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I. Proposal Description 

 
The applicant is proposing to construct one (1) single family residence with a disturbance 

area of 2,160 square feet on the 1.97 acre property.  The site is 100 percent constrained 

by wetland critical areas, and stream critical areas and associated buffers. The proposal 

includes stream and wetland enhancement, and invasive plant removal.  Due to the extent 

of critical areas and critical area buffers, the site qualifies for a reasonable use exception 

under LUC 20.25H.200.   

 
 

Figure 1 – Site Plan 
 

The proposal under review includes site clearing and grading necessary for the 

construction of one (1) single family residence. The proposed residence will be located in 

the northeast corner of the property. The applicant has demonstrated that the proposed 

development is the minimum necessary to develop the site allowed under LUC 

20.25H.200. No permanent disturbance outside of the proposed development envelope is 
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allowed.  Temporary disturbance is permitted for construction and in areas where wetland 

and stream enhancement is proposed. A project site plan is included as Figure 1 above 

and as Attachment 1 to this staff report.  

 
II. Site Description, Zoning, Land Use and Critical Areas 

 

A. Site Description 

The site is undeveloped and is located at address is 6251 116th Ave SE. Topography on 
the site slopes gently down from east to west toward a large wetland and stream complex. 
Vegetation on the site consists primarily of a mix of deciduous forest interspersed with 
shrubs and invasive blackberry. The majority of the property consists of a Category II 
wetland. In addition, one Type N stream flows from southeast to north within the wetland. 
A site aerial photo is included in Figure 2 below.  

 
Figure 2 – Site Aerial Photo 

 

 
 
B. Zoning   
The property is zoned R-5, single-family residential. The proposed single family residence 
is allowed in the R-5 zoning district (LUC 20.10.440).   
 

C. Land Use Context   
The property has a Comprehensive plan Land Use Designation of SF-H (Single Family 
High Density).  A single family residence is consistent with this land use. 
 

 

2,160 Square Foot Development Area 
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D. Critical Areas 

 
i. Wetlands 
Wetlands provide important functions and values for both the human and biological 

environment—these functions include flood control, water quality improvement, and 

nutrient production.  These “functions and values” to both the environment and the citizens 

of Bellevue depend on their size and location within a basin, as well as their diversity and 

quality. While Bellevue’s wetlands provides various beneficial functions, not all wetlands 

perform all functions, nor do they perform all functions equally well (Novitski et al., 1995).  

However, the combined effect of functional processes of wetlands within basins provides 

benefits to both natural and human environments. For example, wetlands provide 

significant stormwater control, even if they are degraded and comprise only a small 

percentage of area within a basin. 

 
ii. Streams and Riparian Areas 
Most of the elements necessary for a healthy aquatic environment rely on processes 

sustained by dynamic interaction between the stream and the adjacent riparian area 

(Naiman et al., 1992). Riparian vegetation in floodplains and along stream banks provides 

a buffer to help mitigate the impacts of urbanization (Finkenbine et al., 2000 in Bolton and 

Shellberg, 2001). Riparian areas support healthy stream conditions. 

 

Riparian vegetation, particularly forested riparian areas, affect water temperature by 

providing shade to reduce solar exposure and regulate high ambient air temperatures, 

slowing or preventing increases in water temperature (Brazier and Brown, 1973; Corbett 

and Lynch, 1985). 

 

Upland and wetland riparian areas retain sediments, nutrients, pesticides, pathogens, and 

other pollutants that may be present in runoff, protecting water quality in streams (Ecology, 

2001; City of Portland 2001). The roots of riparian plants also hold soil and prevent erosion 

and sedimentation that may affect spawning success or other behaviors, such as feeding. 

 

Both upland and wetland riparian areas reduce the effects of flood flows. Riparian areas 

and wetlands reduce and desynchronize peak crests and flow rates of floods (Novitzki, 

1979; Verry and Boelter, 1979 in Mitsch and Gosselink, 1993). Upland and wetland areas 

can infiltrate floodflows, which in turn, are released to the stream as baseflow 

 

Stream riparian areas, or buffers, can be a significant factor in determining the quality of 

wildlife habitat.  For example, buffers comprised of native vegetation with multi- canopy 

structure, snags, and down logs provide habitat for the greatest range of wildlife species 

(McMillan, 2000).  Vegetated riparian areas also provide a source of large woody debris 

that helps create and maintain diverse in-stream habitat, as well as create woody debris 

jams that store sediments and moderate flood velocities. 
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Sparsely vegetated or vegetated buffers with non-native species may not perform the 

needed functions of stream buffers.  In cases where the buffer is not well vegetated, it is 

necessary to either increase the buffer width or require that the standard buffer width be 

restored or revegetated (May 2003).  Until the newly planted buffer is established the near 

term goals for buffer functions may not be attained. 

 

Riparian areas often have shallow groundwater tables, as well as areas where 

groundwater and surface waters interact. Groundwater flows out of riparian wetlands, 

seeps, and springs to support stream baseflows. Surface water that flows into riparian 

areas during floods or as direct precipitation infiltrates into groundwater in riparian areas 

and is stored for later discharge to the stream (Ecology, 2001; City of Portland, 2001). 

 
iii. Habitat for Species of Local Importance 
Urbanization, the increase in human settlement density and associated intensification of 

land use, has a profound and lasting effect on the natural environment and wildlife habitat 

(McKinney 2002, Blair 2004, Marzluff 2005  Munns 2006), is a major cause of native 

species local extinctions (Czech et al  2000), and is likely to become the primary cause of 

extinctions in the coming century (Marzluff et al. 2001a). Cities are typically located along 

rivers, on coastlines, or near large bodies of water. The associated floodplains and riparian 

systems make up a relatively small percentage of land cover in the western United States, 

yet they provide habitat for rich wildlife communities (Knopf et al. 1988), which in turn 

provide a source for urban habitat patches or reserves. Consequently, urban areas can 

support rich wildlife communities. In fact, species richness peaks for some groups, 

including songbirds, at an intermediate level of development (Blair 1999, Marzluff 

2005).Protected wild areas alone cannot be depended on to conserve wildlife species. 

Impacts from catastrophic events, environmental changes, and evolutionary processes 

(genetic drift, inbreeding, colonization) can be magnified when a taxonomic group or unit 

is confined to a specific area, and no one area or group of areas is likely to support the 

biological processes necessary to maintain biodiversity over a range of geographic scales 

(Shaughnessy and O’Neil 2001). As well, typological approaches to taxonomy or the use 

of indicators present the risk that evolutionary potential will be lost when depending on 

reserves for preservation (Rojas 2007). Urban habitat is a vital link in the process of wildlife 

conservation in the U.S. 

 
III. Consistency with Land Use Code Requirements: 
 

i. Zoning District Dimensional Requirements: 
This is a proposal to obtain a reasonable use exception for the construction of a single 
family residence.  The property is entirely encumbered by critical areas and critical area 
buffers.  The proposal is consistent with the underlying zoning district and applicable 
dimensional requirements based on the materials submitted.  Additional review to ensure 
consistency with district specific dimensional limitations will be completed with 
construction permit review and issuance. Preliminary review indicates dimensional 
standards can be met.  
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B. Critical Areas Requirements: 
The City of Bellevue Land Use Code 20.25H.025 designates streams, wetlands, and 
habitat associated with species of local importance.  The presence of the critical areas 
and critical area buffers mentioned above on a site that qualifies for a reasonable use 
exception requires that the applicable performance standards outlined in LUC 
20.25H.080.A, LUC 20.25H.100, and LUC 20.25H.205 be met.  

 
i. Consistency with LUC 20.25H.200 Reasonable Use Exception – Applicability 

 
 A reasonable use exception may be granted when no other reasonable use of property 

exists by the application of the regulations of LUC 20.25H.200.  The site is entirely 
encumbered by critical areas and critical area buffers. Under LUC 20.25H.200.A.4.a, 
a lot in the R-5 land use district with less than 2,160 square feet of the site available 
for development is considered to have no reasonable use and qualifies for a 
reasonable use exception.   
 

Finding:  The subject property is entirely encumbered by critical areas and critical area 
buffers and has zero (0) square feet of buildable area.  The property qualifies for a 
reasonable use exception and is proposing 2,160 square feet of permanent disturbance.  

  
ii. Consistency with LUC 20.25H.205 Reasonable Use Exception – Performance 

Standards 

Where disturbance of a critical area or critical area buffer is allowed under this section, 

development is subject to the following performance standards. Additional performance 

standards apply to development in streams (LUC 20.25H.080), and wetlands (LUC 

20.25H.100). Where a conflict exists with the performance standards of this section, the 

provisions providing the most protection to critical area functions and values apply. 

A.  The structure shall be located on the site in order to minimize the impact on the 

critical area or critical area buffer, including modifying the non-critical area setbacks 

to the maximum extent allowed under LUC 20.25H.040;  

B.  Ground floor access points on portions of the structure adjacent to undisturbed 

critical area or critical area buffer shall be limited to the minimum necessary to 

comply with the requirements of the International Building Code and International 

Fire Code, as adopted and amended by the City of Bellevue; 

C.  Associated development, including access driveways and utility infrastructure shall 

be located outside of the critical area or critical area buffer to the maximum extent 

technically feasible;  

D.  Areas of disturbance for associated development, including access and utility 

infrastructure shall be consolidated to the maximum extent technically feasible;  

E.  All areas of temporary disturbance associated with utility installation, construction 

staging and other development shall be determined by the Director and delineated in 

the field prior to construction and temporary disturbance shall be restored pursuant 

to a restoration plan meeting the requirements of LUC 20.25H.210;  

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.080
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.100
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.040
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.210
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F.  Areas of permanent disturbance shall be mitigated to the maximum extent feasible 

on-site pursuant to a mitigation plan meeting the requirements of LUC 20.25H.210; 

and 

G.  Fencing, signage and/or additional buffer plantings should be incorporated into the 

site development in order to prevent long-term disturbance within the critical area or 

critical area buffer. 

 
The structure is being located on the site at the northeast extreme of the property.  It 
will conform to the minimum required setback.  The permanent disturbance on the site 
will be at the maximum allowed per the reasonable use exception allowed for this site. 
The access points for the new structure will be from the east side of the structure from 
the driveway and through the garage.  
The access drive will be on the east side of the structure connecting directly to 116th 
Ave SE. This is the location furthest from the most sensitive areas of the property. 
All utilities serving the site will come across or under the access driveway north of the 
structure from the street. 
Restoration of areas of temporary disturbance will be restored.  Area of temporary 
disturbance shall be limited to plans shown in Attachment 1. 
There will be no areas of permanent disturbance outside of the 2,160 square foot area 
allowed under the reasonable use exception.  No permanent disturbance will occur 
within any critical areas. On-site mitigation will be achieved through buffer 
enhancement and invasive plant removal.   
Fencing and buffer plantings are planned for the boundaries of buffers surrounding the 
new residence.  

 
IV. State Environmental Policy Act (SEPA) 

 
The environmental review indicates no probability of significant adverse environmental 
impacts occurring as a result of the proposal.  The Environmental Checklist submitted with 
the application adequately discloses expected environmental impacts associated with the 
project. The City codes and requirements, including the Clear and Grade Code, Utility Code, 
Land Use Code, Noise Ordinance, Building Code and other construction codes are expected 
to mitigate potential environmental impacts. Therefore, issuance of a Determination of Non-
Significance (DNS) is the appropriate threshold determination under the State Environmental 
Policy Act (SEPA) requirements. The project SEPA checklist is included as Attachment 4.  
 
A. Earth and Water 
The applicant is proposing to construct a single family residence on the subject property.  A 
category II wetland and Type N stream are present on the site. The soils are generally sand, 
gravel, silt and loam and the USGS mapped the onsite soils as Alderwood.  Infiltration is 
limited as evidenced by the presence of large wetland complex.   
 
Under this proposal the applicant is requesting a reasonable use exception to construct a 
single family residence on the subject property.  The reasonable use statute allows the 
applicant a permanent disturbance on the site of no greater than 2,160 square feet in a 
location that avoids or minimizes disturbance to the site to the greatest extent possible.  A 
was provided to determine the feasibility of and impact-minimization measures for such a 
project and the proposed residence has been located to minimize disturbance.   

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.210
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No permanent disturbance is proposed to occur within the stream. Development is proposed 
in the wetland buffer and the project includes a mitigation plan designed to offset buffer 
impacts.  See Conditions of Approval in Section X of this report.   
 
 
B. Plants and Animals 
Vegetation on the site consists mostly of a mix of palustrine forested and scrubshrub plant 
wetland plant communities that are dominated by red alder (Alnus rubra), black cottonwood 
(Populus balsamifer), Douglas fir (Pseudotsuga menziesii), western red cedar (Thuja plicata), 
Souler willow (Salix scouleriana), Sitka will (Saliz sitchensis), redtwig dogwood (Coruns 
sericea), salmonberry (Rubus spectabilis), Himalayan blackberry (Rubus armeniacus), lady 
fern (Athyrium filix-femina), soft rush (Juncus effusus), stinging nettle (Urtica dioica), giant 
horsetail (Equisetum telmateia), reed canary grass (Phalaris arundinacea) and English ivy 
(Hedera helix).  
 
Construction of the proposed residence will removal dangerous cottonwood trees and 
Himalayan blackberry and replace them with native trees and shrubs.  The remaining area of 
the site will be intact and undisturbed continuing to provide vital wildlife habitat throughout the 
wetland complex. The proposal includes a mitigation plan designed to offset impacts to stream 
and wetland buffers and improve overall site conditions though invasive removal and native 
plantings. See Conditions of Approval in Section X of this report.   

 
D. Noise 
The site is adjacent to single-family residences whose residents are most sensitive to 
disturbance from noise during evening, late night and weekend hours when they are likely to 
be at home. Construction noise will be limited by the City’s Noise Ordinance (Chapter 9.18 
BCC) which regulates construction hours and noise levels.  Construction noise impacts will 
also be regulated by the applicable performance standards for habitat of species of local 
importance.  See Conditions of Approval in Section X of this report. 

 
V. Summary of Technical Reviews 
 

A. Clearing and Grading 
The Clearing and Grading Division has reviewed the proposed site development for 
compliance with Clearing and Grading codes and standards.  The Clearing and Grading staff 
found no issues with the proposed development.  

 
VI. Public Notice and Comment 
  

Application Date:     May 6, 2015 
Public Notice (500 feet):   June 4, 2015 
Minimum Comment Period:   June 18, 2015 
 
No comments were received regarding the proposed project.  

 
VIII.       Decision Criteria 
 

The proposal, as conditioned below, meets the applicable regulations and decision criteria for 
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a Critical Areas Land Use Permit pursuant to LUC Section 20.30P. 

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

 
Finding:  The applicant must obtain a Single-Family Building Permit before beginning any 
work.  See Conditions of Approval in Section X of this report. 

 
B. The proposal utilizes to the maximum extent possible the best available 

construction, design and development techniques which result in the least impact 
on the critical area and critical area buffer; 

 
Finding:  The proposed structure and landscape area will result in a total permanent 
disturbance area of 2,160 square feet allowed through the reasonable use process. The 
proposed single family residence is proposes to minimize site grading and does not include 
lawn area.  The structure is as close to the right-of-way as feasible minimizing impervious 
surfaces.  Of the 85,916 total site area, approximately 83,000 square feet will be placed in a 
Native Growth Protection Easement.    See Conditions of Approval in Section X of this 
report. 

 
C. The proposal incorporates the performance standards of LUC 20.25H to the 

maximum extent applicable, and ; 
 

Finding:  As discussed in Section V of this report, the proposal meets the performance 
standards for a reasonable use exception in a critical area or critical area buffer.  

 
D. The proposal will be served by adequate public facilities including street, fire 

protection, and utilities; and; 
 

Finding:  The proposed single-family residence is consistent with the surrounding land uses 
and is adequately served by public facilities.  All necessary services and ancillary utilities are 
currently available adjacent to the site. 

 
E. The proposal includes a mitigation or restoration plan consistent with the 

requirements of LUC 20.25H.210; and  
 

Finding:  All areas of temporary disturbance associated with the construction and staging of 
the new single-family residence will be restored per an approved restoration and mitigation 
plan.  The permanent disturbance will occur within the 2,160 square feet allowed under 
20.25H.200.4.  The area outside of the area of allowed permanent disturbance will be 
recorded with King County as a Native Growth Protection Easement area.  See Conditions 
of Approval in Section X below. 

 
F. The proposal complies with other applicable requirements of this code. 

 
Finding:  As discussed in Section IV & V of this report, the proposal complies with all other 
applicable requirements of the Land Use Code.  
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IX. Conclusion and Decision 
 
 After conducting the various administrative reviews associated with this proposal, including 

Land Use Code consistency, SEPA, City Code and Standard compliance reviews, the 
Development Services Director does hereby approve with conditions the reasonable use 
exception proposal for the construction of one (1) single-family residence at 6251 116th Ave 
SE. 

 
Note- Expiration of Approval:  In accordance with LUC 20.30P.150 a Critical Areas Land 
Use Permit automatically expires and is void if the applicant fails to file for a necessary 
construction permits within one year of the effective date of the approval. 

 
X.   Conditions of Approval 
 
The applicant shall comply with all applicable Bellevue City Codes and Ordinances 
including but not limited to: 

 

Applicable Codes or Ordinances Contact Person 

Clearing and Grading Code – BCC 23.76 Janney Gwo, 425-452-6190 

Land Use Code – BCC 20.25H Heidi M. Bedwell, 425-452-4862 

Noise Control – BCC 9.18 Heidi M. Bedwell, 425-452-4862 

 
The following conditions are imposed under the Bellevue City Code or SEPA authority 
referenced: 
 
1. Building/Construction Permit Required: Approval of this Critical Areas Land Use Permit 

for reasonable use does not constitute an approval of a construction permit.  A building 
permit is required to proceed.   

 
 Authority: Land Use Code 20.30P.140 
 Reviewer: Heidi M. Bedwell, Development Services Department 
 
2. Clearing Limits for Permanent and Temporary Disturbance:  Prior to commencement 

of construction, clearing limits must be delineated in preparation for preconstruction 
inspection by clearing and grading and land use staff and certified in the field to be in 
conformity with this approval and the approved site plan. 

 
 Authority: Bellevue City Code 23.76.160 
 Reviewer: Janney Gwo, Development Services Department 
 
4.  Mitigation, Maintenance, and Monitoring Plan: To ensure the proposed mitigation plan 

is successful, the mitigation, maintenance, and monitoring plan submitted as part of this 
application shall be submitted as part of the underlying construction permit required to 
implement the project. Any modifications to the mitigation ratios included with the 
mitigation plans submitted under this application must be approved prior to issuance of 
construction permit.  

 
 Authority: Land Use Code 20.25H.220, 20.25H.180.C.5 
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   Comprehensive Plan Policies EN-1, EN-10, EN-28, EN-30 
 Reviewer: Heidi M. Bedwell, Land Use 
 
5. Mitigation Installation: Mitigation installation shall commence immediately following 

permit issuance where technically feasible and shall be installed according to the 
mitigation plans submitted as part of this application within one year of project completion. 

 
 Authority: Land Use Code 20.25H.220, 20.25H.180.C.5 
 Reviewer: Heidi M. Bedwell, Land Use 
 
6. Mitigation Maintenance: Maintenance of mitigation plantings shall include, at a minimum, 

three entries per year for a period of five years. During each entry, plant growth will be 
evaluated, soils amended as needed, and invasives will be suppressed.   

 
Authority: Land Use Code 20.25H.220, 20.25H.180.C.5 
Reviewer: Heidi M. Bedwell, Land Use 

 
7. Submittal of Mitigation Maintenance and Monitoring Reports:  As part of the required 

five years of mitigation maintenance and monitoring, the applicant shall submit annual 
monitoring reports to the Development Services Department Land Use Division at the end 
of the growing season by no later than November 30 for each year monitored. 

 
Authority: Land Use Code 20.25H.220.D 
Reviewer: Heidi M. Bedwell, Land Use 

 
8. Installation Device:  To ensure the required mitigation and restoration of areas of 

temporary disturbance is completed, the applicant shall post an Installation Assurance 
Device prior to the building permit or clearing and grading permit issuance. The device 
shall be equal to 150% of the value of the approved mitigation.   The device will be 
released when the applicant demonstrates required mitigation has successfully been 
installed. 

 
 Authority: Land Use Code 20.25H.125.J, 20.25H.220, and 20.40.490 
 Reviewer: Heidi M. Bedwell, Development Services Department 
 
9. Maintenance Device: Prior to the issuance of the building permit or clearing and grading 

permit, the applicant shall submit a restoration / replanting maintenance plan cost estimate 
to be used in determining the amount of the assignment of the maintenance and 
monitoring financial security device that will be required prior to permit issuance. A 
complete assignment of savings financial security device in the amount determined by the 
project planner must be submitted prior to building permit or clearing and grading permit 
issuance. For the purpose of this permit, maintenance and monitoring shall be completed 
for a period of five growing seasons. 

 
 Authority: Land Use Code 20.25H.125.J and 20.25H.220 
 Reviewer: Heidi M. Bedwell, Development Services Department 
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10. Hold Harmless Agreement:  Prior to building permit approval, the applicant or property 

owner shall submit a hold harmless agreement releasing the City of Bellevue from any 
and all liability associated with site development. The agreement must meet city 
requirements and must be reviewed by the City Attorney's Office for formal approval. 

 
 Authority: Land Use Code 20.30P.170 
 Reviewer: Heidi M. Bedwell, Development Services Department 
 
11. Land Use Inspection:  Following final mitigation installation the applicant shall contact 

Land Use staff for final inspection.  
 
 Authority: Land Use Code 20.30P.140 
 Reviewer: Heidi M. Bedwell, Development Services Department 
 
12. Rainy Season Restrictions: Due to the proximity to Richards Creeks and associated 

wetlands, no clearing and grading activity may occur during the rainy season, which is 
defined as November 1 through April 30 without written authorization of the Development 
Services Department.  Should approval be granted for work during the rainy season, 
increased erosion and sedimentation measures, representing the best available 
technology must be implemented prior to beginning or resuming site work. 

 
 Authority:  Bellevue City Code 23.76.093.A,  
 Reviewer: Janney Gwo, Development Services Department 
 
13. Pesticides, Insecticides, and Fertilizers: The applicant must submit as part of the 

required Clearing and Grading Permit information regarding the use of pesticides, 
insecticides, and fertilizers in accordance with the City of Bellevue’s “Environmental Best 
Management Practices”. 

 
 Authority: Land Use Code 20.25H.220.H 
 Reviewer:  Heidi M. Bedwell, Development Services Department 
 
14. Noise Control: Noise related to construction is exempt from the provisions of BCC 9.18 

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

 
 Authority:  Bellevue City Code 9.18 
 Reviewer:  Heidi M. Bedwell, Development Services Department 
 
15. Native Growth Protection Easement:  Record with King County a Native Growth 

Protection Easement that clearly delineates the area to be designated as Native Growth 
Area. A copy of the recorded Native Growth Protection Area Easement must be submitted 
to the City of Bellevue prior to the approval of the single-family building permit. 

 



Marvel Homes Reasonable Use 
15-113153-LO 
Page 14 of 14 

 
 Authority: Land Use Code 20.25H.030.B 
 Reviewer: Heidi M. Bedwell, Development Services Department 
 
16. NGPE Boundary Fence and Signage:  Prior to final building inspection, the applicant 

shall perform a field survey of property boundaries completed by a Washington State 
Licensed Surveyor. The boundary of the NGPE shall be identified, fenced, and marked 
with boundary signage that states:  

 
PROTECTED AREA – NO CLEARING 

This fence marks the edge of a Native Growth Protection Area. Disturbance, vegetation 
removal, or tree removal beyond this fence is prohibited. 

 
NGPE boundary fencing and signage shall be of permanent construction and shall be 
maintained for the duration of the development. Signs must be of size and location to be 
visible and the boundary fence shall be a minimum of four feet tall. 

 
Authority: LUC 20.25H.030 
Reviewer: Heidi M. Bedwell, Development Services Department 

 
 
 













Page 1 
 WAC (4/15/98) 

PART ELEVEN - FORMS 

 

WAC 197-11-960 Environmental Checklist. 

 

ENVIRONMENTAL CHECKLIST 

 

Purpose of Checklist: 

 

The State Environmental Policy Act (SEPA), Chapter 43.21 RCW, requires all governmental agencies to consider 

the environmental impacts of a proposal before making decisions.  An environmental impact statement (EIS) must 

be prepared for all proposals probable significant adverse impacts on the quality of the environment.  The purpose 

of this checklist is to provide information to help you and the agency identify impacts from your proposal (and to 

reduce or avoid impacts from the proposal, if it can be done) and to help the agency whether an EIS is required. 

 
Instructions for Applicants: 

 
This environmental checklist asks you to describe some basic information about your proposal.  Governmental 
agencies use this checklist to determine whether the environmental impacts of your proposal are significant, 
requiring preparation of an EIS.  Answer the questions briefly, with the most precise information known, or give 
the best description you can. 

 
You must answer each question accurately and carefully, to the best of your knowledge.  In most cases, you should 
be able to answer the questions from your own observations or project plans without the need to hire experts.  If 
you really do not know the answer, or if the question does not apply to your proposal, write "do not know" or "does 
not apply".  Complete answers to the questions now may avoid unnecessary delays later. 

 
Some questions ask about governmental regulations, such as zoning, shoreline, and landmark designations.  
Answer these questions if you can.  If you have problems, the governmental agencies can assist you. 

 
The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time or on 
different parcels of land.  Attach any additional information that will help describe your proposal or its 
environmental effects.  The agency to which you submit this checklist may ask you to explain your answers to 
provide additional information reasonably related to determining if there may be significant adverse impact. 

 

A. BACKGROUND 

1. Name of proposed project:  Marvel Homes Reasonable Use Exception 

 

2. Name of Applicant:  Marvel Homes, Inc. 

 

3. Mailing address, phone number of applicant and contact person: 

 Applicant and Primary Contact: Secondary Contact (Completed Checklist): 

 Marvel Homes, Inc. Mark Rigos, P.E. 

 Rene Pham 440 SE Darst Street 

(206) 265-1311 Issaquah, WA 98027 

marvelhomeinc@gmail.com markrigos@hotmail.com 

 (425) 652-6013   

 

4. Date checklist prepared:  April 19, 2015 

 

5. Agency requesting checklist:  City of Bellevue 

 

6. Proposed timing or schedule (including phasing, if applicable): 

The hopeful timing for a Reasonable Use Exception approval to be issued by the City of Bellevue is 

during summer 2015. 

  

mailto:marvelhomeinc@gmail.com
mailto:markrigos@hotmail.com
hbedwell
Text Box
Environmental Checklist Reviewed by Heidi M. Bedwell (HMB) 5/31/2015
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7. Do you have any plans for future additions, expansion, or further activity related to or connected with this 

proposal?  If yes, explain. 

No, only the construction of a three-story single-family home with attached garage as shown on the 

preliminary civil engineering plans is proposed. 

 

8. List any environmental information you know about that has been prepared, or will be prepared, directly 

related to this proposal. 

A Category II wetland is onsite and was delineated in early 2015.  It was previously delineated 

approximately six years earlier.  A non-fishing bearing stream (Type N water) flows south to north 

at the wetland’s low point.  The stream’s Ordinary High Water Marks (OHWMs) have been 

estimated and flagged.  A Conceptual Wetland Buffer Mitigation Plan has been designed. 

 

9. Do you know whether applications are pending for governmental approvals of other proposals directly 

affecting the property covered by your proposal?  If yes, explain. 

There are none. 

 

10. List any governmental approvals or permits that will be needed for your proposal, if known. 

Reasonable Use Exception approval from the City of Bellevue and possible Right-of-Way Use 

Permit from the City of Bellevue 

 

11. Give brief, complete description of your proposal, including uses and the size of the project and site.  

There are several questions later in this checklist that ask you to describe certain aspects of your proposal.  

You do not need to repeat those answers on this page.  (Lead agencies may modify this form to include 

additional specific information or project description). 

The existing site is heavily vegetated and vacant.  The site’s area is 100% encumbered by either 

wetland, stream or wetland and stream buffers.  The site is roughly 85,916 square feet 

(approximately two areas).  The site contains mostly deciduous trees, but a few evergreen trees.  A 

3-story home with attached garage are proposed.  This will include connections to public utilities 

such as electricity, tv, phone, water and sewer.   

 

12. Location of proposal.  Give sufficient information for a person to understand the precise location of your 

proposed project, including street address, if any, and section, township, and range, if known.  If the 

proposal would occur over a range of area, provide the range of boundaries of the site(s).  Provide a legal 

description, site plan, vicinity map, and topographic map, if reasonably available.  While you should 

submit any plans required by the agency, you are not required to duplicate maps or detailed plans 

submitted with any permit applications related to this checklist. 

 The site’s tax parcel number is 334330-1221.  It’s located immediately west of 116
th

 Avenue SE, in 

the very southwest corner of the City of Bellevue.  The site is completely surrounded by single-

family homes, except to the east which is 116
th

 Avenue SE.  A vicinity map and topographic survey 

are attached with this submittal. 

  

B. ENVIRONMENTAL ELEMENTS 

1. Earth 

a. General description of the site (circle one): Flat, rolling, hilly, steep, slopes, mountains, other.   

The parcel slopes down from south to north.  Also, the east and west sides slope down to 

the middle, toward the stream. 

 

b. What is the steepest slope on the site (approximate percent slope)?  

Approximately 20-30%. 

 

c. What general types of soils are found on the site (for example: clay, sand, gravel, peat, muck?)  

If you know the classification of agricultural soils, specify them and note any prime farmland. 

The soils include sand, gravel, silt and loam.  The soils are not very permeable as evidenced 

by the wetland. 
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d. Are there surface indications or history of unstable soils in the immediate vicinity?  If so, 

describe. 

Do not know. 

 

e. Describe the purpose, type and approximately quantities of any filling or grading proposed.  

Indicate source of fill. 

A very small amount of fill is proposed…  probably on the order of 10-20 cubic yards for 

the driveway base course and some gravel / crushed rock / pea gravel / utility trenches for 

the home foundation.  The source of fill is not yet known.  A home contractor has not yet 

been selected. 

 

f. Could erosion occur as a result of clearing, construction or use?  If so, generally describe. 

It’s unlikely, but if not properly designed for, erosion can occur.  A Temporary Erosion 

and Sedimentation Control (TESC) Plan has been designed and is included in the submittal 

package.  It includes silt fence, clearing / grading limits, construction entrance and filer 

fabric on nearby catch basins.  TESC measures will be implemented to minimize erosion 

during construction. 

 

g. About what percent of the site will be covered with impervious surface after project construction 

(for example: asphalt or buildings)? 

Approximately 2-3%.  This includes the driveway and home / garage footprint. 

 

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: 

A TESC Plan has been designed which includes Best Management Practices (BMPs) to 

reduce and control erosion. 

 

2. Air 

a. What types of emissions to the air would result from the proposal (i.e., dust, automobile, odors, 

industrial wood smoke) during construction and when the project is completed?  If any, generally 

describe and give approximate quantities, if known. 

Does not apply. 

 

b. Are there any off-site sources of emissions or odor that may affect your proposal?  If so, 

generally describe. 

 No. 

 

c. Proposed measures to reduce or control emissions or other impacts to air, if any. 

  No measures are proposed. 

 

3. Water 

 a. Surface: 

1. Is there any surface water body on or in the immediate vicinity of the site (including 

year-round and seasonal streams, saltwater, lakes, ponds, wetlands)?  If yes, describe 

type and provide names.  If appropriate, state what stream and river it flows into. 

Yes, a non-fish bearing stream is located in the center of the site.  It flows south to 

north at 1-3% through the site.  The stream has an upstream tributary area of 20-

50 acres and is downstream of the new middle school under-construction in the 

City of Newcastle.  Immediately east and west of the stream is a wetland.  The 

wetland sheet flows water into the stream.  The soils in the wetland are hydric and 

there are several seeps in the wetland area.  Several culverts discharge onsite 

toward the stream / wetland.  The wetland is a Category II wetland.  

Approximately 2 miles northwest of the site, the stream flows into Lake 

Washington. 

    

hbedwell
Text Box
HMB 5/31/15

hbedwell
Text Box
Erosion control per BCC 23.76
Project will be requied to submit a CSSWP as part of the building permit process

hbedwell
Typewritten Text



Page 4 
          WAC (4/15/98) 

2. Will the project require any work over, in or adjacent to (within 200 feet) the described 

waters?  If yes, please describe and attach available plans. 

Yes, all of the project will be within 200 feet of the wetland and stream.  Attached 

are plans that show the wetland and stream’s locations versus the proposed 

improvements. 

    

3. Estimate the amount of fill and dredge material that would be placed in or removed 

from surface water or wetlands and indicate the area of the site that would be affected.  

Indicate the source of fill material.               

None. 

 

4. Will the proposal require surface water withdrawals or diversions?  Give general 

description, purpose, and approximate quantities, if known. 

No. 

 

5. Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan. 

No. 

 

6. Does the proposal involve any discharges of waste materials to surface waters?  If so, 

describe the type of waste and anticipated volume of discharge. 

No. 

 

 b. Ground: 

1. Will ground water be withdrawn, or will water be discharged to ground water?  Give 

general description, purpose, and approximate quantities if known. 

No and no.   

 

  2. Describe waste material that will be discharged into the ground from septic tanks or 

other sources, if any (for example: domestic sewage; industrial, containing the following 

chemicals... agricultural; etc.).  Describe the general size of the system, the number of 

such systems, the number of houses to be served (if applicable), or the number of 

animals or humans the system(s) are expected to serve. 

 The home will be served by a new side sewer connected from the existing sanitary 

sewer main on the north side of the site. 

  

 c. Water Runoff (including stormwater): 

  1. Describe the source of runoff (including stormwater) the method of collection and 

disposal, if any (including quantities, if known).  Where will this water flow?  Will this 

flow into other waters?  If so, describe. 

   Stormwater generated from the new home and new driveway will be dispersed via 

a dispersion trench in the wetland buffer above the stream.  This runoff eventually 

flows into Lake Washington several miles downstream. 

  

  2. Could waste materials enter ground or surface waters?  If so, generally describe. 

   No. 

 

 d. Proposed measures to reduce or control surface, ground, and runoff water impacts, if any. 

  A Storm Drainage Plan has been designed.  The dispersion trench will mimic existing 

conditions as a Flow Control BMP (Best Management Practice). 

  

4. Plants 

 a. Check or circle types of vegetation found on the site: 

  X  deciduous trees:  alder, maple, aspen, other 

  X  evergreen trees:  fir, cedar, pine, other 

  X  shrubs 
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    pasture 

    crop or grain 

  X  wet solid plants:  cattail, buttercup, bullrush, skunk cabbage, other 

    water plants:  water lily, eelgrass, milfoil, other 

    other types of vegetation 

 

 b. What kind and amount of vegetation will be removed or altered? 

  Not very much vegetation will be removed.  Some shrubs, approximately 5-10 trees and 

some groundcover will be removed so that the home can be constructed.  Also removed will 

be invasive non-native Himalayan blackberry. 

 

 c. List threatened or endangered species known to be on or near the site. 

  None to my knowledge. 

 

 d. Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation 

on the site, if any. 

  A Conceptual Wetland Buffer Mitigation Plan has been designed to offset the impacts to 

the critical area buffers as a result of the home. 

 

5. Animals 

 a. Circle any birds and animals which have been observed on or near the site or are known to be on 

or near the site: 

  Birds:  hawk, heron, eagle, songbirds, other: crows  

  Mammals:  deer, black bear, elk, beaver, other:  coyotes  

  Fish:  bass, salmon, trout, herring, shellfish, other:    

 

 b. List any threatened or endangered species known to be on or near the site. 

  No threatened or endangered species are known to be on or near the site. 

 

 c. Is the site part of a migration route?  If so, explain. 

  Not to my knowledge. 

 

 d. Proposed measures to preserve or enhance wildlife, if any. 

  Many existing deciduous and evergreen trees will be preserved, thus preserving valuable 

bird habitat and animal shelter.  The wetland buffer mitigation plan will provide new 

native shrubs and trees which will enhance wildlife. 

 

6. Energy and Natural Resources 

 a. What kind of energy (electric, natural gas, oil, wood, stove, solar) will be used to meet the 

completed project's energy needs?  Describe whether it will be used for heating, manufacturing, 

etc. 

  Electric and possibly natural gas, if gas is available in 116
th

 Avenue SE. 

 

 b. Would your project affect the potential use of solar energy by adjacent properties?  If so, 

generally describe. 

  No. 

 

 c. What kind of energy conservation features are included in the plans of this proposal?  List other 

proposed measures to reduce or control energy impacts, if any. 

  None. 

 

7. Environmental Health 

 a. Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire 

and explosion, spill, or hazard waste, that could occur as a result of this proposal?  If so, 

describe. 

hbedwell
Text Box
HMB 5/31/15



Page 6 
          WAC (4/15/98) 

  No. 

 

 1.          Describe special emergency services that might be required.  

   None. 

   

  2. Proposed measures to reduce or control environmental health hazards, if any. 

   None. 

 

 b. Noise 

  1. What types of noise exist in the area which may affect your project (for example: traffic, 

equipment, operation, other)? 

   None. 

 

  2. What types and levels of noise would be created by or associated with the project on a 

short-term or long-term basis (for example: traffic, construction, operation, other)?  

Indicate what hours noise would come from the site. 

   On a short-term basis, there will be some construction noise from building a home, 

such as a backhoe, concrete pump truck, other construction machinery and 

general laborers.  On a long-term basis, there will essentially be no noise 

generated, because of the single-family use. 

 

  3. Proposed measures to reduce or control noise impacts, if any. 

   None.  

 

8. Land and Shoreline Use 

 a. What is the current use of the site and adjacent properties? 

  The site’s current use is vacant and heavily vegetated.  It’s used by some wildlife.  North, 

west and south of the site contain single-family homes.  East of the site is 116
th

 Avenue SE. 

 

 b. Has the site been used for agriculture?  If so, describe. 

  Not to my knowledge. 

 

 c. Describe any structures on the site. 

  There are no structures onsite. 

 

 d. Will any structures be demolished?  If so, what? 

  No 

 

 e. What is the current zoning classification of the site? 

  R-5.  

 

 f. What is the current comprehensive plan designation of the site? 

  Single-family residential. 

 

 g. If applicable, what is the current shoreline master program designation of the site? 

  Probably does not apply. 

 

 h. Has any part of the site been classified as an "environmentally sensitive" area?  If so, specify. 

  Yes, a Category II wetland and Type N water (stream) are located in the center of the site.  

They are shown and labeled on the preliminary civil engineering plans. 

 

 i. Approximately how many people would reside or work in the completed project? 

  One family. 

 

 j. Approximately how many people would the completed project displace? 
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  None. 

 

 k. Proposed measures to avoid or reduce displacement impacts, if any? 

  None. 

 

 l. Proposed measures to ensure the proposal is compatible with existing and projected land uses 

and plans, if any. 

  The project is for single-family residential, which is compatible with existing and projected 

local land uses and plans. 

 

9. Housing 

 a. Approximately how many units would be provided, if any?  Indicate whether high, middle, or 

low-income housing. 

  One unit of middle to high income housing. 

 

 b. Approximately how many units, if any, would be eliminated?  Indicate whether high, middle or 

low-income housing. 

  None. 

 

 c. Proposed measures to reduce or control housing impacts, if any. 

  None. 

 

10. Aesthetics 

 a. What is the tallest height of any proposed structure(s), not including antennas; what is the 

principle exterior building material(s) proposed? 

  The two-story home will be approximately 30 feet tall.  Proposed exterior building 

materials are unknown at this time. 

 

 b. What views in the immediate vicinity would be altered or obstructed? 

  None. 

 

 c. Proposed measures to reduce or control aesthetic impacts, if any. 

  None. 

 

11. Light and Glare 

 a. What type of light or glare will the proposal produce?  What time of day would it mainly occur? 

  Very little.  During dusk and dawn hours. 

 

 b. Could light or glare from the finished project be a safety hazard or interfere with views? 

  No. 

  

 c. What existing off-site sources of light or glare may affect your proposal? 

  None. 

 

 d. Proposed measures to reduce or control light and glare impacts, if any? 

  None. 

 

12. Recreation 

 a. What designated and informal recreational opportunities are in the immediate vicinity? 

  Lake Washington is one mile west of the site.  There is fishing, kayaking and boating there.  

Newcastle Beach Park is 2 miles northwest of the site.  This park contains bbq grills, a 

beach, and playground equipment.  Newcastle Golf Club, a 36-hole destination golf course, 

is several miles east of the site.  Lake Boren is approx. one mile to the south, which has 

tennis courts, basketball hoops, playground equipment, etc. 
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 b. Would the proposed project displace any existing recreational uses?  If so, describe. 

  No. 

 

 c. Proposed measures to reduce or control impacts on recreation, including recreation opportunities 

to be provided by the project or applicant, if any. 

  None. 

 

13. Historic and Cultural Preservation 

 a. Are there any places or objects listed on, or proposed for, national, state, or local preservation 

registers known to be on or next to the site?  If so, generally describe. 

  None to my knowledge. 

 

 b. Generally describe any landmarks or evidence of historic, archaeological, scientific, or cultural 

importance known to be on or next to the site. 

  To my knowledge, there are no known archaeological, historical, scientific, and/or cultural 

landmarks on or next to the site. 

 

 c. Proposed measures to reduce or control impacts, if any. 

  None. 

 

14. Transportation 

 a. Identify public streets and highways serving the site, and describe proposed access to the existing 

street system.  Show on site plans, if any. 

 Access to the site is from 116
th

 Avenue SE.  The site is a couple blocks south of SE 60
th

 

Street.  The site is close to the City boundaries of Newcastle and Bellevue, but is slightly 

inside Bellevue.  I-405 is approximately one mile west of the site. 

 

 b. Is site currently serviced in public transit?  If not, what is the approximate distance to the nearest 

transit stop? 

  Public transit is located along Lake Washington Boulevard a few blocks west of the site 

and on Newcastle Way a few blocks south of the site. 

  

 c. How many parking spaces would the completed project have?  How many would the project 

eliminate? 

  Two parking spaces, which is assumed for single-family residential use.   

 

 d. Will the proposal require any new roads or streets, or improvements to existing roads or streets, 

not including driveways?  If so, generally describe (indicate whether public or private). 

  No. 

 

 e. Will the project use (or occur in the immediate vicinity of) water, rail, or air transportation?  If 

so, generally describe. 

  No. 

 

 f. How many vehicular trips per day would be generated by the completed project?  If known, 

indicate when peak volumes would occur. 

  The completed project will generate approximately 4 vehicular trips per day. 

 

 g. Proposed measures to reduce or control transportation impacts, if any. 

  None. 

 

15. Public Services 

 a. Would the project result in an increased need for public services (for example: fire protection, 

police protection, health care, schools, other)?  If so, generally describe. 

  Barely due to one home. 
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