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I. Proposal Description 

The applicant proposes to demolish and reconstruct a single-family residence on the subject 

site.  The proposed residence will comply with the required shoreline structure setback.  The 

project proposes to remove and replace impervious surfaces and landscaping features 

improvements primarily within the 25-foot shoreline structure setback but also includes some 

removal and replacement of a walkway and patio in the 25-foot shoreline buffer and 

replacement of walls and landscaping features.  All work is within a maintained yard with no 

native vegetation or significant trees proposed for removal within the structure setback or 

buffer.  A critical areas land use permit is required to allow the modification of the shoreline 

structure setback and disturbance within the shoreline buffer.  The proposed impacts are as 

follows: 

 723 square feet of impervious surface currently exists within the shoreline buffer and 

will be removed.  A new 340 square foot boardwalk is proposed along the bulkhead to 

assist boat access.  Temporary disturbance of the buffer will be caused by grading 

work to remove the impervious walkway and replace an existing drainage line that 

empties to the lake.  The area will be restored to the existing lawn and landscaped 

condition. 

 314 square feet of a covered patio and impervious surfaces are proposed within the 

25-foot shoreline structure setback.  The new residence is located outside of the 

setback.  See Figure 1 below for project site plan and Attachment 2 for Critical 

Areas Report 

Figure 1 
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II. Site Description, Zoning, Land Use and Critical Areas 

 

A. Site Description   

The project site is located at 15 Crescent Key in the Factoria subarea of the City.  This single-

family residential neighborhood is characterized by the canals that lead to Lake Washington.  

Other developed single-family zoned property is adjacent to the site.  Street frontage is on 

Crescent Key to the southwest and a lake canal is to the northeast. 

 

Figure 2 

 
 

B.  Zoning   

The property and surrounding properties are zoned R-2.5, single-family residential. The 

proposed development is allowed in this zone.  The property is within the Shoreline and 

Critical Areas Overlay Districts. 

 

C.  Land Use Context   

The property has a Comprehensive Plan Land Use Designation of SF-M (Single-Family 

Medium Density).  The area was developed starting in the 1950s and is built on fill placed in 

Lake Washington to create the canal environment.  The surrounding properties are all single-

family residential uses and improvements typically associated with houses. 

 

D. Critical Areas On-Site and Regulations 
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i. Shorelines 

Shorelines provide a variety of functions including shade, temperature control, water 

purification, woody debris recruitment, channel, bank and beach erosion, sediment 

delivery, and terrestrial-based food supply (Gregory et al. 1991; Naiman et al. 1993; 

Spence et al.1996). 

 

Shorelines provide a wide variety of functions related to aquatic and riparian habitat, 

flood control and water quality, economic resources, and recreation, among others. 

Each function is a product of physical, chemical, and biological processes at work 

within the overall landscape. In lakes, these processes take place within an integrated 

system (ecosystem) of coupled aquatic and riparian habitats (Schindler and 

Scheuerell 2002). Hence, it is important to have an ecosystem approach which 

incorporates an understanding of shoreline functions and values. 

 

III. Consistency with Land Use Code Requirements: 

 

A. Zoning District Dimensional Requirements: 

The proposal generally meets the R-2.5 zoning dimensional requirements found in LUC 

20.20.010.  Total proposed impervious coverage on the site is stated to be 49 percent and 

structural lot coverage at 34 percent.  Impervious and lot coverage may be required to be 

verified by survey as part of the building permit inspection process. 

 

B. Critical Areas Requirements LUC 20.25H: 

The City of Bellevue Land Use Code Critical Areas Overlay District (LUC 20.25H) establishes 

performance standards and procedures that apply to development on any site which contains 

in whole or in part any portion designated as critical area, critical area buffer or structure 

setback from a critical area or buffer.  The site is also located within the Shoreline Overlay 

District and is also subject to the requirements in LUC 20.25E.  The performance standards 

below are applicable: 

 

i. Consistent with LUC 20.25E.080.B 

General Regulations Applicable to All Land Use Districts and Activities 

The project is consistent with all general performance standards, where applicable.  

No work in the lake or any other critical area is proposed.  No significant vegetation in 

the shoreline buffer is being removed.  All structures proposed comply with the 35-foot 

height limit.  All work is consistent with the City’s policies, codes, and standards. 

 

ii. Consistency With LUC 20.25E.080.Q 

Residential Development Regulations. For purposes of this section, accessory 

structures shall include swimming pools, tennis courts, spas, greenhouses and 

similar facilities. 

 

1. No boat, houseboat or watercraft moored seaward of the ordinary high water 

mark shall be used as a permanent residence. 

No proposal to use a boat or the structure as a residence is included in this 

proposal. 
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2. All structures, accessory buildings and ancillary facilities, other than those 

related to water use (such as moorage) shall be located outside of the 

shoreline critical area and shoreline critical area buffer, except stairs, 

handrails, and a trail or path providing access to the shoreline. The 

requirements of this subsection may be modified through a critical areas 

report, LUC 20.25H.230. 

The existing walkways in the shoreline buffer are proposed to be removed and 

replaced with boardwalk walkway.  Overall impervious surface coverage in the 

buffer will be reduced.  The proposed walkway maintains access along the 

bulkhead to a boat. 

 

3. Fences essentially parallel with the shoreline are not permitted within critical 

area buffer or critical area structure setback. 

No parallel fences are proposed as part of this approval.   

  

4. Maximum building height in those areas of the Shoreline Overlay District 

which are zoned for residential uses shall be 35 feet, except in land use 

districts where more restrictive height limitations exist. 

Proposed structures comply with the 35 foot height limit on residential uses in the 

shoreline jurisdiction. 

 

5. All residential development shall be accompanied by a plan indicating 

methods for preserving shoreline vegetation and control of erosion during 

and following construction as required by City of Bellevue clearing and 

grading regulations, Chapter 23.76 BCC, and the Comprehensive Plan. 

The only existing vegetation adjacent to the shoreline of this property is lawn 

currently.  Ornamental and lawn vegetation is proposed to be removed within the 

buffer in the area of the proposed mitigation planting.  A significant deciduous tree 

was removed within the last five years after if fell down in a storm, which was 

located within the shoreline buffer.  Replacement of the tree shall be provided at a 

ratio of 2:1 and provided within the buffer as part of the mitigation planting.  See 

Conditions of Approval in Section IX of this report. 

 

iii. Consistency with LUC 20.25H.230 

Critical Areas Report – Purpose.  Generally, the critical areas report must 

demonstrate that the proposal with the requested modifications leads to 

equivalent or better protection of critical area functions and values than would 

result from the application of the standard requirements. Where the proposal 

involves restoration of degraded conditions in exchange for a reduction in 

regulated critical area buffer on a site, the critical areas report must demonstrate 

a net increase in certain critical area functions. 

The proposal is to reduce the 25-foot shoreline structure setback from placement of a 

covered patio and cause disturbance within the shoreline buffer resulting from removal 

of impervious surfaces, grading, and replacement with a wooden boardwalk and 

drainage line.  The existing condition of the shoreline buffer and setback is an 

http://www.bellevuewa.gov/UserFiles/Servers/Server_4779004/file/bellcode/Bluc2025H.html
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ornamental lawn and landscape with impervious patios and walkways.  There is minimal 

vegetation other than lawn.  The expected function and values of a shoreline buffer are 

not found on the existing site.  The project proposes planting within the shoreline buffer 

as mitigation to improve the function and value of the shoreline buffer, which is expected 

to provide the necessary net increase of certain critical area functions.  As approved 

and conditioned, the project meets the purpose and intent of the critical areas report. 

 

IV. Public Notice and Comment 

  

Application Date:   February 8, 2016 

Public Notice (500 feet):  April 7, 2016 

Minimum Comment Period:  April 21, 2016 

 

The Notice of Application for this project was published the City of Bellevue weekly permit 

bulletin and Seattle Times on April 7, 2016.  It was mailed to property owners within 500 feet 

of the project site.  No comments were received. 

 

V. Summary of Technical Reviews 

 

A. Clearing and Grading 

The Clearing and Grading Division of the Development Services Department 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 

and has approved the application. 

 

VI. Changes to Proposal Due to Staff Review 

No changes to the plan were requested. 

 

VII. Decision Criteria 

 

A. 20.25H.255.A Critical Areas Report Decision Criteria 

The Director may approve, or approve with modifications, a proposal to reduce the 

regulated critical area buffer on a site where the applicant demonstrates: 

 

1. The modifications and performance standards included in the proposal lead to 

levels of protection of critical area functions and values at least as protective as 

application of the regulations and standards of this code;  

While the prime modification proposed is to the shoreline setback there is also impact 

to the shoreline buffer from replaced improvements within the buffer.  These 

improvements slightly modify the buffer area impacted by removing a patio and 

walkway and replacing it with a boardwalk along the bulkhead.  Based on the 

submitted critical areas report the buffer will have a gain in vegetation which will 

increase the buffer function along the shoreline above the lawn which currently exists.  

The plan proposes to install 100 square feet of mitigation planting but this does not 

achieve sufficient mitigation for the boardwalk which is a new improvement that is also 

expanding into the buffer beyond the existing walkway.  A total of 340 square feet of 
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planting is required, based on the area of the boardwalk.  This minimal planting will 

increase the buffer function needed to show a net gain in overall function.  See 

Conditions of Approval in Section IX of this report. 

 

2. Adequate resources to ensure completion of any required restoration, 

mitigation and monitoring efforts;  

Mitigation planting is required and found with the critical areas report as attachment 2 

and as conditioned in this report to provide a total planting area of 340 square feet.  

The plants shall be drawn from the City’s shoreline planting template or as 

recommended by the project biologist.  However the planting must include some trees, 

which can be deciduous and positioned for view and convenience provided they are 

within the buffer and can have the opportunity to input into the water.  The planting will 

be maintained and monitored for a period of at least five years.  A maintenance surety 

will be required based on the submitted cost estimate.  The surety will be released 

after a final inspection by Land Use staff that finds the project has met the performance 

standards below. 

 

Year 1 (from date of plant installation) 
• 100% survival of all installed plants and/or replanting in following dormant 

season to reestablish 100% of original plantings 
• Less than 10% coverage of invasive plants in planting area 

 
Year 2 (from date of plant installation) 

• At least 90% survival of all installed material 
• Less than 10% coverage of planting area by invasive species or non-

native/ornamental vegetation 
•  

Year 3, 4, & 5 (from date of plant installation) 
• At least 85% survival of all installed material 
• At least 35% (Yr3), 50% (Yr4), 70% (Yr5) coverage of the planting area by 

native plants in each year respectively 
• Less than 10% coverage by invasive species or non-native/ornamental 

vegetation 

 

An annual monitoring report shall be submitted to Land Use staff which documents the 

mitigation success in meeting the performance standards above, any maintenance 

activities, and any replanting or replacement of plants that occurs.  The mitigation and 

monitoring plan can be found in the Critical Areas Report which is Attachment 2.  See 

Conditions of Approval in Section IX of this report. 

 

3. The modifications and performance standards included in the proposal are not 

detrimental to the functions and values of critical area and critical area buffers 

off-site; and 

The modifications and performance measures in this proposal are not detrimental to 

the functions and values of the shoreline. 

 

4. The resulting development is compatible with other uses and development in 
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the same land use district.  

The residential development is compatible with the other residential uses in this land 

use district. 

 

B. 20.30P.140 Critical Area Land Use Permit Decision Criteria – Decision Criteria 

The Director may approve, or approve with modifications an application for a Critical 

Area Land Use Permit if: 

 

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

Finding:  A building permit application and any other required permit shall be issued 

before construction may begin.  See Conditions of Approval in Section IX of this 

report. 

 

2. 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 proposal is consistent with required performance standards for projects 

in the shoreline overlay district.  The resulting development will remove impervious 

surfaces within the buffer and replace them with a wooden boardwalk that will reduce 

runoff.  The vegetation planting in the buffer will improve stormwater quality in the 

shoreline buffer which is an improvement over the existing condition and utilizes the 

best techniques to have the least impact. 

 

3. The proposal incorporates the performance standards of Part 20.25H to the 

maximum extent applicable, and; 

Finding:  As discussed in Section III of this report, the applicable performance 

standards are being met. 

 

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

protection, and utilities; and; 

Finding:  The proposed home will not affect public services or facilities above the 

current demand created by the existing house.   

 

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

requirements of LUC Section 20.25H.210; and  

Finding:  A mitigation plan consistent with LUC 20.25H.210 has been submitted and 

is Attachment 2 of this report.  As conditioned in this report a total of 340 square feet 

of mitigation planting is required to mitigate for the wooden boardwalk placement along 

the bulkhead.  The mitigation planting plan shall be increased to provide the full 340 

square feet and shall include two trees to replace the tree that was lost within the 

buffer.  See Conditions of Approval in Section IX of this report. 

 

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

Finding:  As discussed in this report, the proposal complies with all other applicable 

requirements of the Land Use Code. 
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VIII. Conclusion and Decision 

After conducting the various administrative reviews associated with this proposal, including 

Land Use Code consistency, City Code and Standard compliance reviews, the Director of the 

Development Services Department does hereby approve with conditions the modification 

of the shoreline structure setback and disturbance of the buffer from the canal of Lake 

Washington. 

   

Approval of this Critical Areas Land Use Permit does not constitute a permit for 

construction.  A building permit, clear and grade permit, and/or utility permit is required 

and all plans are subject to review for compliance with applicable City of Bellevue 

codes and standards. 

 

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 building permit or 

other necessary development permits within one year of the effective date of the approval.   

 

IX. Conditions of Approval 

 

The applicant shall comply with all applicable Bellevue City Codes and Ordinances 

including but not limited to: 

 

Applicable Ordinances Contact Person 

Clearing and Grading Code- BCC 23.76 Tom McFarlane, 425-452-5207 

Land Use Code- BCC Title 20 Reilly Pittman, 425-452-4350 

Noise Control- BCC 9.18 Reilly Pittman, 425-452-2973 

 

The following conditions are imposed under the Bellevue City Code authority 

referenced: 

 

1. Building Permit Required: Approval of this Critical Areas Land Use Permit does not 

constitute an approval of a development permit.  Building permit 16-122108-BS is required 

to be approved.  Plans submitted as part of the permit application shall be consistent with 

the plans reviewed and conditioned for this approval. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Development Services Department 

 

2. Revised Mitigation Plan:  The submitted mitigation plan is required to be revised to show 

a total of 340 square feet of planting area within the shoreline buffer.  The revised plan 

shall be submitted under the building permit.  The planting shall be as found on the City’s 

shoreline planting templates or as recommended by the project biologist.  The plan must 

include two trees to replace the tree lost in the buffer. 

 

Authority: Land Use Code 20.20.025 

Reviewer: Reilly Pittman, Development Services Department 
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3. Maintenance and Monitoring:  The submitted monitoring plan included in Attachment 2 

is required to be implemented for the specified five years.  Annual monitoring reports are 

required to be submitted to Land Use staff.  Monitoring reports should be mailed to: 

 

Environmental Planning Manager 

Development Services Department 

City of Bellevue 

PO Box 90012 

Bellevue, WA  98009-9012 

 

Authority: Land Use Code 20.25H.220 

Reviewer: Reilly Pittman, Development Services Department 

 

4. Cost Estimate:  The submitted cost estimate for the maintenance surety is required to be 

revised to incorporate maintenance and monitoring of the additional planting area. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Development Services Department 

 

5. Land Use Inspection:  Following installation of planting the applicant shall contact Land 

Use staff to inspect the planting area.  At the end of 5 years inspection by Land Use staff 

is required to release the maintenance surety.   Staff will need to find that the plants are 

in a healthy and growing condition and the mitigation plan is successful per the established 

performance standards in the monitoring plan.  Throughout the monitoring period Land 

Use staff has the right to enter the property to inspect the planting. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Development Services Department 

 

6. 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: Reilly Pittman, Development Services Department 
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1.0  INTRODUCTION 

1.1  Project Description 

An existing home located at 15 Crescent Key on Lake Washington will be razed and replaced 
with an all new structure (Figure 1).  The work will include minor changes within the shoreline 
buffer and structure setback area.  No part of the new structure will be located in the buffer.  A 
small (314 sf) extension of the house into the setback area is proposed.  The house extension 
will displace lawn and concrete patio currently within the setback area so no clearing or grading 
is necessary.  As mitigation, the applicant will remove most of an existing concrete walkway 
from the buffer and setback area, and add new native plantings to the buffer. 

1.2  Purpose of this Report 

This report was prepared to evaluate environmental effects of the proposed project action on 
critical areas as required for a Structure Setback Modification (LUC 20.25H.115.C.3.b).  
Mitigation is proposed to enhance critical area functions and values. 

1.3  Report Author 

This report was prepared by Carl Hadley, a professional biologist with over 25 years of 
experience in western Washington.  

2.0  EXISTING CONDITIONS 

This section provides a description of critical areas on and within 100-feet of the proposed 
redevelopment area under existing conditions. Critical areas within 100-feet of the work area 
include the Lake Washington Shoreline Management Area, the FEMA floodplain, and habitat 
associated with species of local, state, and federal importance.  Adjoining properties include 
similar critical areas. 

2.1  Lake Washington  

The Weber property abuts a manmade canal tributary to Lake Washington.  Lake Washington is 
a shoreline of the state (classified as a Type S water under the Bellevue land use code LUC 
20.25H.075.B.1).  The canal in this area is approximately 100-feet wide and has been dredged to 
provide navigation for small personal vessels.  The entire shoreline has been armored with a 
concrete bulkhead that delineates both ordinary high water (OHW) and the FEMA floodplain 
limits. 
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Figure 1.  Weber property on Lake Washington (2013) showing approximate shoreline critical 
area limits.  The three 6-inch dbh cedar trees to be removed are also shown. 

2.2  Streams 

No watercourses are mapped on any City of Bellevue1, County, or state databases within more 
than 200-feet from the proposed work area.  Coal Creek is the nearest stream and is located 
approximately 2,000-feet to the northwest.  Coal Creek is a fish-bearing stream with known use 
by salmon and resident trout2

                                                       
1 City of Bellevue Critical Areas, South Washington Basin.  July 2009. 

.   

2 Washington Department of Fish and Wildlife. 2016.  Priority habitat and species database. 
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2.3  Wetlands 

A cursory examination of the property and a review of public records found no evidence of 
wetlands on the site.  No seeps or wetland plants were noted.  No evidence of shallow 
groundwater has been observed at the site.   

2.4  Geologic Hazard Areas 

This area of the shoreline is almost flat with only very gentle grades.  No steep slopes or other 
geologic hazards have been mapped within more than 1,000 feet of the site.   

2.5  Species of Local Importance 

The wildlife habitat review consisted of a site-specific survey and consultation with the 
Washington Department of Fish and Wildlife database3

 

.  The site and surrounding lands have 
been developed mostly as moderate-density single-unit residential housing (Figure 1).  The only 
wildlife habitat suitable for terrestrial and avian species found in the area is provided by older 
landscaping trees and various small patches of landscaping shrubbery.  However, overall 
wildlife habitat quality is significantly affected by fragmentation and introduction of non-native 
landscaping species (e.g. English ivy, English holly, Himalayan blackberry, and turf grasses).  
Newcastle Beach Park located approximately 900-feet to the south contains the nearest large 
blocks of good quality wildlife habitat.  Pre-development conditions in the area where work will 
occur within the shoreline setback are shown in Figure 2. 

Figure 2.  Habitat conditions in January 2016 looking east from the northwest corner of the 
property.  Approximate buffer and setback limits area shown. 
 

                                                       
3 WDFW. 2016.  Ibid. 
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Species that may be expected to be found intermittently on this site are deer, raccoon, possum, 
coyote, Douglas and eastern grey squirrels, other assorted rodent species, and song birds, 
including species of local importance listed by the City of Bellevue (LUC 20.25H.150.A).  There 
are a few large deciduous trees suitable for eagle, hawk, and owl perching on and near the site 
but no nesting activity by sensitive species is known to have occurred in the recent past (WDFW 
2016).   
 
Chinook, coho, and sockeye salmon; steelhead; and resident trout are found in Lake 
Washington and Coal Creek.  

2.6  Flood Hazard Areas 

Land subject to one-hundred-year flooding is present on the property but is located waterward 
of the existing concrete bulkhead (Figure 1).  

3.0  PROJECT EFFECTS ON CRITICAL AREAS 

Critical areas are defined in the City of Bellevue under BCC LUC 20.25H.025.  They include 
streams, wetlands, shorelines, geologic hazards, habitat and species of local importance, flood 
hazard areas, and buffers.  Existing conditions of each critical area on or near the site are 
described in Section 2.0 of this report.  This section describes any changes that will be made to 
the critical areas, and any expected changes to the functions or values that will occur. Critical 
Area functions and values for fish and wildlife species are based on WDFW guidelines4 and 
other best available science5

3.1  Streams and Lakes 

. 

No work is proposed within any waterbody or within more than 1,000-feet of any stream.  No 
work other than reconfiguring the existing concrete walkway and proposed compensatory 
mitigation is proposed within the 25-foot buffer of Lake Washington.  The work area does not 
drain via surface channels to any waterbody.  No riparian vegetation other than turf grass will 
be removed from the buffer and setback area.  Compensatory mitigation will enhance 
approximately 100 square feet (sf) of the shoreline buffer with new native shrubs.  The project 
is not expected to have any adverse effect on the functions or values of streams, lakes, or 
buffers. 

3.2  Wetlands 

No wetlands, seeps or springs or buffers are in the area.    The project is not expected to have 
any adverse effect on wetlands. 

                                                       
4 Ibid. 
5 For example, see Citations of Recommended Sources of Best Available Science for Designating and Protecting 

Critical Areas.  2002. Washington State Office of Community Development, Olympia, WA. and City of Bellevue’s 
2005 Best Available Science (BAS) Review (Herrera 2005). 
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3.3  Shorelines 

The proposed action will replace an existing single residence located in a highly developed area 
of the Shoreline Management Area.  The new house will be located for the most part over the 
previous house and lawn footprint.  No riparian vegetation other than turf grass will be 
removed from within 50-feet of Lake Washington.  A total of three 6-inch cedars located more 
than 100-feet from Lake Washington and on the far side of the house will be removed.  None of 
the larger trees will be affected.  Proposed work within the shoreline buffer will eliminate some 
impervious area and increase the number of native plants.  Work within the shoreline setback 
area will increase the structure footprint at the loss of some existing lawn.  The area of setback 
to be disturbed has no direct or protective function or value as habitat.  The project is not 
expected to have any adverse effects on the Shoreline Management Area. 

3.4  Geologic Hazard Areas 

Under the proposed action no disturbance is proposed within a geologic hazard area or buffer. 

3.5  Species of Local Importance 

With the exception of turf grass and three medium (less than 20-feet tall) cedar trees, no 
vegetation will be disturbed to redevelop the property. No new human activities will be 
introduced to the area.  Overall, there will some short term disturbance during construction, 
but no significant long term adverse effects on upland wildlife habitat. 
 
Sensitive fish species are found in Lake Washington.  The project will not change the quantity or 
quality of water being delivered to any waterbody, will not affect physical condition below 
OHW, and will not affect the functions and values of riparian buffers near either waterbody.  
The project will have no effect on fisheries resources. 

3.6  Flood Hazard Areas 

No work is proposed within any flood hazard area.  The project will have no effect on flood 
storage volume. 

3.7  Critical Areas Effects Summary 

The proposed action will not directly alter any critical area.  Some grading and removal of turf 
grass and concrete is proposed within the shoreline buffer and setback area, and the house will 
be extended into the setback area, but the overall habitat quality and functional value will not 
change.  The work will take place within an area that contains a few larger habitat trees, but will 
avoid the need to remove any of the significant habitat trees.  No significant long term adverse 
effects on upland wildlife habitat and no adverse effects on any other critical areas are 
expected.  Minor impacts are being mitigated by enhancing 100 sf of land within 25-feet of 
OHW, and eliminating a net total of 69 sf of development within 50-feet of OHW. The 
modification request with proposed mitigation will lead to equivalent or better protection of 
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critical area functions and values than would result from the application of the standard 
requirements (see Section 5). 
 

Table 1.  Critical Area Impacts 
 
 
Location of Impact 

Area of Permanent Disturbance 
Existing Future Change 

Streams and Buffers 0 0 0 
Wetland and Buffers 0 0 0 
Lake Washington Buffer  
(within 25 feet of OHWM) 667 sf 340 sf -327 sf 

Building setback  
(25-50 feet from OHWM) 56 sf 314 sf 258 sf 

Steep Slope and Buffers 0 0 0 
Flood Hazard Area 0 0 0 

Net Change in Permanent Disturbance - -69 sf 
 

4.0  MITIGATION 

The primary means of mitigation for redevelopment of this lot has been avoidance of critical 
areas.  Only the shoreline setback area will be disturbed with the addition of 314 sf of new 
house; however, the setback intrusion consists only of lawn and concrete under existing 
conditions. Compensatory mitigation in the form of shoreline habitat improvements is 
proposed to help offset any adverse impacts. 

4.1  Impact Avoidance 

The following actions are proposed to avoid impacts to critical areas: 
• No development is proposed within any critical areas or critical area buffers. 
• None of the dominant (> 6-inch) trees on the site will be disturbed. 

4.2  Impact Minimization 

The following actions are proposed to minimize impacts: 
• The pre-existing house footprint and lawn will be reused for the most part to develop 

the new house. 
• Impacts to native vegetation will be limited to the area greater than 100-feet from Lake 

Washington and will consist solely of young to moderate aged landscaping species.  
• Work within the shoreline buffer area will be limited to enhancement actions. 
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4.3  Compensatory Mitigation 

Compensatory mitigation is proposed with the goal of enhancement of critical area functions 
associated with the shoreline buffer (Figure 3).  The following actions are proposed to mitigate 
for impacts: 

• A total of 723 sf of concrete pavement (walkway) located within the shoreline buffer 
and setback area will be removed and replaced with 340 sf of pervious boardwalk. 

• A 100+ sf area immediately adjacent to Lake Washington will be enhanced with new 
native species. 

 
Figure 3.  Shoreline impacts and mitigation. 
 

Table 2.  Impact and Mitigation Area (w/in 50-feet of Lake Washington) 
 
Impact 

(sf) 
Mitigation 

(sf) 
 
Description 

314  Construction of new Single Family Residence (SFR) in building setback 
area 

340  New pervious boardwalk in buffer (to partially replace existing concrete 
walkway) 

 723 Concrete walkway removal from buffer and setback area 

 100 Addition of new native plantings to buffer 

654 823 Conclusion: Mitigation area exceeds impact area by 26% 
 

5.0  SETBACK MODIFICATION REQUEST 

The proposed work involves reconfiguration of a small area of shoreline setback area that 
currently consists of concrete walkway and lawn.  Decision criteria are described in LUC 
20.25H.255.A and listed below with an analysis of how the project meets the criteria.  
Mitigation measures are described above in Section 4. 
 
(1)   The modifications and performance standards included in the proposal lead to levels of 
protection of critical area functions and values at least as protective as application of the 
regulations and standards of this code; 
Proposed modifications involve reconfiguration of a small area of the shoreline setback area 
that currently consists of concrete and lawn.  The area to be modified contains minimal critical 
area functions and values.  Under standard LUC rules, the setback would remain unmodified, 
and the existing non-functional conditions would remain.  Under the proposed action, with 
compensatory mitigation, the buffer and setback area will have a net gain in native vegetation 
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and pervious surface.  A net increase in shoreline functions and values is expected.  The 
modification request with proposed mitigation will lead to equivalent or better protection of 
critical area functions and values than would result from the application of the standard 
requirements.   
 
(2)    Adequate resources to ensure completion of any required restoration, mitigation and 
monitoring efforts; 
Costs to complete the proposed mitigation will be undertaken as part of the redevelopment 
action with only minimal additional costs (Section 6.3).  Monitoring will be completed by the 
homeowner.   
 
(3)    The modifications and performance standards included in the proposal are not 
detrimental to the functions and values of critical area and critical area buffers off-site; and 
Proposed modifications involve reconfiguration of a small area of existing lawn, removal of 
some concrete walkway, and planting of some native shrubs.  These changes will have no effect 
off-site.  
 
(4)    The resulting development is compatible with other uses and development in the same 
land use district.  
The proposed house and landscaping will be similar in size, quality, and vegetation with other 
residences in the area.  No conflicts are expected. 

6.0  MAINTENANCE, MONITORING, AND BONDING 

6.1  Maintenance 

Controlling any non-native species and re-establishing native vegetation are the primary goals 
of this maintenance plan.  Activities required to maintain new plantings include initial watering 
of the new plants, and periodic removal of non-native vegetation (weeding) within the buffer 
area.  
 
New plantings shall be watered from May through mid-October during the first season. A 
temporary irrigation system is allowed. A potable water source is available for this use.  
 
Due to the aggressively invasive habit of non-native species and the existence of nearby seed 
sources, control efforts shall be completed for five years following initial plant installation. 
Establishment of native plantings over the five year time period will create a well established 
native habitat lessening the chance for non-native vegetation invasion.  The control of invasive 
weeds (competing grasses and herbs) shall be mechanically provided at the base of each plant 
at a minimum of twice per year, or more, should additional weeding be deemed necessary. The 
optimal season for weed control occurs in April thru September. The use of herbicides and 
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pesticides after new planting operations is strictly prohibited unless given written permission by 
the City of Bellevue.  All work shall be performed by hand with the lightest possible equipment.  

6.2  Monitoring 

Due to the small size and lack of critical areas being impacted, the planting area shall be self-
maintained and self-monitored by the homeowner for five years.  Vegetation monitoring shall 
consist of plant inspection to determine the health and vigor of each plant.  All planted material 
in the buffer shall be inspected once a year for five years to determine the health of each 
specimen.  Dead or dying material shall be replaced the following fall unless plant crowding is 
believed to be a problem. Plant species substitutions may be made if site conditions are 
believed responsible for plant mortality. Replacement species must be approved by the City.  
 
Annual monitoring reports shall be submitted to the City of Bellevue, Attn: Environmental 
Planning Manager in each of the five years by October 31st.  Photos of the mitigation planting 
will be included in the monitoring reports to document the planting.  The following schedule 
and performance standards apply and are evaluated in the report for each year: 
 
Year 1 (from date of plant installation) 

• 100% survival of all installed plants and/or replanting in following dormant season to 
reestablish 100% of original plantings 

• Less than 10% coverage of invasive plants in planting area. 
 
Year 2 (from date of plant installation) 

• At least 90% survival of all installed material 
• Less than 10% coverage of planting area by invasive species or non-native/ornamental 

vegetation. 
 
Year 3, 4, & 5 (from date of plant installation) 

• At least 85% survival of all installed material 
• At least 35% (Yr3), 50% (Yr4), 70% (Yr5) coverage of the planting area by native plants in 

each year respectively. 
• Less than 10% coverage by invasive species or non-native/ornamental vegetation. 

6.3  Bonding 

Bonding costs (Table 3) were derived from the 2015 King County Critical Areas Mitigation Bond 
Quantity Worksheet.  They assume planting conditions are already suitable based on the 
existing landscaping, an existing irrigation system is available, and the homeowner will be 
responsible for all maintenance and monitoring. 
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Table 3.  Bonding Costs 
 

Plant Materials 
Type Unit Price Unit Quantity Cost 
Plants - 4” pots $5.00 ea 12 $60 
Plants – 1 gal pots $11.50 ea 15 $172 
Plants – 2 gal pots $20.00 ea 2 $40 

Total plant material - $272 
Installation Costs 
Compost $40 cy 1 $40 
Labor – general landscaping $40 hr 4 $160 

Total installation -  $200 
Installation contingency (30%) -  $142 

Annual maintenance (5 yrs) -  $540 
 GRAND TOTAL - $1,154 

 






