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DETERMINATION OF NON-SIGNIFICANCE

PROPONENT: Hazelwood Preliminary Plat

LOCATION OF PROPOSAL: 6018 Lake Washington BLVD SE

DESCRIPTION OF PROPOSAL: Subdivide four existing parcels into 22 single family lots within the R-5
zoning district.

FILE NUMBERS: 16-131396-LL PLANNER: Drew Folsom

The Environmental Coordinator of the City of Bellevue has determined that this proposal does not have a
probable significant adverse impact upon the environment. An Environmental Impact Statement (EIS) is
not required under RCW 43.21C.030(2)(C). This decision was made after the Bellevue Environmental
Coordinator reviewed the completed environmental checklist and information filed with the Land Use
Division of the Development Services Department. This information is available to the public on request.

] There is no comment period for this DNS. There is a 14-day appeal period. Only persons who
submitted written comments before the DNS was issued may appeal the decision. A written appeal
must be filed in the City Clerk's office by 5:00 p.m. on

X This DNS is issued after using the optional DNS process in WAC 197- 11 -355. There is no further
comment period on the DNS. There is a 14-day appeal period. Only persons who submitted
written comments before the DNS was issued may appeal the decision. A written appeal must be
filed in the City Clerk’s Office by 5 p.m. on 3/30/2017

O This DNS is issued under WAC 197-11-340(2) and is subject to a 14-day comment period from the
date below. Comments must be submitted by 5 p.m. on . This DNS is also subject to

appeal. A written appeal must be filed in the City Clerk's Office by 5:00 p.m. on

This DNS may be withdrawn at any time if the proposal is modified so as to have significant adverse
environmental impacts; if there is significant new information indicating a proposals probable significant
adverse environmental impacts (unless a non-exempt license has been issued if the proposal is a private
project): or if the DNS was procured by misrepresentation or lack of material disclosure.
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OTHERS TO RECEIVE THIS DOCUMENT:
[X] state Department of Fish and Wildlife / Stewart.Reinbold@dfw.gov; Christa.Heller@dfw.wa.gov;
X State Department of Ecology, Shoreline Planner N.W. Region / Jobu461@ecy.wa.gov; sepaunit@ecy.wa. gov

X1 Army Corps of Engineers Susan.M.Powell@nws02.usace.army.mil

X Attorney General ecyolyef@atg.wa.gov
Xl Muckleshoot Indian Tribe Karen.Walter@muckleshoot.nsn.us; Fisheries fileroom@muckleshoot.nsn.us
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. REQUEST / REVIEW PROCESS

A. REQUEST

The applicant requests approval of a Preliminary Plat with review under the State
Environmental Policy Act (SEPA) to divide 4 existing parcels (4.98 acres) into 22 single family
lots, and a tract for storm water. Proposed lots range in size from 6,494 square feet to 9,124
square feet. The site is zoned R-5 (a single family zoning district) and is located in the Newport
Hills Subarea. The minimum lot size in R-5 is 7,200 square feet; lot averaging allows a
reduction of 10 percent in lot size per LUC 20.20.017. The site contains an existing single
family home, detached barn, garage, and sheds. All existing structures will be removed as
part of the proposal. Access to the site will be from a proposed public road off of Lake
Washington Boulevard SE. The proposal also includes a secondary private access road
serving lots 15 thru 20, and access easements serving lots 6, 7, 9, and 10. See Attachment
1 for plans of the proposed subdivision and Figure 1 below.

Figure 1: Proposed Subdivision
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B. REVIEW PROCESS

The Preliminary Plat is a Process | decision which requires a public hearing before a Hearing
Examiner. The SEPA threshold determination is a Process Il decision made administratively
by the Director. As allowed under LUC 20.35.080 Process | and Il decisions shall be merged
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into a consolidated staff report. As a result, this application combines a Preliminary Plat and
SEPA review into a consolidated staff report that includes the Director’'s decision on the
Process |l application and a staff recommendation on the Process | application for review by
the Hearing Examiner.

Il. SITE CONTEXT and DESCRIPTION

A. SITE CONTEXT

The subject site is located within an existing single-family neighborhood and is bordered by
single-family dwellings to the north, south, east, and west. Access to the site is obtained from
Lake Washington Boulevard SE. See Figure 2 below for the existing site and vicinity.

B. SITE DESCRIPTION

The project site is developed with a single family home and multiple detached structures
including a barn, garage and several sheds. The site contains several significant trees
comprised mainly of Lombardi poplar, horse chestnut, black locust, apple fruit trees; and a
variety of other, mainly deciduous, species. The majority of the site is covered in maintained
lawn, and several of the parcels have been used as horse and llama pasturage. The eastern
parcel has less maintained grasses, Himalayan blackberry, creeping buttercup, reed canary
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grass, and birdsfoot trefoil. A storm drainage ditch flows from south to north near the middle
of the site. An unregulated 1,500 square foot Category IV wetland is located along the
northern portion of the ditch. The topography of the site slopes downward from east to west.
The steepest areas of the site are in the eastern parcel which has moderate slopes
(approximately 20% grade) which become much more mild west of the drainage ditch. No
slopes on the site meet the definition of a geological hazard.

C. LAND USE AND COMPREHENSIVE PLAN

The property is zoned R-5 and has a Comprehensive Plan designation of Single-Family High
Density. It is located in the Newport Hills Subarea of the Comprehensive Plan. The zoning
is in conformance with the Comprehensive Plan and the proposed use is supported by the
goals and policies of the plan.

The Newport Hills Subarea is bordered on the west by [-405, on the south by S.E. 59th Street
and on the north and east by Coal Creek parkway. Its proximity to 1-405 and 1-90 makes
downtown Seattle, Bellevue, and the Cascade Mountains easily accessible.

The Subarea is made up of a number of single-family neighborhoods and multifamily
neighborhoods surrounding a core commercial district. Despite the emphasis on residential
development, portions of the Newport Hills Subarea retain a semi-rural feel, protected by
steep ravines and tree covered hills. Secluded woods and wetlands are home or migratory
corridors for deer, raccoons, coyotes, mountain beavers, possums, squirrels, red-tail hawks,
and eagles. Coal Creek and the Newport Hills tributary once supported runs of salmon and
steelhead. Past coal mining activity and recent residential development have reduced these
stream’s abilities to support sustainable fish populations.

Current issues for the Subarea center around:
e revitalizing the appearance and viability of the commercial district;
e protecting residential neighborhoods;
e addressing major transportation issues;
¢ providing pedestrian links between commercial, residential, and park areas;
e preserving natural areas to enhance wildlife habitat; and
e acquiring open spaces for parks.

Project relevant Subarea Goals and Policies include the following:

POLICY S-NH-7. Require new subdivisions to improve street frontages to urban Standards,
including non-motorized improvements identified in the Transportation section of this subarea
plan and the most current adopted Pedestrian/Bicycle Transportation Plan

POLICY S-NH-13. Construct sidewalks along arterials as identified in the Newport Hills
Subarea Plan and as prioritized in the Capital Investment Program.

POLICY S-NH-14. Construct bicycle lanes or shared roadway facilities along arterials as
identified in the Newport Hills Subarea Plan and as prioritized in the Capital Investment
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Program.

POLICY S-NH-28. Ensure that all new development and redevelopment includes measures
to protect and enhance surface water quality.

POLICY S-NH-46. Encourage street tree plantings on arterials to define street edges and
separate pedestrians from moving vehicles.

POLICY S-NH-55. Encourage undergrounding of utility distribution lines on existing

development and require undergrounding of all new utility distribution lines in new
development where reasonably feasible.

CONSISTENCY WITH LAND USE CODE REQUIREMENTS

A. GENERAL PROVISIONS OF THE LAND USE CODE

1. USE

Residential uses are regulated by LUC 20.10.400 (Use Charts). Single-Family Residential
Districts provide for residential areas of low to moderate densities and permit compatible,
related activities. The proposed uses (single-family residences) are permitted in the R-5
zone.

2. SITE DESIGN

The site is generally rectangular in shape and is bounded by private development to the
north, south, and east, and by Lake Washington Boulevard to the west. Access to the
proposed 22 lot single family home plat and associated storm water tract will be from a
new public road, referred to as Road A. One private road shall be allowed to connect to
Road A. Road A will take access off of Lake Washington Blvd SE, no other access from
Lake Washington Blvd SE or City Right of Way shall be allowed. Lots vary in size from
6,494 square feet to 9,124 square feet.

Street trees and landscaping are proposed along the Lake Washington Boulevard street
frontage. The private storm drainage tract will provide a private open space for the use of
the future residents of the project and their guests. Storm water detention is proposed
and provided within detention vaults located in Tract H which will handle all drainage from
the site.

B. STANDARD REQUIREMENTS AND DIMENSIONS

Basic Information
Zoning District R-5
Gross Site Area 213,041 square feet (or 4.89 acres)
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Development Required by LUC 20.20.010 Proposed Standards
Standard
Front Yard 20’ 20’
Rear Yard 20' 20°
Side Yard 5 5

2 Side Yards 15’ 15’

7,200 SF

Average: 7,507 SF

(Lot averaging per LUC 20.20.17 Smallest: 6,494 SF

allows 10% reduction)
Lot Width 60’
Lot Depth 80’

30% of total diameter inches
1,085 diameter inches total
325.5 inches required for 30%
retention

Minimum Lot Area

All lots at least 60’
All lots at least 80’

337 inches retained

Tree Retention (31%)

The applicant proposes to retain 11 significant Lombardi Poplar trees located near the south and
east property lines. These trees all rated 1 or 2 on health and structure demonstrating minor, or
no visible health-related problems or structural defects as stated in the arborist report prepared
by Favero Greenforest, dated April 22, 2016.

IV. PUBLIC NOTICE AND COMMENT

May 2, 2016

June 16, 2016
June 29, 2016
June 30, 2016

Application Date:

Notice of Application:
Public Meeting:

Minimum Comment Period:

The project was publicly noticed in the City’s weekly permit bulletin and the Seattle Times on June
16, 2016. A required public meeting was held on June 29, 2016. There were several comments
received, mostly from property owners of the adjacent neighborhood to the south and east. The
comments expressed concern with traffic, parking, groundwater/aquifer, neighborhood park, and
the retention of a large elm tree. See all public comments received, applicant responses, and
City staff responses as Attachment 6. The comments are summarized and organized by topic
below with responses following.

A. Traffic: Comments were received regarding existing and potential traffic impacts on Lake
Washington Blvd SE. Rush hour traffic and the intersection of Lake Washington Blvd SE and
SE 60" Street were of particular concern.

City Response: The Transportation Department determined that the project will generate
21 new pm peak hour trips which does not warrant mitigation, except for payment of traffic
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impact fees and installation of standard street improvements within the site and adjacent
to the site as needed. The applicant submitted a Traffic Impact Analysis for Lake
Washington Blvd at the intersections of SE 60", 62", and 64" Street. The analysis
showed the project caused no loss in level of service at these intersections.

B. Parking: A comment was received expressing concern that the project was not providing
adequate overflow parking for residents and guests.

City Response: The public Road A created as part of the proposal will allow parking on
both sides. The private road will provide parking along one side. In addition, any new
single family development will be required to provide 2 parking spaces. The design of the
public and private road and requirements of single family development provide parking
that is consistent with single family development in the area.

C. Groundwater: A comment was received regarding the presence of a high water table on the
site and a possible underground aquifer.

City Response: The geotechnical report observed minor to heavy groundwater seepage was
found throughout the site. The report found the condition to be common within till and till-like
geology. The report provided recommendations for construction that will be required.

D. Park: A comment was received requesting that the project create a small neighborhood park.

City Response: The storm tract will be required to provide private recreational open space.
See related Condition of Approval in Section IX

E. Large EIm Tree: A comment was received expressing the desire to retain a large distinctive
elm tree on the site.

City Response: The site contains a large, distinctive, approximately 54 inch diameter elm
tree. The City received comments requesting this tree be retained. The City directed the
applicant to explore retaining the tree and providing a more in depth arborist report for the tree.
The applicant submitted a reassessment of the eim tree dated September 16, 2016. This
assessment discusses significant loss of canopy that recently occurred and included drilling
samples. The assessment concludes that the interior of the trunk has approximately 75%
decay; which is not uncommon for a tree of this maturity. Based on the recent loss of canopy
and trunk decay, the licensed arborist does not recommend retaining this tree.

V. TECHNICAL REVIEW

A. CLEARING & 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 has approved the application. See Conditions of
Approval in Section X of this report.
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B. UTILITIES

The development proposed for this application has been reviewed on a conceptual basis and
can be feasibly constructed under current Utility codes and standards without requesting
modifications or deviations from them. Major changes to the design or information submitted
under this permit may cause delay in approval of future construction permits. It is the
applicant’s responsibility to verify the accuracy all field information and data gathered for the
utility design and feasibility of this project.

Surface Water

The site is located within the Lakehurst Drainage Basin and will trigger Minimum
Requirements 1-9 from WA Department of Ecology Stormwater Manual for Western
Washington. Minimum Requirement 1 is proposed with submittal of the storm water site
plan under this permit and required construction permits. Minimum Requirement 2 will be
achieved with submittal of a clear and grade permit. Minimum Requirement 3 will not be
triggered. Storm water from the site currently drains from east to west and discharge to
ditches, catch basins and pipes on the east side of Lake Washington Blvd SE and
eventually discharges north to Lake Washington through Lake Hurst Creek. Minimum
Requirement 4 is proposed to be met by maintaining the existing drainage pattern of the
site under the storm and surface water design of this permit. The discharge location is
proposed to be the same as it was in the predeveloped condition. Minimum Requirement
5 onsite drainage will be implemented on a lot by lot basis with submittal of each building
permit after final plat approval. Minimum Requirements 6 and 7 for water quality and flow
control requirements will be achieved with construction of a combination live storage/ dead
storage storm water vault. Minimum Requirement 8 is not triggered for this site and
Minimum Requirement 9 will be met with submittal of an operations and maintenance
manual at project completion under separate permit.

Water

Domestic water for the site, proposes to extend an 8” water main onto the site from Lake
Washington Blvd SE. Adequate pressure and flow is available to serve the plat from the
8" water main in Lake Washington Blvd SE as proposed.

Sewer

Domestic sewer for the site, proposes to extend an 8” sewer main onto the site from Lake
Washington Blvd SE. Adequate capacity in the existing sewer main in Lake Washington
Blvd exists to serve the development as proposed but the downstream pump station will
need upgrades by the City of Bellevue to the pump system.

See Conditions of Approval in Section X of this report.

C. TRANSPORTATION REVIEW

Use of the Right of Way

Applicants often request use of the right of way and of pedestrian easements for materials
storage, construction trailers, hauling routes, fencing, barricades, loading and unloading
and other temporary uses as well as for construction of utilities and street improvements.
A Right of Way Use Permit for such activities must be applied for prior to issuance of any
construction permit including demolition permit.
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Site Access

Access to the proposed 22 lot single family home plat and associated storm water tract
will be from a new public road, referred to as Road A. One private road shall be allowed
to connect to Road A. Road A will take access off of Lake Washington Boulevard SE, no
other access from Lake Washington Boulevard or City Right of Way shall be allowed.
Street names and site addresses will be determined by the City’s Parcel and Address
Coordinator.

Street Frontage Improvements

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to
provide infrastructure improvements with a consistent and attractive appearance, the
construction of street frontage improvements is required as a condition of development
approval. The design of the improvements must conform to the requirements of the
Americans with Disabilities Act and the Transportation Development Code (BCC 14.60),
and the provisions of the Transportation Department Design Manual. Existing utilities in
the city right-of-way fronting the site may need to be relocated to install improvements and
meet City of Bellevue Design Standards.

Frontage improvements on Lake Washington Boulevard will include half street pavement
widening to accommodate a northbound travel lane and bicycle lane, installation of
concrete curb and gutter, a planter strip that is a minimum width of 4-feet, an 8-foot wide
concrete sidewalk, spray irrigation from a private metered water source, landscaping
within the planter strip and behind the portions of the sidewalk that are within right of way,
street trees spaced an average of 20-25 feet on center and street lighting to Bellevue
Standards. ADA-compliant curb ramps shall be installed where needed, consistent with
City and WSDOT standard drawings. The sidewalk shall be located to allow for a planter
strip wider than the minimum of 4 feet, where additional right of way is present. The project
shall provide sufficient tapers for the new bicycle lane and pedestrian facilities.

To access the lots in the proposed 22-lot plat, a new public road will be required with a
cul-de-sac turnaround. This road will require right of way dedication, public access
easements, a minimum pavement width of 28-feet, concrete curb and gutter, a minimum
4-foot wide planter strip, street trees spaced an average of 20-25 feet on center, a
minimum 6-foot wide concrete sidewalk, spray irrigation from a private metered water
source, landscaping within the planter strip, a landscape island in the middle of the cul-
de-sac, irrigation and landscaping within the cul-de-sac island, and public road
monuments. The concrete sidewalk of the public road shall be continued across the
entrance to the Tract A road to provide demarcation between the public road and the
private road on Tract A. All overhead facilities in the plat shall be relocated and installed
underground.

To provide access to Lots 15, 16, 17, 18, 19, and 20, a private road will be constructed
within Tract A. This road shall have a minimum pavement width of 24 feet to
accommodate parking on one wide. A 6-foot wide sidewalk shall be installed on one side
of the private road and extend along the full length of the private road. The private road
and pedestrian facilities shall be located fully within a tract or easement.

ADA-compliant curb ramps shall be installed where needed, consistent with City and
WSDOT standard drawings. Is such standards cannot be met, then deviation from
standards must be justified on a Design Justification Form to be filed with the
Transportation Department.
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Right of Way Dedication and Easements

To allow adequate access to the proposed 22-single family homes, the developer is
required to dedicate and construct a new public road. The dedication to the City shall
include 50 feet of right of way width for the proposed Road A with a 100-foot diameter cul-
de-sac at the end of Road A. A public access easement shall be conveyed to the City for
any portion of the planter or sidewalk outside of the dedicated right of way. The easement
shall extend a minimum of one half of a foot behind the sidewalk.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide
developers with guidance as to the extent of resurfacing required when a street has been
damaged by trenching or other activities. Under the Trench Restoration Program, every
public street in the City of Bellevue has been examined and placed in one of three
categories based on the street’s condition and the period of time since it has last been
resurfaced. These three categories are “No Street Cuts Permitted,” “Overlay Required,”
and “Standard Trench Restoration.” Each category has different trench restoration
requirements associated with it. Damage to the street can be mitigated by placing an
asphalt overlay well beyond the limits of the trench walls to produce a more durable
surface without the unsightly piecemeal look that often comes with small strip patching.

Near the development site Lake Washington Boulevard SE is classified as “No Street Cuts

Permitted.”

To mitigate this proposal’s contribution of increased traffic to the cumulative traffic
in_the area and the direct impacts to City mfrastructureI the Transportation
Department recommends the conditions of approval located in Section X of this

report.

D. Fire
The Fire Department has reviewed and approved the application with conditions for fire lane
conditions and sprinklers in the future homes. See Conditions of Approval in Section X of

this report.

VI. STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental impacts
occurring as a result of the proposal (see annotated Environmental Checklist attached to this staff
report). Therefore, issuance of a Determination of Non-Significance (DNS) is the appropriate
threshold determination under the State Environmental Policy Act (SEPA) requirements with the
incorporation by reference of the 2016-2027 Transportation Facilities Plan Environmental Impact
Statement (TFP EIS) Addendum. Specifically regarding the 2016-2027 TFP, it was determined
that a new Addendum to the 2013-2024 TFP EIS would adequately address the required review
under SEPA. The Addendum for the 2016-2027 TFP Update was published on October 8, 2015.
These documents analyze the transportation and air quality impacts of the City’s Transportation
Commission recommendations to meet the Comprehensive Plan, Transportation Element, and
Mobility Management goals. The Transportation Facilities Plan was subsequently adopted
December 7, 2015 via Resolution 9032. All referenced documents above are available in the
Records Office at City Hall.
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This section of the staff report is an addendum to the adopted EIS referenced above and the
environmental checklist - Attachment 2 to this report. Adverse impacts which are less than
significant are usually subject to City Code or Standards which are intended to mitigate those
impacts. Where such impacts and regulatory items correspond, further documentation is not
necessary. For other adverse impacts which are less than significant, Bellevue City Code Section
22.02.140 provides substantive authority to mitigate impacts disclosed through the environmental
review process. A discussion of the impacts is noted below together with specific conditions of
approval. These impacts will be mitigated through exercise of Code authority as well as through
project-specific conditions of approval, contained in Section X of this report.

A. EARTH AND WATER

The submitted geotechnical report by Terra Associates, dated April 20, 2016. The report
found soil conditions in the north half of the site generally consisted of 12 inches of organics
overlying stiff to hard silt with various amounts of sand and gravel. Soil conditions in the south
half of site consisted of 8 to 12 inches of organics overlying 2 to 5 % feet of medium dense
silty sand and silty sand with gravel overlying dense to very dense silty sand with gravel. The
exception to these two general conditions was an area with 5 %2 feet of medium dense silty
sand overlying medium dense sand with silt. Minor to heavy groundwater water seepage was
found throughout the site. This condition is common within till and till-like geology.

Based on the soil conditions the geotechnical report found the risk for liquefaction at the site
during an earthquake to be negligible. The report also states that the site does not contain
steep slopes, landslide hazards, or coal mine hazards. The report provided recommendations
for site preparation, grading, and home construction.

A storm channel flowing south to north is located near the middle of the site. The source of
this channel is a storm pipe south of the property collecting storm water runoff from the homes
and roads of the adjacent subdivision. The applicant supplied a survey of the property prior
to subdivision (in file). The survey identified no stream and the contours suggested no stream
channel. There are no mapped or visible streams connecting north or south of the site
connecting to this storm water channel. A small (<2,500 square feet), unregulated category
IV wetland is present near the storm channel and will be filled as part of this project.

Grading will occur during construction for the access road as well in preparation of the building
pads for the lots. Soil erosion on the site from water and wind is likely when the vegetation is
removed for grading purposes. As required by Section 23.76, the Clearing & Grading Code,
the contractor will be required to follow an approved erosion control plan during construction.
See Conditions of Approval in Section X of this report.

B. PLANTS AND ANIMALS

Construction will require removal of existing trees and vegetation to allow for the proposed
homes and private road. However, 31 percent of the total diameter inches of trees on-site are
proposed to be retained. The majority of the site is covered in maintained lawn and several
of the parcels have been used as horse and llama pasturage. The eastern parcel has less



Hazelwood
16-131396-LL
Page 13 of 26

maintained grasses, Himalayan blackberry, creeping buttercup, reed canary grass, and
birdsfoot trefoil. There is use of the site by smaller mammals and birds which is consistent
with open areas within an urban setting. Hawks, songbirds, and deer have been observed on
site. However, habitat lacks significant tree canopy cover, and is significantly impacted as it
is isolated and totally surrounded by existing development. Clearing limits and construction
fencing will need to be verified by City inspection to ensure tree preservation. A certified
arborist should be on site to monitor the grading and construction activities to protect the root
zones of all the trees to be preserved, to ensure that the health of the retained trees is not
endangered. Excavation or clearing within the drip lines of retained requires prior approval
and will be limited to hand tools and the supervision of an arborist.

See Conditions of Approval in Section X of this report.

C. NOISE

While construction noise and increased vehicle trips are expected during the construction
period, the Bellevue Noise Control Ordinance, Bellevue City Code 9.18, regulates hours of
construction-related noise emanating from the site. The Ordinance provides for an exemption
from the noise restrictions for the hours of 7:00 a.m. to 6:00 p.m. weekdays and 9:00 a.m. to
6:00 p.m. on Saturdays which are not legal holidays. Therefore, no specific measures to
reduce noise during this period are proposed. See Conditions of Approval in Section X of

this report.

D. TRANSPORTATION

1. Long Term Impacts

The long-term impacts of development projected to occur in the City by 2027 have been
addressed in the City’s 2016 — 2027 Transportation Facilities Plan and the Addendum to
2013-2024 Transportation Facilities Plan Final EIS (for 2016-2027 TFP)..The impacts of
growth which are projected to occur within the City by 2027 are evaluated on the
roadway network assuming that all the transportation improvement projects are in place.
The Addendum to the 2013-2024 Transportation Facilities Plan EIS (for 2016-2027 TFP)
divides the City into several Mobility Management Areas (MMAs) for analysis purposes.
The Hazelwood Plat lies within MMA #14, which has a 2027 total growth projection of
2,659 single family dwelling units. This development proposes 21 new single family
dwelling units. Therefore, the volume of proposed development is within the
assumptions of the Transportation Facilities Plan FEIS Addendum.

2, Mid-Range Impacts

Project impacts anticipated to occur in the next six years are assessed through a
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that development
proposals generating 30 or more new p.m. peak hour trips must undergo a concurrency
analysis as a requirement of the State Growth Management Act. This development will
generate approximately 21 new p.m. peak hour trips; therefore, a concurrency analysis is
not required.
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3. Short Term Operational Impacts

A Traffic Impact Analysis was conducted by the applicant and reviewed by the City staff
in order to recommend mitigation if necessary. These impacts included traffic operations
conditions during the a.m. and p.m. peak hours.

The project is located on Lake Washington Boulevard SE with new access proposed at
the intersection with SE 615t Place. There is currently congestion curing the peak hours
on Lake Washington Boulevard. The analysis by TENW, dated August 8, 2016, looked at
three intersections to determine the existing Level of Service and the Level of Service with
the proposed project. The intersections analyzed included:

1. SE 60" Street at Lake Washington Boulevard SE
2. SE 61at Place at Lake Washington Boulevard SE
3. SE 64" Street at Lake Washington Boulevard SE

The analysis concluded that the Level of Service would not change with the addition of 21
new p.m. peak hour trips. A table summarizing these finding can be found below.
Additional details on the delay and summary work sheets can be found in the Traffic
Impact Analysis.

Table: PM Peak Hour Intersection Level of Service
LOS Without LOS With

intersgction Project Delay | Project Delay
SE 60% Street at Lake Washington Boulevard SE B B
SE 61¢ Place at Lake Washington Boulevard SE A A
SE 64" Street at Lake Washington Boulevard SE c c

The Traffic Impact Analysis also looked at sight distance at the intersection of the new
proposed public road with Lake Washington Boulevard SE and found that the sight
distance exceeds current City of Bellevue standards.

To mitigate the traffic impacts of the proposed development, the City will collect a Traffic
Impact Fee for each new single family housing unit and require frontage improvements
along Lake Washington Boulevard SE.

See Conditions of Approval in Section X of this report.

VIl. CHANGES TO PROPOSAL DUE TO CITY REVIEW

e Clearing and grading was limited to the extent necessary to provide necessary plat
infrastructure. Retaining walls and associated cut near the property lines were
eliminated from the proposal.

e Lot size was increased to meet the minimum zoning requirements.

e The storm tract was required to provide private recreational open space.

e Street frontage improvements were revised to provide required landscaping including
street trees.
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Viil. DECISION CRITERIA

A. 20.45A.130 PRELIMINARY PLAT DECISION CRITERIA
The City may approve or approve with modifications a preliminary plat if:

1.

The preliminary plat makes appropriate provisions for, but not limited to, the
public health, safety and general welfare; for open spaces, drainage ways,
streets, sidewalks, alleys, other public ways, water supplies, sanitary waste,
parks, playgrounds, sites for schools and school grounds; and

Finding: As discussed, the project provides for drainage, streets, pedestrian access,
and utilities. The project also includes an open space area for recreation which is over
the buried storm vault. The plat makes provision for the public health, safety, and
general welfare through development code requirements. See Conditions of
Approval in Section X of this report.

The public use and interest is served by the platting of the subdivision; and

Finding: The preliminary plat serves the public interest by increasing the supply of
homes in accordance with the Comprehensive Plan, by ensuring compliance with
Land Use Code requirements and conformance with Comprehensive Plan policies.

The preliminary plat appropriately considers the physical characteristics of the
proposed subdivision site; and

Finding: The preliminary plat considers the physical characteristics of the site by
adequately responding to the existing topography by minimizing cut and fill, and
retaining significant trees. The site is generally flat and where practicable, significant
trees will be retained. See Conditions of Approval in Section X of this report.

The proposal complies with all applicable provisions of the Land Use Code, BCC
Title 20, the Utility Codes, BCC Title 24, the City of Bellevue Development
Standards and Chapter 58.17 RCW; and

Finding: The proposal complies with the Land Use Code requirements for R-5 zoning
district, as well as the Utility Code and the City of Bellevue Development Standards as
conditioned. See Conditions of Approval in Section X of this report.

The proposal is in accord with the Comprehensive Plan, BCC Title 21; and

Finding: The site is located in the Newport Hills Subarea, and designated Single-
Family High Density (SF-H) per the Comprehensive Plan. The overall density of the
proposal complies with the site’s SF-H designation. In addition to the subarea specific
policies noted in Section Il above, the proposal is also consistent with the following
general goals and policies of the Comprehensive Plan.
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Environmental Policies

POLICY EN-39. Restrict the runoff rate, volume, and quality to predevelopment levels
for all new development and redevelopment.

POLICY EN-55. Minimize and control soil erosion during and after development
through the use of the best available technology and other development restrictions.

Urban Design Policies

POLICY UD-17. Consider the maintenance of existing and added vegetation in site
design and development.

POLICY UD-18. Preserve significant trees and mature vegetation, with special
consideration given to the protection of groups of trees and associated undergrowth,

specimen trees, and evergreen trees.

Housing Policies

POLICY HO-17. Encourage infill development on vacant or under-utilized sites that
have adequate urban services and ensure that the infill is compatible with the
surrounding neighborhoods.

Land Use Policies:

POLICY LU-2. Support the state Growth Management Act by developing and
implementing a land use vision that is consistent with the GMA goals, the regional
Vision 2020, and the King County Countywide Planning Policies.

POLICY LU-3. Accommodate growth targets of 10,117 additional households and
40,000 additional jobs for the 2001- 2022 period. These targets represent the city’s
commitment to develop the zoning and infrastructure to accommodate this level of
growth; they are not a commitment that the market will deliver these numbers.

POLICY LU-4. Encourage new residential development to achieve a substantial
portion of the maximum density allowed on the net buildable acreage.

The proposal will create 22 single family residential lots in a manner compatible with
neighboring development. Creation of recreational open space and preservation of
significant trees complies with the Environmental Element Policies and Urban Design
Policies which are intended to integrate the natural and built environments to create a
sustainable urban habitat and livable community. The proposal will provide
stormwater drainage and quality controls on the water entering the public system. The
proposed frontage improvements will provide a bicycle lane, sidewalk, and street trees
along Lake Washington Bivd SE, an arterial street.
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6. Each lot in the proposal can reasonably be developed in conformance with
current Land Use Code requirements without requiring a variance, however
requests for modifications to the requirements of Part 20.25H, where allowed
under the provisions of that Part, may be considered together with a application
for a plat so long as the resulting lots may each be developed without
individually requiring a variance; and

Finding: Each lot can be developed in compliance with the site development plans,
which do not require a variance. See conditions in Section X for restrictions on
future variances.

7. All necessary utilities, streets or access, drainage and improvements are
planned to accommodate the potential use of the entire property.

Finding: All necessary utilities and access are available to the property. All other
utilities are connecting to public services. All utility construction will be required to be

permitted and engineered to meet the requirements of applicable codes.

IX. CONCLUSION AND DECISION/RECOMMENDATION

After conducting the various administrative reviews associated with this proposal, including Land Use
consistency, SEPA and City Code and Standard compliance reviews, the Director of the Development
Services Department does hereby approve with conditions the SEPA threshold determination.

In addition, after conducting the various administrative reviews associated with this proposal,
including Land Use consistency and City Code and Standard compliance reviews, the Director of the
Development Services Department does hereby recommend approval with conditions of the
Preliminary Subdivision.

Note - Expiration of Approval: The Preliminary Subdivision which if approved by the Hearing
Examiner will expire 5 years from the date of approval if no final plat application is submitted.

X. CONDITIONS OF APPROVAL

Codes & Ordinances
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 | Janney Gwo, 425-452-6190
Construction Codes- BCC Title 23 Bldg. Division, 425-452-6864
Fire Code- BCC 23.11 Sean Nichols, 425-452-2926
Land Use Code- BCC Title 20 Drew Folsom, 425-452-4441
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Noise Control- BCC 9.18 Drew Folsom, 425-452-4441
Sign Code- BCC Title 22B Drew Folsom, 425-452-4441
Transportation Code- BCC 14.60 Ryan Miller, 425-452-7915
Right of Way Use Code- BCC 14.30 Tim Stever, 425-452-4294
Utility Code- BCC Title 24 Mark Dewey, 425-452-6054

A. GENERAL CONDITIONS
The following conditions apply to all phases of development.

1. Variance Restriction
Approval by the City of this plat is a determination that each lot can be reasonably
developed in conformance with the Land Use Code in effect at the time of this approval
without requiring a variance. No future variance application will be accepted.

AUTHORITY: Land Use Code 20.45A.130.F
REVIEWER: Drew Folsom, Development Services Department

2. Construction Hours

Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through
Friday and 9:00 a.m. to 6:00 p.m. on Saturday. Exceptions to the construction noise
hours limitation contained in the Noise Control Code MAY be granted pursuant to BCC
9.18.020C. 1 when necessary to accommodate construction which cannot be undertaken
during exempt hours. Prolonged exposure to noise created by extended hour
construction activity is likely to have a significant impact on inhabitants of surrounding
residential properties during the proposed timeline for construction. In order to minimize
detriment on residential uses in the immediate vicinity of the project, the Contractor shall
not rely on City issuance of a blanket exemption from the Noise Control Code during the
construction period. Allowances for short term work outside of normal construction
hours shall be limited and will be reviewed on a case by case basis to verify necessity
and ensure appropriate noise mitigation is utilized to protect surrounding uses and
properties. Written requests for exemption from the Noise Control Code must be
submitted two weeks prior to the scheduled onset of extended hour construction activity.
Such request shall include a noise analysis prepared by a noise consultant, including
recommendations for achieving the noise limitations of the Noise Ordinance for new
residential construction.

AUTHORITY: Bellevue City Code 9.18.040
REVIEWER: Drew Folsom, Development Services Department

3. Tree Protection Requirements
To mitigate adverse impacts to nondisturbed areas and trees to be retained during
construction, conformance with BMP T101 for tree protection is required which
includes:
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Clearing limits shall be established at the limit of nondisturbed areas and for
retained trees within the developed portion of the site, outside of drip lines. Six-
foot chain link fencing with driven posts, or an alternative approved by the Clear
and Grade Inspector, shall be installed at the clearing limits prior to initiation of
clearing and grading. Additional measures will be employed to protect roots where
the radius was modified, such as the temporary placement of hog fuel.

The applicant shall provide a certified arborist to monitor the grading and
construction activities to protect the root zones of all the trees to be preserved, to
ensure that the health of the retained trees is not endangered, and to identify trees
which may constitute a hazard. No excavation or clearing should be performed
within drip lines of retained trees, except as specifically approved on plans. All
such work shall be done by hand to avoid damage to roots and shall be done under
the supervision of an arborist approved by the city.

AUTHORITY: Land Use Code 20.20.520, Bellevue City Code 23.76.060
REVIEWER: Drew Folsom, Development Services Department

4. Utilities Conceptual Approval

Utility Department approval of the design review application is based on the final
conceptual design submitted with this application. Small changes to the site layout
may be required to accommodate the utilities after utility engineering is approved. The
water, sewer, and storm drainage systems shall be designed per the current City of
Bellevue Utility Codes and Utility Engineering Standards. Utilities Department design
review, plan approval, and field inspection is performed under the Utility Developer
Extension Agreement (DEA) and Utilities Permit Processes. A water, sewer and storm
Developer Extension Agreement will be required for the project. All connection
charges will be due with the Developer Extension Agreement prior to issuance of the
permit.

AUTHORITY: BCC 24.02, 24.04, 24.06
REVIEWER: Mark Dewey, Utilities
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B. CONDITIONS PRIOR TO ISSUANCE OF ANY PLAT ENGINEERING/CLEAR AND
GRADE PERMIT:

1. Right-of-Way Use Permit

The applicant is required to apply for a Right of Way Use Permit before the issuance
of any clearing and grading, building, foundation, or demolition permit. In some cases,
more than one Right of Way Use Permit may be required, such as one for hauling and
one for construction work within the right of way. A Right of Way Use Permit regulates
activity within the city right of way, including but not limited to the following:

a) Designated truck hauling routes.

b) Truck loading and unloading activities.

¢) Hours of construction and hauling.

d) Continuity of pedestrian facilities.

e) Temporary traffic control and pedestrian detour routing for construction activities.
f) Street sweeping and maintenance during excavation and construction.

g) Location of construction fences.

h) Parking for construction workers.

i) Construction vehicles, equipment, and materials in the right of way.

i) All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for providing
pedestrian access during construction of this project. Access shall be provided at all
times during the construction process, except when specific construction activities
such as shoring, foundation work, and construction of frontage improvements prevents
access. General materials storage and contractor convenience are not reasons for
preventing access.

AUTHORITY: Bellevue City Code 14.30
REVIEWER: Tim Stever, 425-452-4294

2. Site (Civil Engineering) Plans

A street lighting plan and site (civil engineering) plan produced by a qualified engineer
must be approved by the City prior to clear and grading permit approval. The design
of all street frontage improvements must be in conformance with the requirements of
the Americans with Disabilities Act and the Transportation Development Code, and
the provisions of the Transportation Department Design Manual. Construction of all
street and street frontage improvements must be completed prior to closing the clear
and grade permit and right of way use permit for this project.

AUTHORITY: Bellevue City Code 14.60; Transportation Department Design
Manual; Americans with Disabilities Act
REVIEWER: Ryan Miller (425) 452-7914
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3. No Parking
These condition shall be noted on the Clear & Grade plans before permit issuance:

All roadways that are 24 foot wide shall have parking on one side only. The other
side shall be posted and marked "Fire Lane-No Parking" per Bellevue Standards.

AUTHORITY: International Fire Code 503.3, and 503.2.7
REVIEWER: Sean Nichols, Fire Department

C. PRIOR TO FINAL PLAT APPROVAL

1. Infrastructure Improvements

All street frontage and infrastructure improvements shown in the final engineering plans
or required by city codes and standards must be either completed prior to approval of
the final short plat or provided for with a financial assurance device. Completion of the
top lift and all other transportation infrastructure items prior to completion of the homes
associated with the development is allowed.

Transportation Development Code Section 14.60.260 provides for a developer to obtain
final short plat approval prior to finishing improvements with provision of an acceptable
financial assurance device equivalent to 150% of the cost of unfinished infrastructure
improvements. Provision of such an assurance device requires completion of the
improvements by the developer within two years of final short plat approval. Installation
of improvements that would negatively affect safety if left unfinished may not be delayed
through use of a financial assurance device. Partial reductions of the financial assurance
device will not be approved except in special circumstances, determined in advance,
such as phased projects.

Improvements must be approved by the Transportation Department inspector before
they are deemed complete. At completion of all transportation infrastructure items, the
developer must provide a one year maintenance assurance device equivalent to 20% of
the value of the transportation infrastructure improvements, dating from the acceptance
of the improvements.

AUTHORITY: Bellevue City Code 14.60.100, 110, 130, 150, 170, 190, 210, 240,
241, 260
Transportation Department Design Manual Sections 3, 4, 5, 7, 11,
14, 19

REVIEWER: Ryan Miller (425) 452-7914

2. Street Frontage Improvements

All street frontage improvements and other required transportation elements including
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street lighting must be constructed by the applicant and accepted by the Transportation
Department prior to final plat approval, except as provided for in BCC 14.60.260. Specific
requirements are detailed below:

1. Frontage improvements on Lake Washington Boulevard SE will include the
following half street section:

Pavement widening to accommodate a northbound travel lane.

Bicycle lane.

Concrete curb and gutter.

Minimum 4 foot wide planter strip.

Street trees spaced an average of 20-25 feet on center within the planter

strip.

Minimum 8-foot wide concrete sidewalk.

Landscaping, irrigation from a private metered water source, and root

barrier within the planter strip and behind the portions of the sidewalk that

are within right of way.

h. Street lighting to Bellevue Standards.

i. ADA-compliant curb ramps shall be installed where needed, consistent with
City and WSDOT standard drawings.

j.-  The sidewalk shall be located to allow for a planter strip wider than the
minimum of 4 feet, where additional right of way is present.

k. The project shall provide sufficient tapers for the new bicycle lane and
pedestrian facilities.

©PoO0TW®
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2. To access the proposed 22-lot plat, a new public road will be required with he
following design elements:
a. A cul-de-sac turnaround per DEV-01.
b. Right of way dedication; 50-feet wide for the road and a 100-foot diameter
circle for the cul-de-sac at the end of the public road.
c. Public access easements for any portion of the sidewalk that extends into
private property.

A minimum pavement width of 28-feet.

Street trees spaced an average of 20-25 feet on center within the planter

strip.

Concrete curb and gutter.

Minimum 4-foot wide planter strip.

No parking signage as needed.

Minimum 6-foot wide concrete sidewalk.

Spray irrigation from a private metered water source, landscaping, and root

barrier within the planter strip.

k. A landscape island in the middle of the cul-de-sac with irrigation from a

private metered water source and landscaping.

Public road monuments.

m. The concrete sidewalk shall be continued across the Tract A road entrance
to provide demarcation between the public road and the private road on
Tract A.

n. All overhead facilities in the plat shall be relocated and installed
underground.

0. Street lighting to Bellevue Standards.

®a

o oa

3. To provide access to Lots 15, 16, 17, 18, 19, and 20 a private road will be built
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within Tract A. This road shall have a minimum pavement width of 24 feet to
accommodate parking on one wide. A 6-foot wide sidewalk shall be installed on
one side of the private road and extend along the full length of the private road.
The private road and pedestrian facilities shall be located fully within a tract or
easement.

Landings on sloping approaches are not to exceed a 10% slope for a distance of
20 feet approaching the back edge of sidewalks. Driveway grades must be
designed to prevent vehicles from bottoming out due to abrupt changes in grade.

Vehicle and pedestrian sight distance must be provided per BCC 14.60.240 and
14.60.241.

The private road shall not be gated or obstructed and must remain open at all times
for emergency and public service vehicles. A note to this effect shall be placed on
the face of the final Subdivision map.

The maintenance responsibility for the private road shall be included in a note on
the face of the final Subdivision map.

AUTHORITY: Bellevue City Code14.60.100, 110, 130, 150, 170, 190, 210, 230,

240, 241;
Transportation Department Design Manual Sections 3, 4, 5, 7, 11,
14, 19

REVIEWER: Ryan Miller (425) 452-7914

3.

Pavement Restoration

Pavement restoration associated with street frontage improvements or to repair
damaged street surfaces shall be provided as follows:

Lake Washington Boulevard SE: This street was recently overlaid and a five year no-
street cut moratorium is currently in effect. Should street cuts prove unavoidable or if the
street surface is damaged in the construction process, a half-street or full-street
(depending on the extent of street cuts or damage) grind and overlay will be required for
a minimum length of 50 feet.

AUTHORITY: BCC 14.60. 250; Design Manual Design Standard #23
REVIEWER: Tim Stever, 425-452-4294
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4. Pipe Monuments

Permanent pipe monuments shall be set along the street centerline at all intersections,
curve tangent points, and cul-de-sac radius points. Said pipe monuments shall be a
Bertsen A130 Aluminum Standard Monument (30" long), or equivalent, together with
standard iron casting case and cover. These materials and specifications are shown in
City of Bellevue Standard Drawing DEV-12 (Cap Detail B).

AUTHORITY: LUC 20.45A.030; RCW 58.17.240
REVIEWER: Ryan Miller (425) 452-7914

5. Tree Preservation Plan

A Tree Preservation Plan that portrays the drip-line, the diameter size, and common
name of each significant tree to be retained must be recorded with the final plat mylar.
The Tree Preservation Plan must contain the following note:

“Tree Preservation Plan”:

Designation of trees on the Tree Preservation Plan establishes a covenant by the owner
to leave undisturbed all trees as shown on the Tree Preservation Plan. This covenant
shall run with the land and shall be binding upon all future owners. No tree topping, tree
cutting or tree removal shall occur unless required or approved by the City. Except for
ordinary landscape maintenance, no construction, clearing or land alteration activities
shall occur within the drip-line of trees shown on the Tree Preservation Plan, unless
required or approved by the City. Activities in violation of this covenant are subject to
penalty, including without limitation, fines and mitigation requirements. The City of
Bellevue shall have the right, but not the obligation, to enforce the requirements, terms
and conditions of this covenant by any method available under law. It is the obligation
of the owner to comply with the terms of the Tree Preservation Plan and this covenant.”

AUTHORITY: Land Use Code 20.20.900.D.3
REVIEWER: Drew Folsom, Development Services Department

6. Recreational Open Space
The storm tract shail be labeled as providing private open and recreational space on
the final plat.

AUTHORITY: LUC 20.45A.130.A.1
REVIEWER: Drew Foisom (425) 452-4441

7. Utility Easements
Water, sewer and storm easements will be required on the final short plat and the
following language will be needed on the final short plat document for recording:

Public Water & Sewer Easement Provisions
A perpetual easement is hereby dedicated to the City of Bellevue, a Washington
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municipal corporation, over, across, through and under (make reference to various
areas on plat; e.g. Exterior 10 feet of Lot 1, private Tract B, efc.), for the purpose of
constructing, installing, reconstructing, replacing, repairing, maintaining and
operating public water and sanitary sewer systems, including pipelines, water
meters and all necessary connections and appurtenances thereto, together with
the right of ingress thereto and egress there from. The use of such area
immediately adjacent to the above easement is also dedicated to the City of
Bellevue and/or its agents or contractors as reasonably required for the
construction and maintenance of the public water and sanitary sewer systems
located within the easement. Use of the additional area adjacent to the easement
shall be limited to the purposes described herein, and immediately after the
construction and/or installation of said public water and sanitary sewer systems,
the City of Bellevue shall restore the premises as near as may be to its condition
immediately before such construction or entry. The private owners shall retain the
right to use the surface of said easement and adjacent area provided that said use
does not interfere with the easement rights conveyed herein and provided that no
permanent buildings or structures are erected on said easement.

PRIVATE EASEMENT PROVISIONS:

The Private Access and Utility Easement shown over and across (make reference
to various areas on plat; e.g. Exterior 10 feet of Lot 1, private Tract B, elc.) is established
for the benefit of the owner(s) (of Lot(s) #). The cost of maintenance, repairs or
reconstruction of that portion of the road used in common shall be borne in equal
shares, and when necessary to repair, clean or reconstruct the road, the property
owner (to whom the easement benefits) shall have a right of entry for that purpose.
The Private Access and Utility Easement shall remain open and unobstructed at
all times for emergency and public service vehicles, and shall be posted and
marked on one side "Fire Lane - No Parking" per Bellevue Standards. The
covenants herein shall run with the land and shall forever be binding upon all
parties, their heirs, successors and assigns.

Conveyance system

The Private Storm Drainage Easement shown over and across (make reference to
various areas on plat; e.g. Exterior 10 feet of Lot 1, private Tract B, etc.) is established
for the benefit of the owner(s) (of Lot(s) #) and for the purpose to operate and
maintain a storm water runoff conveyance to a public or private surface water
system or facility. The cost of maintenance, repairs or reconstruction of that
portion of the storm system used in common shall be borne in equal shares, except
that the owners of any lower parcel shall not be responsible for the part of the storm
system above their connection; and when necessary to repair, clean or reconstruct
the storm system, the property owner(s) (to whom the easement benefits) shall
have a right of entry for that purpose.

Runoff control and water quality

That portion of the storm system used in common over and across (make reference
to various areas on plat; e.g. Exterior 10 feet of Lot 1, private Tract B, etc.) is for the
benefit of the owner(s) (of Lot(s) #) and for the purpose to operate and maintain an
on-site surface water facility to infiltrate, disperse, and/or detain storm water runoff
together with water quality treatment. The cost of maintenance, repairs or
reconstruction of that portion of the storm system used in common shall be borne
in equal shares by all lot owners benefited by the facility; and when necessary to
repair, clean or reconstruct the storm system, the property owner(s) (to whom the
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easement benefits) shall have a right of entry for that purpose.

Storm drainage system and maintenance shall conform to the operation and
maintenance schedule as approved by the City of Bellevue and filed with the
Recorder’s Office of King County, Washington.

Private joint use lines

The Private Sanitary Sewer Easement shown over and across (make reference to
various areas on plat; e.g. Exterior 10 feet of Lot 1, private Tract B, etc.) is established
for the benefit of the owner(s) (of Lot(s) #). The cost of maintenance, repairs or
reconstruction of that portion of the sanitary sewer system used in common shall
be borne in equal shares, except that the owners of any lower parcel shall not be
responsible for the part of the sanitary sewer system above their connection; and
when necessary to repair, clean or reconstruct the sanitary sewer system, the
property owner(s) (to whom the easement benefits) shall have a right of entry for
that purpose.

Private water lines beyond back of meter

The Private Water Easement shown over and across (make reference to various
areas on plat; e.g. Exterior 10 feet of Lot 1, private Tract B, etc.) is established for the
benefit of the owner(s) (of Lot(s) #). The cost of maintenance, repairs or
reconstruction of that portion of the water system used in common shall be borne
in equal shares, except that the owners of any lower parcel shall not be
responsible for the part of the water system above their connection; and when
necessary to repair, clean or reconstruct the water system, the property owner(s)
(to whom the easement benefits) shall have a right of entry for that purpose.

AUTHORITY: BCC 24.02, 24.04, 24.06
REVIEWER: Mark Dewey, Utilities

D. Prior to Issuance of the Building Permits for Single Family Residences

1.

Fire Sprinklers
Sprinkler requirements will be determined at the building permit stage.

AUTHORITY: International Fire Code 503.3, and 503.2.7
REVIEWER: Sean Nichols, Fire Department



SO00ET-CTT0 000d

1

|

ouuor0ud uIEn_
=

Ik « s
- = o mmn 45 HY g8 45
8019-9890(52y) “Xv3 Z5Z1-98v (529) INOHL e e L
= = i L [ — Yy
24086 VM TTYAMOOM 682 XOB 0'd < | & tcasgumgar,
STd_ NOSMIANY 03 B _H SLINVLIINSNOD | 36 Jew wmiy D i3
SVIDOSSY ¥ NVATID OvaN _ oxanins Losrony | B | var e 3 e D e
= : R z 3006 ATDE FO X Mom 200
0061-198 {(SZ+) :3NOHd t of e RO SHED (DLE CWCH
00Z 3iinS ,uzﬁnwﬁm)“siwﬁmwm nanh g 1 = _ el S 1} -
A 1 Vi ALNNOD DN Ni ¥5+25 'S9d
AL N Ang e 'S1¥1d 40 051 T0A N QIQHOO3Y SV LXOGMIN L¥ JITWHLION 0 1¥ld ¢
VATALNROD OB S TRE 0710 886%-557 (90Z) XV 8019-95¢ (52¥) XV n ) H WA INADD
¥OCH-iZ8 (S24) INOHI 2521-98% (52¢) oI - ONDY N BEI=401 SOd SATAUNS 0 €74 T0A NI G0000BYZI0Y00Z ON
1v1d AYVYNIAINIdd 2L0B6 ¥M _ITTANICOOH T 8z ONIGHOD3Y H3ANM 03Q¥023Y SV Svi00LYO-N1 'ON o5 IMITEE 50 A T
OFt 3UINS ‘IN INNAY HIET 02221 62 X08 0'd - n5
74 EI930 S NATOHVD *LOVINOD SANUYE INVHS MIHAOLSIMHD ‘LOVINOD by WA ALNNOD ONIX NI VLEZ-287
e i >} R o Rl s
Y3INIONT TYOINHOZL0FO HOAIAUNS M -
bl SIONFYIAIH
00v6~2i8 (902) 1130 68£2-682 (529) Xvd
2006-05Z (62¥) ‘INOHS OBEZ-S82 (52%) "INOHd £666-855 (52r) Xvd %)
Y0086 v# ‘InAITe ... C5086 ¥ 'GNOWO3Y 0061-198 (SZ¥) :INOHd m s 0
00z 3LInS UI3HIS HiB 35 00FI] 0zt 3UNS 3N OYOH SHOTHM I¥1] 50086 VM INATTIEE . 66'$9Z_ = #33
“3'd 'IDI9MA SIHHD LOVINGD 3d WEEONHIS WYY ;LOVINOI 3N FNIAY HIOP| OZG1 - J21 o or1a NoLoHHE mxwa%ﬁwmm (gﬁzw.om@w
awaL SINVLINSNOD HdD NVALLUM "d ¥EYI :LOVINOD = - u
HINDISTA NOLLYNIWAT HZINIONT TIAID INVOMddY pay PENARAR P I09 M0 28 1Y D0t 3¢ iy
] . Y - P
o Are9z = AT
< H0D O HS SO ATN 6¥1 ONY
V3L 133r0dd N.mr GAT8 NOLONIHGYA 3AYT 40 HeSY (N3 3 Ly 1HOM ONY
< | ONNONOUIONN M 310d 43M0d 3GIS M 1Y 3idS v - nel
SIINAZS BN EC NYId NOUNIIN T34l 0094 & o Py
IRATC OGS NI i) SNOUIZS NV STIH0Y¥Y QY0¥ AWVMINIRNS 0059 8 87) ! = Wy Mo O
T o - kil R = BRI 250 o Nom o e s
ASH3NG GNNOS 139Nd SYO TVHNLYN F9UAIgea TNVTONIGYAD TONYITIO davNinBag 00td B m " ‘8510 NOUYIS HOH 800 G TINOISO
15533 ONAOS 1300 I/ MO Oliade i HIC . preet SHHVHHONIE
3NAITTEE 40 LD HINTS AUVIINVS ONV IV SNOLLIGNCOJONAS)IROIDd)
SYITNOED FONETS 1¥1d AMVNINTINE 0004 § - 0 D 060-0C1-Z6C 0 VM SIFIXT ¥D SLTIN AOVHNODY AZANS
1 SYM T L Sy
o 3OVEIN0D STON3MI VN NOLLdI¥OSIQ_DMA_LI3HS bl FHAVEL CTEL SIHL 80 Q55N SUM NOUYLS THLOL JWOUIOTD &
xor FOVHIA03 ONITHNG XV STHNTII0U NV INFWAINDI
/o i2H0@H ONTING X3QaNI INIMvEa
(1101 51) 8 - 308 Z = TYAYILNI YAOLNOD
0z - W 5 Qo
oz - 1NO¥i
Walva
SHovails
(8910 ONY 160 SNOUYLS TVINOZWOH AZAYNS INITTE 40 AL ¥3d)
5 B9 LOval WHOLS
£ 29152 NOUYIG30 #OY (1102/590YN) INDZ HIHON - WRISAS ZUYNIHO0D INYId ZLVIS NOLOMMSYH
35 £65'6 LSVl APUAESESY
. NYIaIIW
15 5052 3B 4D TR
55 09’8 Hg 407 wrn - ANY f '0H003Y A0 SINZAISY3 MOHS O1 1H0d¥Nd LON 5300 ovW SHI ¥
4 209 325 107 NIW
w 5107 S0 # 1350d0¥d USHOBHY QINIVAL ¥ A8 (TN 38 TINOHS WIUMD 38 01
§ G3H30GNOD 533l ANy NOIMSH NMOHS S303S ¥ 375 0 AJvanI0Y
(5 10'81Z) 3 68y VauY S Wiol I 3HL INVHNVH LON S300 SIVIO0SSY 7 NYWUO QVIN_3A3HOH ALrigY
INIWDOT3IAIC IUS L YN0 40 1S538 3t 01 G3NNIL30 $I0FSS # OUVI0T WM STZS I3 T
i = ‘NOUDNAISNOD OF HOW S3UTILN OMUSIXT 20 376 ONY NOUVATT3
IMATTEEE 40 ML) INOLOITSRINT 'NOLLYDOT 10VX3 3HI AHMIA TIVHS HOLOVMINCO 3H1 (013 S0P $H3A0D
DNS0ESEA TN I ONS ] ESOPIES SR " NIV AT SINO MYS ‘SYYW LNV F1) SIUMLLN J0 JONIQNT
&y “ONINOZ )y JOVHNS 3HL NO 03SVE GILYO0T 3y S3UMLN ONNOOMIOND T
90086 v# 'I0AITIEE F—y I
B OV woisasae DA 500 SSAMaaY & = ML VAL 1V OMLSIKI NOUINOD TYAENZD IHL ONILYDION! SV
Z9C10CCRCT &z G3UIASNOD 38 ATNO NvD GNY (RIVOIONI 21¥ 3HI N 30VA A3AYNS
GNY 0ZCI0CCHEE ‘ZHEROTCHEE ‘SYEIOLEFEE “ON T30NVd ail ¥ 30 SIS IHI SINISIHARY oY SHL NO (RLDid30 NOWYMHOSNI 3K 1
w——"
TYYINTD 3 STLON TYHINTD
M= 1
Y1va 133arodd - y B ——
: ALNADS N M ‘18 30Vd ‘StY1d 30 1 INNIOA NI 030H003Y ‘403UIHL

AVTd FHL O INIGHO30Y T "ON NOISWA 'JULY3S 0L NOWIOGY N33 30
NIQHYO NOLONIHSYM IXV) SNYNTIH G0 461 107 40 YDV 3NO HIHON 3HL
e

( ¥I00DBSO0I000Z HIGNAN OMIONOIITM MIONN QIONODIH 'YDEYE6-66-M]
MIGNON AINFAISAPGY 3NIT AMVONNOE 3NATTIF6 20 AL 'Z ONY
1 107 S¥ NMONX OSTY MON 34v TIOHM v SY NIVL ‘Z ONY { 5107 O¥S)

dVIN ALINIDIA » , ¢k

‘NOLONISYM AINNOD ONDY NI '£550¢190G8HIBRAN INIGHOOTY
Y30NN (30H003Y 'EZ0VBIT 1¥1d 1NONS ALNNCD ONIY T ONY 1 10T

h-pycvir]

4033 1334 02 HIYON 3HI 1d30X3

‘NOLONIHSYM

ANOZ ONM Ni 1B 30¥d 'SiVid 40 | JNNTOA M GIQM0D3Y 'H03MTHL
1V 34 O ONIGHODOY ‘T ON NOSIIG TULY3S 01 NOUIGGY NO3 30
NIGUYO NOLONMSYM 3T SNYATIH @3 'Z6L LOVML 40 1334 @51 LS3M FHL
WA

NOLLJINIS3A Tv5T1

maxne

3S JOV1d HIETT

Cdl) Bse .
sl -
!

SAUYIOOSSY B_NYAUD QYN A8 dYW JIHIVEI0LOL
3L HIM_ O30AOHdD SYM YiIVQ AAHNS ONMOTIOF FHI 'SINVIINSNOD

—— el
1 Py oA HdD A8 MHOM ANISINA3Y LON 5300 ONY ‘MINMO 1D3r0dd 3HL AG

= s 3 o ¥ heaie Lol 1 03GA0¥d SY ‘(19iS1'ON 80P NYATID GVIN) SILYIDOSSY & NYATID Q3N

i . [ | Ag Q3U¥dTd ONIddYW ONY VIVD AZAHNS OT3id_INISH3 GNV NOSIO

ALNNOD BNIM JNATT139 40 ALID Y03 SiSyS ¥ SY OISN 343M L3S SIHL NI SHIHIO NV NYId SIHL NO

NMOHS NOLYWYOINI OILLININYTd NV “DiHeYHD0dOL ANYONNOE ONUSIXI

NOLONIHSYM

IN3INAOT13IAIA AOOM1IZVH e

WM 3SH “NvZdMi ‘02 035 40 #/T3S 40 Nid

ASVINYSAYS YNYLOR WA 21 Junzise
20 D (e AR ERINTSO0S 21 VAN




= T T N T e T G 132t NI e

% y i
Lee SOOSFEZ0 LUES | 1 M o —_
Tum s by 09 o

1z o dsrod

P0ip-aSvDicte) avs ISEI-29 [E20) INCHI

TEORE vA TTIANCOON GEC I0F O

Codela (S20) Duded

H ll!l: als]

0068 ¥e IWTTIH ¥
002 ALINS TN WK AlOwi OI5)

EYALL " A

T AN D AATTIN 0 LT

SNOILIGNOD DNLLSIX3

3S 30V1d HIETT

IS Ud RISt

SALYIDOSSY

F NYWUO QVIN A8 oYW DHdYHDIODOL 3HL Hi 030U0¥d
SYM VIVG AJANNS OMMOTI0S 3HI SINVINSNOD Hed

AB NHOM INISIYAIY LON $30G ONY MINMO 103r08d FHiL
A8 G3QA0¥d S (19I5 'ON 0P NYWTIO OYIN) SIUVIJ0SSY
R _NYWUIO QYIN AG QIWVIIYS ONIiddYN ONY VivaD AIAMNS
Q73 INISIH3a ONV NDIS30 03 SISYE ¥ SY (38N uam
435 SIHL NI SHIHIO ONV NYId SiML NO NMOHS NOLYABOIN!
DIHIIAINY T ONY “DIHAYHO0d0L ‘AMYONNOE ONLSIX3

Viva AIAUnS

263605£5.5

= Y =,
F , e )
S oat 3 A . ST Wy LI
/% 2 W : 2! Ekﬂ.ﬁu@‘\/.lﬂ\_.ui%.. J.|
© 2 I 7 ! Nonid, e L
SR L £l TR N Sy o et 1+ L
g / [ & < I 9
- / 0L ! @ - -
b J i U " ~ e
| U /\ \\\\ ’ v
[} ' ,z.v R # o
S % ]
g O ,
_m,z< 4 W | ' ’ o
,f.\ §e I A ) _P
¥ vl g _ STl AR ot
L .,n—i_., oo \ I S ;L .in..-_xsp...,.w_..ﬁ\‘
Jn_ “

&
't\ |

o
75\

il *

ar—

N
S

-
v

O/

St g o ey e 0
SLNYLINSNOD ) _ \ bt
HIdO | N e gl
o s N B m {4
SO, e e Yo R m i
g e o S Bin = - = u
o oo :
A, i z IWTW

NOL
rm

_auva
5

’ Virwise |
ety (NI MU TINB G
s MO o |

A ) Q &
IHSYM ‘ALNNOD BNIM ~ 3NAIT138 40 ALID

IN3INdOTdAdd AOOM142VH

WM 364 “‘N¥ZdML 0Z 935S 40 v/T3IS 40 'Nid

ASYNYSAYS YNVANOTI HdEL U1 U2
Ba0 01 OIS LM ISV SR LZA (O




|
!
| SYEIOFEIER | LHEIORDYEE 7@%62&." ‘ SYLIORTHEL 7
I

'
900052819 E¥ELOCCHEE
s : !

/ \, | , , ,

NOLONIHSYM ‘ALNNOD ONIM INAITI3E 40 ALID

INJNdOTIAdd AOOM13ZVH

WM 35 “NvZdMi ‘02 23S 40 v/T3IS 40 'Nid

e —— !
I ®7¢ % SO0STZTI0 stod “
i O b3rony ) - = e .
B019-Sav0(52r) Xv3 2521-08y (52¥) GNOHI EAn-3 R o
22066 vM TTVANIGOOM, 68 X08 O'd L L] i
$7d_"NOSHIANY T3 ™ w
YOOSIY ¥ MYWTD 0¥ woOAars ixiime | B | VX N |’«2 J!
0061-198 (S2¥) :NOHe AN _| e "
50086 YA 'INITTE Mo | a8 NOISIAZH awa |ow hd
002 NS ‘N INIAY HIOPL 0261 nwonaay o e e ¥ e v . .
NYALIH 'd VA Aama w e [~ SRAIN VA ALNNOD ONS N ¥5-25 S04
W, AL SO TN 5 2D muem  mager o s & Fvie a5 X fEni I 101 T 1518 35 LiTvi 11407 'SIVIY 40 061 TOA Ni G30H003Y SV L¥OSMIN LY FOQNHIEON 0 iVid F
: 8869-657 (902) V3 80ig-98y (52¥) Xv4 ] et e s gy | v 1848 3 Az T i3 B ezl i 61 Vi ALNADD
g Nv1d 3LIS YECY-1Z8 (6Z) ‘INOH 2521-98v (52%) INOHd LS mmeneRen §, e 1Ri3 35 T2 02 107 TV IS X IRl & .07 ONDI NI GRI~L61 SOd 'SABAMNS 40 £21 TTOA N 0000692909002 'ON
$EOB6 VM ‘ONYIRAY 22086 VM ‘ITIAMIOOM — - 7 ONICNOI3Y NZONN G3AHOO3Y SY S¥iD0IPO-NT ON dS INAITTHE 40 ALD T
o1 UMS 3N 3NNV HICH 07221 ) 692 X068 0'd RN e ISiE 5 SN 101 ZVW I8 ezl LT
T'd "BN030 °§ NATOHY? :LOVINGD IV IOME EAOLINND IIVINOY i S} vy ——— Jovand: 1500 35 & i 0V JEIR B SE &40y WM ALNNOD ON NI ¥ZEZ-LE2
b . =Lk |t P ! |
oWy SAlv0ssy Vel SEVROSSY KA T2 =g it eSS v 1515 % 5t i v 1313 5 cecil si07 S ROkG3H Sv 10395555 T ON VB SITHE 0 A6 1
YIINIONT TYOINHOFLOTD HOAINENS - - o R R L 591 XV LB 3 RL0U ¥ 407
z - e S 5 i Al 6t 3 v 1518 I IR v SNz
s B = TR NI
00¥5-218 (902) T 69¢2-587 (52v) Xv4 — v SEE 35 £l D 1518 35 o221 £ 107
2005-05Z (52¥) 3INOHd 06£2-582 (52¥) INOHI £665-055 (528) v L= ivamEsITRe oL E R 7 T U153 35 BRI [ZT P .
20085 YH_30AITTIE 25086 v _‘GNOWG3Y 0061-198 (52¥) INOHe Il o - . , -
00 2UinS LTS HLB 35 00K 021 2UnS IN GVOY SHOTIM IE¥11 P mz ,WEH.E ca . TV 15D 3% SNl T [ 403 JoMg MN 0 A1S
T'd N SWHO SL9VINGD 3d \BEOUHIS IAVT LIVIND 3N FONIY HIOH 0ZGi 00y [ [ET EI ONV 0A1G NDIONHSYH 3477 40 HelSY ON3 3 1v .
L SUNVIINSHOD Hdd HYALLR 4 NNV :LOVINGO l. S R — TESTY 107 EEEEeaY 107 e B
Y3INDISIA NOLLYNIWNTI YIINIONT TIAID INVOMddY T ApL9Z = AT
— — e 409 dDbid MS 40 AIN 694 ONY
AT NOLONIHSYA 341 0 HSY ON3 3 AV LHOM ONY
W3l 123rodd NOILYWHOINI TVOLISILYLS ONNOBOVIONN HilK F10d N3HOd 305 M 1Y S B v - nat
134N NvId 50962 = 33
— ™ 35 3V MIGI GNY
oov o8 q i 1S HIYS 35 40 AN 10 1Y ISYO NI FQVED MO8 90 X
| i HiM 3510 € HIM NOK ONDD ,SX.5 ONNDS
SIS INGNITY ovawo 7 890 NOUVLS ¥0H 80D WG TIMOO
13041510 00H0S KOUNEY AORIISIO OIS 095100E¥eT | SHUVWHONZS
HLNOHS 'LSYOHOD AINEIUNY/78Y0 —. i il
SIUNOHS WNIT AMNINID INOHATTAL ; PomE _ e ‘060-0C4-ZE€ *3'VM SOII0XI MD SLITIN ADVHNODY AAMNS
A9H3N3 ONNOS 12900 SYO WHLYN / M_ = Ed T = T 35UIAVHL QT34 SIHL 404 (350 SYM NOUVLS VIO JINOMIDTT .G ¥
ADUING ONNOS 1390d ORUOTIY/ ¥MOd " caloesezte T $3HNAII0OH ANY INIWAINDI
IMITIE 0 LR YITS ANVLINVS ONY GVH
SHIANOHS FOINHIS Z = TVAMIINI H0INCO
%55 3OVM3A00 SNONNTE) XYW 88 GAVN
x0v FIVHH0D ONIGING XYW
S6/08 AHIBH NG 0210062209 whiva
(won £1) nw amhm (8310 GNY 1960 SNOLVLS TYANOZWOH AJNMNS NATTIE 40 AL ¥3c)
0z - inodd {1102/£60vN) 3NOZ HINON - WAISAS ALYNONOOD INVTD TUVIS NOLINHSYM
SHOVELIS NVigia3w
45 89i'es Lovat WeoLS ANV ) '04003Y 0 SININISY3 MOMS 01 LNOSMNS 10N S300 dvW SIHI  #
45 Bv2'62 NOLYI030 MOY
: LSIH0BYY @NIVEL Y AG G3LNIA 38 TINOHS YOLLIND 38 01
45 165°t SUOVHL ALMUA/SSIIW 0vi00s.818 0IHICISNO) STML ANY "NOIHIH NMOHS S303dS ¥ TS 30 AOVHNIOV
5 2052 X5 107 By 3HL INVHYYM JON S30Q S3tVIJOSSY 7 NYWYUD GYIN_ M2AMOH ALTIBY
5 0565 25 101 TR N0 40 1S38 3Hi OI CINWMI3Q 5303aS ¥ (IUYO0T I SIZS 33 €
45 6659 ) 375 07 W fisocing NOUOMMISNOD 01 H0ldd S3UMNLO ONUSIXT 30 3215 ONV NOUYATT
24 15107 40 # 0350084 WOLYIOT LOVX3 FHL A4MIA TIVHS HOLOVMINGD 3Hi (017 ST 'SHIA0D
(45 190°C1Z) av 58 VAV 3L WioL ININGAVS NI SIND MYS ‘SHEYH iNIvd ‘3 1) SIUMILO 50 INFONT
INIWAOTINIA 3UIS ” 3OVANS FHL NO 03SvE GALYODT 3MI SIUWN ONND¥OUIOND 2
™ THL LYHL 1Y ONUSIXE NOUIONDD TWH3NZO JHL INLLYDIOM SY
IAITIIE 0 ALD ol 4 QIMF0ISNOD 38 ATNO NYD ONY GAIVOION! V0 SHI MO QYN ANYNS
INFCETY AAYS TIONIS TN INTET / ¥ 40 SLIS3H I SINISIUAIY o¥A SIHL NO GIUDIIZ0 NOLYMHOIM 3K ')
-4 ]
30085 VA '3MITEE ! & — SALON TWHINTD
I OV MM T B0 SSIMA0V e
Z9c10EERED NOLINHSYM
ONY OZCIOECYEE ‘ZHOVPOSOPES ‘SHTIOCCHEC o TR AINNOD ONDY Ni *18 30¥dl 'SIVTd 40 | IWTON M G3GH0D3N H0IMFHL
TwHINID . 1y7d IHI 0L ONITHOODY '€ “ON NOISIAIG “TULY3S 01 NOLIOOY N303 50
b NIOEVD NOLONHSYH IAvY SNYITIH 0D 6L 107 90 343¥ INO HIMON 3HI
V1va 133rodd 0 Eon=oei]
e F 0110052819 (+i00055001000Z MIFANN ONIOHOI3Y MIONN Q3CH003Y ‘$O6FE6-66-M1
Theom 0L 10N MIGANN INFALSVGY 3N AMYONNOR FAITIE 40 ALD T ONY
&<E t_z_us .Wa | 107 5% NHONX OSTY MON 34v TIOHA ¥ SY N3WI 2 ONY 1 8107 OWS)
a - — "NOLONHSYM “ALNNOD ONY NI {40/ 1S0SBMIBNIN ONIGHDOZH
] 3 30NN Q3OHODI 'TZ0¥BLI 1vd 1MOHS ALNADD ONY 'Z GNY & 107
n-n 0010052819 kare:iz]
J03WIHE 1334 OZ€ HLYON 3L 1d30X3
= ‘NOLONIHS VM

AINNOD NI Ni 1B 3OV 'SLYTd 40 L IANTON M G3GM0D3Y “H0FUTHL
AV 34! 0L ONIGMOJOY € ON NORIIQ ‘FULY3S OL NOUIOGY 303 40
NIQUYD NOLONHSYM 3vY SNYWTUH ‘03 'Z61 LOVAL 40 1334 BEI LS3M FHL

VIR
NOLLSIOS3A TYoT1

SAVIOOSSY B NYWTIO QVIN A8 d¥A JIHYHO0d0L

3HL HLM 0300 SYM YiVa AZAMNS ONIMOTIOZ 3HL 'SINVATINSNGD
Held A8 XMOM IN3S3¥d3H LON S300 ONY ‘M3NMO LDFr0dd 3HL AB
030m0¥d S¥ (I9ISION GO NYWD QV3N) SALYIDOSSY B NYATIO OVIH
AG GIUVIIY ONIAYW ONV WiYQ AZAUNS (V314 INISIIHTH ONV NOS3D
303 SISY8 ¥ SY OIS JUIM L3S SIHL NI SHIHLO ONV NVIJ SIHL NO
NHMOHS NOLYWNOINI OILININY TS ONY ‘DiHVHO040L ‘A¥YONNGS INUSIXI

ViVd A3AUNS

ASYNVSAYS YNYINOR 1id ML 21 L1028/
0 §) QLA N RSIROSS 121 IIVrh o



LTy S00ETTTTO ooEd I 1 X,
Fecl ) ON LO3/0Hd_ AR . ~O9EIOEEHEL
EOi-ROlEr] WY CETI-S (50N) e e O s i
Z/086 Vi TTRANCOON &2 K08 D' i3 ag T LAARCS Dwliel KM TEAE | FLALTL
S0 MoSEENY 03 W | A [] RIS Dharva; wha FudE | WUTEOL
S3YI0SEY ¥ MRS O mdudeant pitee| B | S NERADT T e TEAE
0061-i98 {E] INOHo M B LI S eI
50096 ¥ VAT | a Noisway awva
002 ZUINS '3 FANIAY HLOPI OZ8!  sirvarieer
NI d Ken
W AINRO0 T AT & hE —_—
39VNIVYd
ANY ‘DNIQVYD ‘ONIYYITO AYYNINMIAd
|
oKi0062209 |
Woamem! |
_ll el
. EEE
1 i
GO0 — =
b T T m—
TVH ADO0Y B 5
N !
Vs o T i ol o
- — _ e 4 e v
E 7% 1) " i peveesienz N | EF T
(hs) ANvaAH 3s v N : i .\W R ) _ - " | [z
(3cid) JONMES UK - —— - ———— — —- - n__ ol R 3 ) I
YW 23U M - _ ! ! J b F
“Can) swvannos '} i)
HCNETI AR KA T8 s, 7 - -
TN S LSVIEd VRIS ° P | f Vi
NV NHTS AMVLNYS  ——- . —
4TV LM/NOUNAUIO FOVNIVHO REQLS fs | _
B IO NS~ 05— ORRGRE. Jicg
NSY8 HOLYD 39VNIV MAOLS 7 3 = Ty
MWD IS VN LS § Bk " /
7 s
T e e — / o
WO SR AR — — = e — —y =
1
aN3OTT K T VAR B o~ | B s | e
-
: w_ H
= !
Gi1005281S g Sl |
i [ e :
] \ﬁ
[}
—_

0010052619 )

- _-_— 2 . {
o0es! T m——

m 25,0158
/ 0, u\

\ ! = | 00052=13 HOLIOB

| 00552 =13 O

00¥5Z=T SM XN

\ | 0099703
. 0'6= Hid3T 130 MUY ||

0500052819 0800052819 4 L SRR S

SZ-daN ON 130 ‘AlS 0£0005£819 090005819 SYTIORTHT BFTIOCCHCE LHRI0COHCE

07 ¥3d NNOD 3ald 3¢ LnOdSNAOT F00Y ikzas3y (©)
-0 ON 130 WS 60 ¥34 Z 34t NSVE HOLYD 2% (Z)

3-0 on 130 1S 502 u5d 1 39k wisvs oivo (D) NOLONIHSYM ‘ALNNOD DNIM INAITI3E 40 ALID

FEES - INAWDO13IAI0 AOOMTIZYH

WM 36 “‘N¥Zdml 0z 935S 40 v/T3S 40 'Nid

[

ASYNVSAYS YHYNOW N4 01
B0 () CH ARSI SEATSTS 1 IR &




. 1 e e L
I %7g SOOSTETTO 00vd | e e O
e ON 503104 syl e = —
BG-REEIe) vy 22198y (RIN) TAMS epcrag L + K S
2085 vH TTRANGEOM 622 X8 O'd e Sralaste i b i
$H NOSENY 03
SUVSOSEY ¥ WYNID VIR wiwcreets cma| T | Vo 5 SLINYLINSNOD -
0061-198 (§2¥) NOHI LA
COEE e TWITTR o | oM
007 2N I JAASAV. WIORE DOS1  Lwweraey
NYALIM o NN s
CYT=T) W 46 N
0510062209
ALITLLN AYYNIWM3Yd
1334 NI N4 w
4 k1Y
" N QA N
0510052209 — i |
0510062209 4
o N E ,‘
o L ose | ; - / y \
— ...I,IKJIF. - - s.n.b-ui..pe___ ..... |
(H3) INVHOAH 3914 - PP TI o A  en Aborr - RS
: - . = ———
] Hr i it |
BN AL . i e Y, wresnyden < B8 T
DS SR t | : oF y ’ 11t |
(ONN) 0.8 ‘NI MILVH = — e o I 1 TR wsml ||
A B . )
LNONVITO/M F0METS HIMIS 305 2 & Caie 1 .WM 1) |1
TIOHNYA EHTS ASVLINVS ) M.T et LIPS B3 BES i
g { [ |
(6N S LR NN SN AN —— 55— n! UEES e, S, w e
. b [} ¥
MV VD B | Bt = sciooscsl | § do1 ] yhie ¥ iva=" o |
Aot pacls —— | sy Al L [ Eeom ik 1 |
[} i EN“P.U.E \ | = {0 se7 -, #iig H 111
LNIOP 44 ' i
anN3937 ! L TR, \ - 7
7 E1: L -
J b e - ol ] o
/ B ] h.v -t
= : i R __. e
| b.__ i A
il i %
f S ove 3 I
18 H
0210052819 J Riemy s I 4 4
Jo t gtz B
i ] = ) h
N Y g bty b 2
AN Sk ~ = o
iaed LG =f N e |
=0 . = P | 3
- ol AP L = ' e 1 f 11l
= ! N f e | Gy e Fim@) - EHe] | o
w - ) / / / » )5 207 e o b —Au? T OTE =R = i O
= p o e / nan(r) | ¥ :
- & F pete3 d st T e T-= . z: I
h) QHO0GTS Bl By v ¥ie ion .~ i “ [
N gy G ol =y I , sesit | f
2 LEEL g i - Eo L lovdlwoIs |
m = - : . i ol
K ; 1 /l“_iu &wu.m s 7 . P s asre =7 w
/ g - ;
= == h\ o p um:. et 85 0 ) ; ;4 ¢ ]
R s ' ] - ~F * : Y T H ]
I i 1 / 3 . e ! aifl "% b
0010052819 X ; | ' : | T et (I ; i : Ik
;,.: ! K N | P o~ o o d b vk s s |
e m el oo £ 1 b L " : . P
_ e B T n i e EOTY SR I A
| ) \ Rl g = -
s § i — :
i AWFINCCE AL i -
E1-h ON 130 QIS 600 ¥3d ATBHISSY InveosH 3 (5)
¥2-Z 40 EZH ON
130 '©S 800 434 HILIN ONY 3oMA3S vk I0ms 1k1 () 0800088t 080005819 oLo00sL815 T
[ SHTI0CEVET
1-5 'ON ’130 "QUS 802 ¥3d JWHNYW WS 8% @ SreloseeE — SHEIOEEVEE: SIEIOEEIEE
91-5 "N 130 ‘WS 200 k3¢ Javao ot Lnowva (Z) / e

£1-5 'ON f

kel N e e ,, NOLONIHSYM .Ez:ro OND  3NAITIAE 0 ALID _

B IN3INdOTdAdd AOOM14ZVH

WM 3SH ‘NYZdML ‘02 935 40 +/T3S 40 Nid

ASYHYSAYS YNYLNOA Yid 41 2] L1028r
540 00 1y UL SNBSS 21 SO o




SI40Hd AvOU AHYNINIMIYD

3w 0 don N

35 GA18 NOLONIHSYM 3WV1- NOILO3S QVOH T¥OIdAL &/

T %73 5006TZTTO cosa | i ol — ) Twos s don /TN
=" Ok isuroke EE - — B T LOVHL ALITILN ANV S$S300V 3LVAIMd - NOILD3S QYO TvIIdAL\2./
WriiEr) T CRZE-Ir () e S 81 Mg o PR 2y
R e csos w1 “u ey . H ° SN Loy 5 T i1-24. W 9MO 800 u3d
nu-ﬂnmmunﬁﬂ,‘m O e " .u 71 w._.z<._.._3w20u o <m§.uz8g5‘mu
Co8i-i78 (FEr) IO wlie — “ V 2 H
FOCOE W WATTUE PR | o
00Z ALNS TN FWGAY MOR[ OBISE  Lanveriese| ! -
NYRLI® d XA Jeveas
W NPT DA wzo—-_bmm DZ< ANATTAE 40 ALC ;
NI L

.F; |

INJINdO14Add AOOM142VH

WM 364 “‘NvZdmML ‘02 935S 40 v/T3S 40 'Nid

01-3L 'ON_‘#0 I
800 d3d YILNO =h oy 3 Eh
oo 2L N AT OV B0 Ak
Fvazcd VAl ¥a A0vaiEns T
0D IR ./ FUVN LW KGR
BEALEONT TEVIYE
T Xore - B v 1ovyL
..J.«._JM!..- NS ot - . NP ==ttS  SN - caee owrtt et sred s sy
s P I 5 x -;__
51 840 593 I y B g Y Ta bge N
[} El2] I
. ﬂ udis || | Tes | 2ot 16 20 353 I (4 o
} | B K _ £
I |
_ ED TR = T "
z 3 s9z 9z
M m oo 3 AWMOvoN © 30vi0 Bl.../
oz . oz
Tovxt e sow N e
- LT R L
(133415 5300V 1vO0T IEN) ¥ VOH - NOLLI3S QYO0H TWOIdAL ¥
TN Sras siz s1z
e - = 1430 ON D80 P00 LN LT 3.!:1“ IIIIIIIIIIIIII 7
< 1 e IO T8I
:- o e Xl Qs _
o | 08z 23
0i-3L “ON 90 800 ! ] |
34 HINY ONY ¢ SR
L i1 2L T Pe 3 AvadyOy 0 30ve0 1263
N Z1 — e 2| H BLLET WIE Ag
! . Himpmzzs sy sioie bevenzosd | | saz _ 0z
I 1% Ei ] i i o 1 3
L ¥ | i ] ¥ Ov0y 40
N E -3 Bi i
f 7 o 3 1
v avoy
i) 0ak1 grer -7 B2 £Ael1 ST - LIt [0 [ ] 220
3 . 2 » m [ N »
8 3 3 B mu 3 8 ma mx mV m ma g3 m B mﬁ S8 z mu
2 B LA a~ &~ N 3 8 8- S R 1N 8« S 8« LY c Q R
3 09z
592 = 59z
oz ‘v oz
52z ﬁ H e 2z
3 AVHOVOY © 30V59 1SKKI 1o of_.-..._n. J_W___m(f
o vEL T 1 MO
= W0l WIS 24 MO
08z ”~ o8z
# g Wi WS A avoy 40 3
ot e
3 Avudviy © J0vEd kS Bierels WS e
¢
NOLONIHSYM "ALNNOD ONIM 3NA3T139 40 ALID

ASYNYSAYS YNVINON Fid €4 21 L1028

P I SR s A L2 L IO d



—— 3 T 1 e e
Z L SO0 ST-TTTO 009d [ T l--".-.r e
ile N Loaions s | =t =
e ]S GEA G S T Vg | TS Sy, O I P T
24086 v TTIANCGOS 662 XO8 0 d “ " %[E} Db« S o
STd WTEINY 03 BEITEGE EA A T RO | 33/70
SEVCOTSY ¥ WIS OVIN et ciwoed| B8 | vt m._.z<._.._3w20u
0051-198 {5T%]. INOH Wl
S0P 8 TWITE o | a8 o
00Z 2UNS W FWINY AIEH O051  javoriadr
NTRLIN
W ALHTE0 DN
D / i1 3
s T %
\ T T — . .
S'CZE=X0FXSBOI=33ML INVOULINDS 40 SIHON! J H .1
YIUINVIO XOF SAVS ISMW ANSNIWN03Y NOUNILIZY IRL YORUM LIS ] " i
S ey W) SE0E 7 \ -
e s . S O R
——t 2 e
t % Liogs
T AN N . J‘
B . N~
EIR N, TR e -_ numm
T e oy
K (374
T 3o AUy | \
tlere| B
13
E .._us_e.zss (o>
T ¥1 | sedod prequon | < 1 & z \
elels | teweww) s | 9 2 I ¥ @ g
Poampeed | & |1 & COE O e \o
Foamguag | T M s R woespd - LofER e SaidSy / i&%
tl1 m L - T e P MLifEIE N
W T 1] e M | W / i ¥ X X, x
L] ! ol | | / ; i A v
= f ek L I Fonny Wiy vl 1w ! ; o
g (| T _ L] Amng wosy 11 i3 - £ 259% , '
wasawiey | 7|1 et BupnyAuop | T | 1T L ot P
Wyl g | & | £ 01 W / ¢
el DS Ee R TR T . ] v
DT PTG ke = - h e "
s e A LR ] 3 s | st | o W / / . el
vk | ¢ (TS B yo§ 3 % &
E A R S S - H K
il w it E ] e / ' £
Ao A | T | T S g woomng | ¥e | BE | W ' , / ’
1R R suedisewey & < i / = kiw f I
e K R o SR [ £ A
ey e ssukelty | £ 1| &2 oo | e L00C | iR 7 | P
- spesiatann | T T 9T Jeidod piequiol | @y oRt } ! ’ s ’
3 Aetndtn | 1 1| st | odod jpequot | 2¢ o , 2 = B
] T Lot Jmdod (uequia | 8T oo \ . b
" =] T _i|r ¥ [ r; N W
A 3 T |1 1858 ueqet | Ok EEE 1 X 1 5
i 2 T | bl | Jmdodiprqwon | £E | EE | ST ] \ J o’ H L
.. T T |6 S| % | wa . A W
h T il e | ot | EF | WS & | smiz |, I A~
= IR AR AR TheroAW | ST | ST | BN N ] LA ; 5
T T 1 o1 fupnyAusp ot | o1 | Eus v ¢ | ) /0 ;o ey e
ot R B =l S | e : e
Aenpyehs peen | 7 £ T CrC BT T T | 1 A b\ o
W poinpeag | 7 1| ee yeoum 9 | st | ows , [ ) A " : 7~
PG | P ol Buiyty 3y €1 34 1173 e g 3 7,
T|1 W By o0 | o0 | oo s i / i
Mg una PR | € £ 1 VT | vTOr | wE f' = -
it d LA A L] S p joesse , o - e ;
pmesng | 7 T 11 [13 €1 59 ] FyCY - IPPMﬂ.r
sy e | £ € £ o a | om % ¥ Z B ey o T
1 o) wasewon o | ot | & 7w /
hespl§ W | waswpaon o0 | sl | e S b
W R e e [T T T 0 | & | ®n Vg .\ i
o o MM T B BRoTRtE 0 | 51 | Ta% b k | (¥ i
| mpgel e 1 1 | woumeyysiua @ | OTL 3 haw\.k /
[ 35 b / s 5 e
ampelz @bl Buoy ‘o g | &R z 4
PN MOt o) _ \\ \ 4 -
MOu'peest | 7 | 2| o1 yszuewnow EL T 1 i Ly d
gy Baneg | &y » ’ / ~
a3 saads o oN 5 1
BAVS B m m m oy m FIR m . (« ‘; \ / 7
H ;
. 25 32| <3 4 ;
T ,mo..mm, bt S - Cl -Io._nor..ﬂ W b \.IH.“NW
v) F A P |
sivwEy o1 5331 onusixs &) A i ) T
aen T0M
aanonzy 3801 sz amisna I X ZO._.OZ_Iw<>> E.ZDOO Gz_x 3INAITE9 4O ALID
WM 384 "NPZdML ‘0Z 035 40 $/T3S 40 Nid




City of Bellevue Submittal Requirements 27

ENVIRONMENTAL CHECKLIST
10/9/2009

Thank you in advance for your cooperation and adherence to these procedures. If you need assistance in
completing the checklist or have any questions regarding the environmental review process, please visit or
call Development Services (425-452-6800) between 8 a.m. and 4 p.m., Monday through Friday (Wednesday,
10 to 4). Assistance for the hearing impaired: Dial 711 (Telecommunications Relay Service).

INTRODUCTION
Purpose of the Checklist:

The State Environmental Policy Act (SEPA), Chapter 43.21¢c RCW, requires ali governmental agencies to
consider the environmental impacts of a proposal before making decisions. An environmental impact
statement (EIS) must be prepared for all proposals with probable significant adverse impacts on the quality
of the environment. The purpose of this checklist is to provide information to help you and the City of
Bellevue identify impacts from your proposal (and to reduce or avoid impacts from the proposal, if it can be
done) and to help the City decide whether an EIS is required.

Instructions for Applicants:

This environmental checkiist asks you to describe some basic information about your proposal. 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 a question does not apply to your proposal, write "do not know" or
"does not apply." Giving 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. |f you have problems, the Planner in the Permit Center 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. Include reference to any reports on studies that you are aware of which are relevant
to the answers you provide. The City may ask you to explain your answers or provide additional information
reasonably related to determining if there may be significant adverse impacts.

Use of a Checklist for Nonproject Proposals: A nonproject proposal includes plans, policies, and
programs where actions are different or broader than a single site-specific proposal.

For nonproject proposals, complete the Environmental Checklist even though you may answer "does not
apply” to most questions. In addition, complete the Supplemental Sheet for Nonproject Actions available

from Permit Processing.
For nonproject actions, the references in the checklist to the words project, applicant, and property or site
should be read as proposal, proposer, and affected geographic area, respectively.

Attach an 8 %" x 11 vicinity map which accurately locates the proposed site.

Recel
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BACKGROUND INFORMATION

Property Owner: Mark Wittman

Proponent: Jim Merritt

Contact Person; Jim Merritt
(If different from the owner. All questions and correspondence will be directed to the individual listed.)

520 99th Ave NE
Bellevue, WA 98004
Phone: (206) 660-1400

Address:

Proposal Title: Hazelwood

Proposal Location: 6018 Lake Washington Blvd SE, Bellevue, WA 98006
(Street address and nearest cross street or intersection) Provide a legal description if available.

Aftached
Please attach an 8 %" x 11" vicinity map that accurately locates the proposal site.

Give an accurate, brief description of the proposal’s scope and nature:

Subdivide 4 existing parcels into 22 single-family residential parcels along with

1. General description: associated infrastructure,

2. Acreage of site: 4.89

3. Number of dwelling units/buildings to be demolished: 1

4. Number of dwelling units/buildings to be constructed: 22

5. Square footage of buildings to be demolished: 7,080

6. Square footage of buildings to be constructed: Max. per zoning-TBD
7. Quantity of earth movement (in cubic yards); 9,500

8. Proposed land use: Single-family residential development

9. Design features, including building height, number of stories and proposed exterior materials:
New buildings will meet zoning regulations
10. Other

Estimated date of completion of the proposal or timing of phasing:

Infrastructure to be completed in 2017 and home building continuing into 2018. No phasing is proposed at this time.

Do you have any plans for future additions, expansion, or further activity related to or connected with this proposal? If yes,

explain.
No future additions or expansions are planned.



List any environmental information you know about that has been prepared, or will be prepared, directly related to this
proposal.

Additional environmental information being proposed for this project includes a site-specific geotechnical evaluation and
a wetland critical areas study.

Do you know whether applications are pending for governmental approvals of other proposals directly affecting the
property covered by your proposal? If yes, explain. List dates applied for and file numbers, if known.

No known applications are pending for governmental approvals.

List any government approvals or permits that will be needed for your proposal, if known. If permits have been applied
for, list application date and file numbers, if known.

City of Bellevue Land Use, right-of-way, utility, and building permits. Washington DOE General Construction Stormwater
Permit.

Please provide one or more of the following exhibits, if applicable to your proposal.
(Please c.h.eck appropriate box(es) for exhibits submitted with your proposal):

[ ] Land Use Reclassification (rezone) Map of existing and proposed zoning

[ZI Preliminary Plat or Planned Unit Development
Preliminary plat map

Clearing & Grading Permit

Plan of existing and proposed grading
Development plans

I:I Building Permit (or Design Review)
Site plan
Clearing & grading plan
Shoreline Management Permit
Site plan

A. ENVIRONMENTAL ELEMENTS
1. Earth
a. General description of the site:D Flat E Rolling I:J Hilly D Steep slopes D Mountains DOther
b. What is the steepest slope on the site (approximate percent slope)? 149,

c. What general types of soil are found on the site (for example, clay, sand, gravel, peat, and muck)? If you know
the classification of agricultural soils, specify them and note any prime farmland.

Alderwood gravelly sandy loam (AgC) per the Natural Resource Conservation Service (NRCS). A
geotechnical report has also been prepared detailing existing soils

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

None known.



e. Describe the purpose, type, and approximate quantities of any filling or grading proposed. Indicate source
of fill.

The project will have approximately 7,500 cubic yards of excavation and 17,000 cubic yards of on-site fill. Any
fill material will come from an approved off-site source

f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.
Localized erosion could occur during construction activities during rain events.

g. About what percent of the site will be covered with impervious surfaces after project construction (for
example, asphalt or buildings)?

Approximately 55% of the site will be covered with impervious surfaces with the completed project. These
impervious surfaces will consist primarily of asphalt and concrete pavements, and building roof areas.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:
Temporary erosion controls such as silt fence and soil stabilization will be installed to limit potentiai impacts.
ERosan CoM‘-Ot. Foesuge M ITeGATES
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a. What types of emissions to the air would result from the proposal (i.e. dust, automobile odors, and industrial
wood smoke) during construction and when the project is completed? If any, generally describe and give
approximate quantities if known.

Typical vehicular emissions will result from local residential traffic under developed site conditions.
Temporary exhaust emissions will occur along with some noise increase from equipment during construction.

b. Are there any off-site sources of emissions or odor that may affect your proposal? If so, generally describe.
There are no known offsite sources of emissions or odor that may effect this proposal.

¢. Proposed measures to reduce or control emissions or other impacts to the air, if any:

Construction activities will be limited to established City of Bellevue standard work hours to reduce or control
emissions, noise, and other impacts to air. Water trucks or similar methods will be used to limit arrant dust
from the site during construction.

3. WATER
a. Surface
(1) Is there any surface water bady 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 or river it flows into.

No.

(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.

e f %qﬁv— g/ :..:/ 7
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(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.

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.

No waste material will be discharged into the ground from septic tanks or other sources as part of this
project. The existing individual sewage system serving the existing home wili be removed and
connected to public sewer with this proposal.

c. Water Runoff (Including storm water)

(1) Describe the source of runoff (including storm water) and method of collection and disposal, if any
(include quantities, if known). Where will this water flow? Will this water flow into other waters? If

so, describe.
Runoff will be generated from roadway, driveway and roof areas. Runoff from these areas will be routed
to the proposed catch basins, underground conveyance system and stormwater vault. Runoff will be
control released to the existing City of Bellevue stormwater system. An off-site storm discharge near
the south boundary will be collected bypassed through this site.

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

No waste materials will enter ground or surface waters as a result of the proposed project. l/)
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d. Proposed measures to reduce or controi surtace, ground, and runoff water impacts, if any:

On-site catch basins, conveyance system and stormwater vault are proposed fo reduce and control surface
water runoff impacts.

4. Plants
a. Check or circle types of vegetation found on the site:
IZ] deciduous tree: aider, maple, aspen, other

[Z] evergreen tree: fir, cedar, pine, other
shrubs

IZ] grass
m pasture

D Crop or grain
[:I wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other
D water plants: water lily, eelgrass, milfoil, other

D other types of vegetation

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

Existing shrubs/grassi/pasture vegetation types will be cleared due to grading of the site. A portion of the
significant trees along the southern boundary will be refained. All other trees will be removed.

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

No known threatened or endangered plant species or critical habitat is on or near the site.

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation on the
site, if any:

Landscaping will be proposed around the new home and will be determined during the Building Permit process.

5. ANIMALS

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

V] Birds: heron, eagle, other:
D Mammals: , bear, elk, beaver, other:

[:l Fish: bass, salmon, trout, herring, shellfish, other:
DA §/m/ 7



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.

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

The site is not known to be part of a migration route.

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

No special measures are proposed or believed to be necessary to preserve or enhance wildlife areas.

6. Energy and Natural Resources

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet the completed
project's energy need? Describe whether it will be used for heating, manufacturing, etc.

The project will extend existing electrical power and natural gas.
b. Would your project affect the potential use of solar energy by adjacent properties? If so, generally describe.
The proposed project would not affect the potential use of solar energy by adjacent properties.

c. What kinds of energy conservation features are included in the plans of the proposal? List other proposed
measures to reduce or control energy impacts, if any:

No special energy conservation features are included in the plans for the proposal.

7." Environmental Health

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire and
explosion, spill, or hazardous waste, that could occur as a result of this proposal? If so, describe.

Local fuel spills are possible from equipment during construction activities for the project. No other environmental
health hazards are known or expected to result from the planned development.

(1) Describe special emergency services that might be required.

No special emergency vehicles are required for the project proposal.

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

No special measures are proposed.



b. Noise

(1) What types of noise exist in the area which may affect your project (for example, traffic, equipment,
operation, other)?

Road/vehicle noise from Lake Washington Bivd SE. may affect the built project.

(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 exampie, traffic, construction, operation, ather)? Indicate what hours noise
would come from the site.

Typical sounds and sound levels associated with individual passenger cars will occur with the project.
Temporary noise level increases will resuit from equipment during construction activities. Construction
activities will be limited to established City of Bellevue standards.

(3) Proposed measures to reduce or control noise impacts, if any:

Construction activities will be limited to established City of Bellevue standard work hours to reduce or
control equipment emissions and noise. PIO“ e Fotav L s ¥ ccmarvt0
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8. Land and Shoreline Use

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

Single family residential Iot with pasture. Adjacent properties consist of residential buildings.

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

Yes, a pasture used to raise farm animals is on-site.

c. Describe any structures on the site.

The site currently consists of a single-family residence, several out buildings and farm buildings.

d. Will any structures be demolished? If so, what?
All on-site structures will be demolished.

e. What is the current zoning classification of the site?
The current zoning is R-5

f.

What is the current comprehensive plan designation of the site?

The current comprehensive plan designation is SF-H

g.
Unknown.

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

h. Has any part of the site been classified as an “environmentally sensitive” area? [f so, specify.

i

No.
I

66

2-3

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

Approximately how many people wouid the completed project dispiace?



1.

Light and Glare

a. What type of light or glare will the proposal produce? What time of day would it mainly occur?
Minimal lighting from the home and traffic along the driveway would occur at night.

b. Ceuld light-or glare-from the finished project be a safety hazard or interfére with views?

Light or glare from the finished project wil! not be a safety hazard or interfere with views.

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

No existing offsite sources of light or glare will affect the current project proposai.

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

No proposed measures to reduce or control light or glare impacts.

12. Recreation

a. What designated and informal recreational opportunities are in the immediate vicinity?
No designated and informal recreational opportunities are in the immediate vicinity.

b. Would the proposed project displace any existing recreational uses? If so, describe.

No existing recreational uses will be displaced by the project.

c. Proposed measures to reduce or control impacts on recreation, including recreation opportunities to be
provided by the project or applicant, if any:

No specific measures to reduce or control impacts on recreation are necessary.

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.

There are no known places or objects on or next to the site that are proposed for preservation registers.

b. Generally describe any landmarks or evidence of historic, archeological, scientific, or cultural importance
known to be on or next to the site.

There are no known landmarks or evidence of historic importance on or next to the site.

c. Proposed measures to reduce or control impacts, if any:
No special measures are proposed or expected to be required to reduce impacts to historic or cuitural resources.

14. Transportation

a. ldentify public streets and highways serving the site, and describe proposed access to the existing street
system. Show on site plans, if any.

The entrance to the site is served by Lake Washington Blvd SE.
b. Is site currently served by public transit? If not, what is the approximate distance to the nearest transit stop?
The nearest King County Metro bus stop is approx. 0.7 miles at SE 60th St. and 119th Ave. SE.

c. How many parking spaces would be completed project have? How many would the project eliminate?
~ No parking spaces will be constructed other than parking within driveways, garages and on-street parking

10 Fo—s
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k. Proposed measures to avoid or reduce dispiacement impacts, if any:
None required

i. Proposed measures to ensure the proposal is compatible with existing and projected land uses and plans, if
any:

The project complies with existing and projected land uses and plans as described by the Comprehensive Land
Use Plan for the City of Bellevue.

9. Housing

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

The project will include 22 single-family residential lots. This would likely be considered middle or high income
housing

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

The project will eliminate 1 single-family residential lot. It is likely considered middle income housing.

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

No special measures are proposed or expected to be necessary to control housing impacts.
10. Aesthetics

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

The maximum height of the new home wili not exceed the allowable per zoning.
b. What views in the immediate vicinity would be altered or obstructed?

The views east of the site may be altered with the new homes.
c. Proposed measures to reduce or control aesthetic impacts, if any:

No measures are proposed.
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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).

A new access road and private access tract along with frontage improvements along Lk Washington Blvd. SE.

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

Approximately 220 vehicle trips per day, assuming 10 trips per dweliing unit. 2} Aew PeA fea¥ Hee

of‘,t's

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

No additional measures to reduce or control transportation impacts are proposed or expected to be necessary for
the project.

15. Public Services

a. Would the project result in an increased need for the public services (for example: fire protection, police
protection, health care, schools, other)? If so, generally describe.

No.

b. Proposed measures to reduce or control direct impacts on public services, if any:

None.

16. Utilities

a. Circle utilities currentli available at the sitexeietticity, natural gas, water, refuse service, felephone, —

<sanitary sewer, septic systempother.

b. Describe the utilities that are proposed for the project, the utility providing the service, and the general
construction activities on the site or in the immediate vicinity which might be needed.

Natural Gas: Puget Sound Energy; Refuse Service: Republic Services; Electricity: Puget Sound Energy; Water
and Wastewater: City of Bellevue; Communication/TV: Comcast

Signature

The above answers are true and complete to the best of my knowledge. | understand that the lead agency is
relying on them to make its decision.

Date Submitted... L’/ ?’D’/ l
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It is due to the presence of that directed stormwater that water collects at the site and has allowed
other wetland characteristics to develop, this is, hydric soils and hydrophytic vegetation, thus the
intention of the Corps definition is met. Likewise, based on aerial imagery available on the King County
iIMAP site, the channel was created after July 1, 1990 (i.e. the channel is not present in the 1998 aerial
imagery but is present in the 2000 aerial imagery). Although the wetland was not unintentionally
created as a result of the construction of a road, street, or highway, it was unintentionally created in an
upland area from stormwater discharge, thus the intention of Bellevue LUC is met. In both cases, the
definition is not strictly met, but the hydrology is unnatural, and therefore the area should not be

regulated as a wetland.

Bellevue LUC 20.25H.095 B 4. designates Category |, Il, I, and IV wetlands. it specifies that Category
IV wetlands must be over 2500 ft2. The table of wetland buffers (LUC 20.25H.095 C.1.a.i.) does not
include a buffer for Category IV wetlands under 2500ft?. Per LUC 20.25H.095 D.2., there are also no
setbacks required for Category IV wetlands. However, per LUC 20.25H.105 C.1., a mitigation ration of
1.5:1 is required for Category IV wetlands. Thus, since Area A is under 2500 ft?, there would be no buffer

or setback, but there would be mitigation required for any direct impacts.

4.2 Streams

LUC 20.25H.075 A defines streams as

An aquatic area where surface water produces a channel, not including a wholly artificial channel,
unless the artificial channel is:

1. Used by salmonids; or
2. Used to convey a stream that occurred naturally before construction of the artificial channel.

Although the surface water produces a channel, it is wholly artificial. Since 1) the source of the water in
the channel is entirely from a stormwater pipe, 2) the channel is not used by salmonids, and 3) the
channel was not used to convey any natural stream, it does not meet the definition of a stream. Thus,
the artificial channel would not be subject to buffers, setbacks, or mitigation.
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2.3 Wetland Rating

We determined wetland ratings using the Washington State Wetland Rating System for Western
Washington (Hruby 2004%) to assess the resource value of the wetlands identified on the site. This
rating system is based on the wetland functions and values, sensitivity to disturbance, rarity, and
irreplaceability. Wetland rating forms are in Appendix B.

3.0 RESULTS

3.1 Site Description

The site is located in the Newport neighborhood of Bellevue (Figure 2). The four parcels that comprise
the site are a total of 4.89 acres. One residence and several accessory structures are near the middle of
the site. A small building is also located in the very southeast of the site. Several horses and a ilama are
boarded at the site and have access to the parcel where the residence is located. The entire property is
fenced, and the other parcels may have hosted livestock in the past, but do not currently. The three
parcels facing Lake Washington Blvd SE are maintained by mowing, while the east parcel is less
maintained and has more shrub species. The topography of the site is higher on the east and lower to
the west, and also slopes south to north.

The property is surrounded by higher density of residential development on all sides. As the
surrounding properties have been developed, this site has become the repository for much of the
stormwater in the area, leading to some wetter areas on site both near Lake Washington Blvd SE, and

approximately in the middle of the site.

According to NRCS (2014), the soils on the property are mapped as Alderwood gravelly sandy loam,
which are moderately well drained (Appendix C).

3.1.1 Wetlands

No reviewed sources (i.e., eCityGov 2015, King County 2015, WDFW 20153, USFWS 1681) mapped
wetlands on the site. The NWI database (USFWS 1981) was searched for wetlands in the vicinity of the
property. According to the database, the nearest wetland is a 0.5 acre freshwater emergent wetland
0.25 mile (mi) to the southeast. There is one other wetland about 0.3 mi to the southeast, and Lake

Washington is about 0.35 mi west (Figure 2).
3.1.2 Streams

No reviewed sources (i.e., DNR 2015, eCityGov 2015, WDFW 20153, WDFW 2015b) mapped a creek
running through the site, however upon visiting the site there is a stormwater channel passing through
the site from the south to the north approximately midway through the site (Figure 1). The source of
the water is a stormwater pipe from the residential development to the south (Appendix D, Photo 1).

1 Although there is an updated rating system (2014) published by Ecology for rating wetlands in western Washington, Bellevue
Land Use Code (LUC) 20.25H.095B specifies that the 2004 rating system be used.
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WITTMAN DEVELOPMENT
CRITICAL AREAS STUDY

1.0 INTRODUCTION

On December 18, 2015, Confluence Environmental Company (Confluence) conducted a site visit at 6018
Lake Washington Blvd SE, Bellevue, King County, WA (Tax Parcels #3343301320, 3343301342,
3343301345, and 3343301362) (Figure 1). The purpose of the site visit was to determine the presence and
extent of critical areas on and adjacent to the property. The 4.89-acre site currently has one residence,
and the owner is interested in the feasibility of subdividing it into additional lots for residential

development.

2.0 METHODS

2.1 Desktop Analysis

Confluence evaluated the study area for the presence of critical areas using available GIS databases.
The following databases were reviewed:

»  City of Bellevue (eCityGov 2015),

= King County iMap (King County 2015),

* National Wetland Inventory (NWI) (USFWS 1981),
* DNR Stream Mapping (DNR 2015),

*  Soil Survey (NRCS 2014),

*  Priority Habitat and Species (WDFW 20153), and
= SalmonScape (WDFW 2015b)

2.2 Wetland Delineation

The U.S. Army Corps of Engineers (Corps 1987) usually require that the following three characteristics
be present for an area to be identified as a wetland: (1) hydrophytic vegetation, (2) hydric soil, and (3)
wetland hydrology. Confiuence used the methods described in the Corps of Engineers Wetland
Delineation Manual (Corps 1387) and the local Regional Supplement (Corps 2010) to delineate wetland
boundaries. Confluence uses the PLANTS Database (USDA NRCS 2013) for scientific names and the
2014 National Wetland Plant List (Lichvar 2014) to determine the wetland indicator status of plants.
Delineated and surveyed wetland boundaries are subject to verification and approval by jurisdictional

agencies,

Wetland determination data forms are in Appendix A. The location of test plots and wetland edges on
the property were recorded using a differential GPS with sub-meter accuracy.
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The water flows through the site via an open channel and drains into a catch basin on the property to
the north (Appendix D, Photo 2).

3.2 Wetlands

Confluence observed and delineated one area with wetland characteristics ("Area A”), and dug a total
of g test pits (TPs) within the project area (Figure 5). Area A was characterized by test pits TP-4 and TP-

6 (Appendix D, Photos 9-10, 13-14).
3.2.1 Area A

Area A is approximately 1500 square feet (ft?) located on the north part of the site, along the
stormwater channel (Photo 14). Area A began about halfway along the stormwater channel and
continued until the northern edge of the property where the water drained into a catch basin. TP-4 and
TP-6 were used to characterize Area A. Dominant vegetation were creeping buttercup (Ranunculus
repens) and Himalayan blackberry (Rubus armeniacus) which passed the dominance test in TP-6 and the
Prevalence Index in TP-4. Soils in the top layer (0-8 inches in TP-4 and o-5 inches in TP-6) were very
dark grayish brown (10YR 3/2) loam. In TP-4, soils in the second layer were entirely gravel, and soils in
the third layer were dark grayish brown (10YR 4/2) sandy loam with dark yellowish brown (10YR 3/6)
redoximorphic concentrations in the pore linings. In TP-6, soils in the second layers were very dark
grayish brown (20YR 3/2) loam with 15% dark reddish brown (5YR 3/4) redoximorphic concentrations in
the matrix, while the third layer was dark gray (7.5YR 4/1) loam with 30% dark reddish brown (5YR 3/4)
redoximorphic concentrations in the matrix. The third layer of soils in TP-4 met the Depleted Matrix
(F3) indicator for hydric soils. The second layer of soils in TP-6 met the Redox Dark Surface (F6)
indicator for hydric soils. Soils were saturated throughout much of the Area A, with about 2 inches of
standing water in the area near the catch basin. The water table depth met the High Water Table (A2)
indicator for hydrology. Area A is isolated, fed by the stormwater pipe from the property to the south.
While Area A met all three indicators of wetland, the area may not be regulated as a wetland due to
unnatural hydrology, as discussed in Section 4.0, below.

According to the Cowardin classification system (Cowardin 1979), Area A is a palustrine emergent
wetland. Area A was rated as a Category IV wetland with a water quality score of 16, a hydrologic score

of 4, and a habitat score of 7 (Appendix B).
3.3 Uplands

The upland area is characterized by TP-1, TP-2, TP-3, TP-5, TP-7, TP-8, and TP-g (Appendix D, Photos
3-8, 11-12, 15-19). Upland areas were generally those that were developed, or higher in elevation.
However, the upland test pits represent areas that were low and wet, but did not meet the three
wetland criteria. Dominant species were Himalayan blackberry, creeping buttercup, unidentified
grasses, reed canary grass (Phalaris arunduncea), and birdsfoot trefoil (Lotus corniculatus). In the top
layer, soils were very dark grayish brown (10YR 3/2). Below that layer, soils ranged from very dark
brown (20YR 2/2) to brown (10YR 5/3) to very dark gray (10YR 3/2) to brown (10YR 4/3) to grayish brown
(10YR 5/2) to light brownish gray (10YR 6/2) loam or sandy loam. Redoximorphic concentrations were
found in TP-3 and TP-5 (20-30% dark reddish brown [2.5YR 2.5/4]); TP-1, TP-2, and TP-7 (1-40% dark
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yellowish brown [10YR 4/61); TP-8 (1% dark yellowish brown [10YR 3/6]); and TP-g (1% light brownish
gray [10YR 6/2]). The water table was typically present at the ground surface, and in some areas, there
was even standing water, although there has been record rainfall this season; thus, the presence of
standing water is more likely due to the record rainfall rather than the presence of a wetland.

3.4 Streams

Confluence did identify a channel which flowed from south to north, approximately in the middle of the
site (Figure 1). The channel is 323 ft long, and does not connect to any other channels on, or off site.
From the outlet of the stormwater pipe to the south until about the middle of the site, the channel is
somewhat defined with higher banks. At approximately TP-6, the flow spreads out and the channel is
not as defined. At the north end, the flow backs up somewhat as the water drains into the catch basin.
However, Confluence did not identify an ordinary high water mark (OHWM) associated with this
channel, which is a feature on the landscape that defines a body of water, such as a stream. Some of
the characteristics that define an OHWM are a scoured channel, sediment bars, root scour, and
characteristic vegetation above and below the OHWM. Confluence did not observe these
characteristics associated with the channel.

4.0 REGULATORY IMPLICATIONS

Development within a critical area or its buffer requires compliance with LUC 20.25H. The following
sections discuss the regulations, including possible buffers and setbacks, around Area A and the
stormwater channel. Figure 1 shows the critical areas.

4.1 AreaA

The Corps Manual (Corps 2010) differentiates between general wetlands and “irrigated” wetlands. The
manual states that

Irrigation augments the natural hydrology of the affected areas in both intended and unintended ways,
through leakage of water from delivery channels and ditches, application of water to irrigated pastures
and fields, and overflow of unused or excess irrigation water into other areas down gradient. The
added water, over time, may create new wetlands or augment and enlarge previously existing
wetlands.

According to Bellevue LUC 20.25H.095A,

Wetlands do not include those artificial wetlands intentionally created from nonwetland sites,
including, but not limited to, irrigation and drainage ditches, grass-lined swales, canals, detention
facilities, wastewater treatment facilities, farm ponds, and landscape amenities, or those wetlands
created after July 1, 1990, that were unintentionally created as a result of the construction of a road,
street, or highway.

Although the site containing Area A does not meet the strict definition of irrigated wetlands as defined
by the Corps or the definition of unintentionally created wetlands according to Bellevue LUC, Area A
meets the intention of these definitions. That is, while the site was not irrigated, the stormwater
channel across it is comparable since it is unnatural hydrology in an area that was previously an upland.
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