisions: 

1. This insurance shall be deemed primary and non-contributory with any other insurance 
that may be in effect. 

2. In the event of payment of any loss or damage, the insurers will have no rights of 
recovery against any of the insured or additional insured thereunder.  Port Blakely 
Communities, its agents and the General Contractor waive all rights against each other 
and, in addition, waive all such rights against subcontractors for losses and damages so 
caused. 

If any such insurance is due to expire during the contract period, the General Contractor shall not 
permit the coverage to lapse and shall furnish evidence to Port Blakely Communities, and shall 
provide at least 45 days written notice to the Port Blakely Communities of cancellation of any such 
insurance. 
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	J. Community – The group of people who have a common interest in, and reside or conduct business within, the Issaquah Highlands perimeter boundary. The Community establishes and enforces its rules and regulations through the Association.
	J. Community – The group of people who have a common interest in, and reside or conduct business within, the Issaquah Highlands perimeter boundary. The Community establishes and enforces its rules and regulations through the Association.
	K. Compliance – The required corrective actions and compliance required by the ARC set forth in the Notice of Violation, as specified in Appendix A-4.
	K. Compliance – The required corrective actions and compliance required by the ARC set forth in the Notice of Violation, as specified in Appendix A-4.
	L. Conceptual Review/Acceptance – The first of two reviews and approvals by the Custom ARC, as defined in the Review Procedures in Appendix A.
	L. Conceptual Review/Acceptance – The first of two reviews and approvals by the Custom ARC, as defined in the Review Procedures in Appendix A.
	M. Contract Documents – The Real Estate Purchase and Sale Agreement (“REPSA”) and all drawings and details, technical specifications, and guidelines, along with any other documents or items that are either attached to the REPSA as Exhibits or incorpor...
	M. Contract Documents – The Real Estate Purchase and Sale Agreement (“REPSA”) and all drawings and details, technical specifications, and guidelines, along with any other documents or items that are either attached to the REPSA as Exhibits or incorpor...
	M. Contract Documents – The Real Estate Purchase and Sale Agreement (“REPSA”) and all drawings and details, technical specifications, and guidelines, along with any other documents or items that are either attached to the REPSA as Exhibits or incorpor...
	N. Conveyance – The closing and transfer of title to the Owner. From and after the Conveyance, the Owner (including any successor Owner) shall have full responsibility for protecting and repairing any damage to the improvements adjacent to the Owner’s...
	N. Conveyance – The closing and transfer of title to the Owner. From and after the Conveyance, the Owner (including any successor Owner) shall have full responsibility for protecting and repairing any damage to the improvements adjacent to the Owner’s...
	O. County – King County, Washington, and all of its authorized representatives.
	O. County – King County, Washington, and all of its authorized representatives.
	P. Declarant – Declarant, Grand-Glacier LLC, or Port Blakely Communities, are used interchangeably to represent the original master developer of Issaquah Highlands that recorded the CC&Rs and was a party to the Development Agreement.
	P. Declarant – Declarant, Grand-Glacier LLC, or Port Blakely Communities, are used interchangeably to represent the original master developer of Issaquah Highlands that recorded the CC&Rs and was a party to the Development Agreement.
	Q. Development Agreement – The Grand Ridge Joint Agreement dated June 10, 1996, between King County, the City of Issaquah, and the Declarant (aka “3-Party Agreement”), a Memorandum of which is recorded King County recording #9606180756.
	Q. Development Agreement – The Grand Ridge Joint Agreement dated June 10, 1996, between King County, the City of Issaquah, and the Declarant (aka “3-Party Agreement”), a Memorandum of which is recorded King County recording #9606180756.
	R. Due Date – The date for Compliance after ARC delivery of a Notice of Violation as set forth in Appendix A-4.
	R. Due Date – The date for Compliance after ARC delivery of a Notice of Violation as set forth in Appendix A-4.
	S. Final Acceptance – Final Acceptance is the milestone date where the Custom ARC accepts the Owner’s/General Contractor’s Notice of Completion, pursuant to the letter set forth in Appendix P. For original Owners/General Contractors, Final Acceptance ...
	S. Final Acceptance – Final Acceptance is the milestone date where the Custom ARC accepts the Owner’s/General Contractor’s Notice of Completion, pursuant to the letter set forth in Appendix P. For original Owners/General Contractors, Final Acceptance ...
	T. General Contractor – The licensed general contractor that is approved by the Custom ARC to be part of the Project Team for an Owner and to construct the home and other improvements on a Lot.
	T. General Contractor – The licensed general contractor that is approved by the Custom ARC to be part of the Project Team for an Owner and to construct the home and other improvements on a Lot.
	U. Governing Authority – County, state, and federal governments and agencies thereof and all authorized representatives of each having jurisdiction over the Project. Governing Authorities for the GRD neighborhood may include but are not limited to Kin...
	U. Governing Authority – County, state, and federal governments and agencies thereof and all authorized representatives of each having jurisdiction over the Project. Governing Authorities for the GRD neighborhood may include but are not limited to Kin...
	V. Grand Ridge Drive or “GRD”—The neighborhood within the overall Issaquah Highlands Project consisting of 40 large Lots located within unincorporated King County.
	V. Grand Ridge Drive or “GRD”—The neighborhood within the overall Issaquah Highlands Project consisting of 40 large Lots located within unincorporated King County.
	W. Hazardous Materials – Hazardous Materials means, collectively, (i) flammable explosives, radioactive materials, friable asbestos, urea formaldehyde foam insulation, transformers  or other equipment that contain dielectric fluid containing regulated...
	W. Hazardous Materials – Hazardous Materials means, collectively, (i) flammable explosives, radioactive materials, friable asbestos, urea formaldehyde foam insulation, transformers  or other equipment that contain dielectric fluid containing regulated...
	X. Lot—The legal parcels created by the Developer within Grand Ridge Drive and conveyed to an Owner.
	X. Lot—The legal parcels created by the Developer within Grand Ridge Drive and conveyed to an Owner.
	Y. Notice of Completion/Request for Inspection – The Notice of Completion/Inspection Request, in the form of Appendix N, is a signed and notarized document that the Owner/General Contractor provides to the Custom ARC, pursuant to Section 4.3 of the CC...
	Y. Notice of Completion/Request for Inspection – The Notice of Completion/Inspection Request, in the form of Appendix N, is a signed and notarized document that the Owner/General Contractor provides to the Custom ARC, pursuant to Section 4.3 of the CC...
	Y. Notice of Completion/Request for Inspection – The Notice of Completion/Inspection Request, in the form of Appendix N, is a signed and notarized document that the Owner/General Contractor provides to the Custom ARC, pursuant to Section 4.3 of the CC...
	Z. Notice of Violations –Notice by the Custom ARC or the IHCA to an Owner specifying a Violation and requiring Compliance as described in Appendix A-4.
	Z. Notice of Violations –Notice by the Custom ARC or the IHCA to an Owner specifying a Violation and requiring Compliance as described in Appendix A-4.
	AA. Owner—The fee title owner of a Lot, whether by an original purchase from the Declarant or by subsequent Conveyance. A General Contractor may also be an “Owner” if the General Contractor is both the fee title owner and is the general contractor for...
	AA. Owner—The fee title owner of a Lot, whether by an original purchase from the Declarant or by subsequent Conveyance. A General Contractor may also be an “Owner” if the General Contractor is both the fee title owner and is the general contractor for...
	BB. Physical Completion – Physical Completion relates to landscape, irrigation and drainage improvements of Common Areas to be accepted by the IHCA. Physical Completion shall be the latter milestone date of Custom ARC or the IHCA acceptance of the Wor...
	BB. Physical Completion – Physical Completion relates to landscape, irrigation and drainage improvements of Common Areas to be accepted by the IHCA. Physical Completion shall be the latter milestone date of Custom ARC or the IHCA acceptance of the Wor...
	CC. Project – Unless the context otherwise denotes, the Project is the entire Issaquah Highlands Community, including the collective structures, improvements and facilities to be constructed in whole or in part through the performance of the Declarant...
	CC. Project – Unless the context otherwise denotes, the Project is the entire Issaquah Highlands Community, including the collective structures, improvements and facilities to be constructed in whole or in part through the performance of the Declarant...
	DD. Project Team –The Project Team is the Custom ARC-approved architect, landscape architect, and General Contractor) for an Owner.
	DD. Project Team –The Project Team is the Custom ARC-approved architect, landscape architect, and General Contractor) for an Owner.
	EE. Real Estate Purchase Sale Agreement (REPSA) – The contract between the Owner as buyer and a seller for conveyance of title to the Lot.
	EE. Real Estate Purchase Sale Agreement (REPSA) – The contract between the Owner as buyer and a seller for conveyance of title to the Lot.
	FF. Remedial Work – Any work performed by Declarant, by others at the direction of Declarant, or by the IHCA that is required due to the Owner’s/General Contractor’s failure to timely complete any portion of the Work or required to comply with any por...
	FF. Remedial Work – Any work performed by Declarant, by others at the direction of Declarant, or by the IHCA that is required due to the Owner’s/General Contractor’s failure to timely complete any portion of the Work or required to comply with any por...
	GG. Review Procedures – As set forth in Appendix A, the Custom ARC review and approval process for each home and other improvements to be built on a Lot, including (i) Custom ARC acceptance of Conceptual Plans, and (ii) Custom ARC approval of Architec...
	GG. Review Procedures – As set forth in Appendix A, the Custom ARC review and approval process for each home and other improvements to be built on a Lot, including (i) Custom ARC acceptance of Conceptual Plans, and (ii) Custom ARC approval of Architec...
	HH. Sensitive Area – Waterways including ponds and storm water conveyance systems, wetlands and wetland buffers, steep slopes, coal mine hazards, the Project perimeter buffer or other sensitive area defined in the Development Agreement governing the I...
	HH. Sensitive Area – Waterways including ponds and storm water conveyance systems, wetlands and wetland buffers, steep slopes, coal mine hazards, the Project perimeter buffer or other sensitive area defined in the Development Agreement governing the I...
	II. Spill – The release, deposit, disposal or leak of any Hazardous Materials into, upon or under any land, water, air or otherwise into the environment, including, without limitation, by means of burial, disposal, discharge, emission, injection, leak...
	II. Spill – The release, deposit, disposal or leak of any Hazardous Materials into, upon or under any land, water, air or otherwise into the environment, including, without limitation, by means of burial, disposal, discharge, emission, injection, leak...
	JJ. Stop Work/Stop Work Order – The directive from the Custom ARC or the IHCA to cease work where Compliance with a Violation is not completed fully by the Due Date, as provided in Appendix A-4.
	JJ. Stop Work/Stop Work Order – The directive from the Custom ARC or the IHCA to cease work where Compliance with a Violation is not completed fully by the Due Date, as provided in Appendix A-4.
	KK. Violation – Violation of the GRD Architectural Standards as defined in Appendix A-4.
	KK. Violation – Violation of the GRD Architectural Standards as defined in Appendix A-4.
	LL. Work – All construction, improvements and other activities defined as ‘‘Work” in the CC&Rs or covered by the Architectural Standards, including but not limited to the “Buyer’s Work” under the REPSA or other Contract Documents and any other Work sp...
	LL. Work – All construction, improvements and other activities defined as ‘‘Work” in the CC&Rs or covered by the Architectural Standards, including but not limited to the “Buyer’s Work” under the REPSA or other Contract Documents and any other Work sp...
	A. Liability.  A commercial general liability insurance policy shall be written on an occurrence basis with bodily injury liability and property damage liability (including coverage for explosion, collapse and underground exposures) on the General Con...
	A. Liability.  A commercial general liability insurance policy shall be written on an occurrence basis with bodily injury liability and property damage liability (including coverage for explosion, collapse and underground exposures) on the General Con...
	$1,000,000 per occurrence and $2,000,000 annual aggregate for bodily injury, including sickness, disease or death (other than automobile); and for property damage liability (other than automobile), including loss of use thereof.
	$1,000,000 per occurrence and $2,000,000 annual aggregate for bodily injury, including sickness, disease or death (other than automobile); and for property damage liability (other than automobile), including loss of use thereof.



