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C R I T I C A L  A R E A S  R E P O R T  
NEWPORT V IEW  –  BELLEVUE ,  WA 

1 INTRODUCTION 

1.1 Background and Purpose 

The purpose of this report is to document potential critical area and critical area buffer 

impacts associated with the proposed residential development project located on two 

parcels in the City of Bellevue, Washington (Figure 1).  Both lots are currently 

undeveloped.   

It is proposed that the parcels be subdivided into a total of 14 residential lots.  

Subdivision will require the modification of portions of steep slopes and steep slope 

buffers.  Bellevue Land Use Code (LUC) 20.25H.230 requires compliance with specific 

critical areas report criteria as part of any modification to a critical area or buffer.  This 

report fulfills these criteria.  Further, pursuant to LUC 20.25H.250(C)(1), this report has 

been prepared in conjunction with a geotechnical analysis report by ABPB Consulting, 

LLC.  The majority of technical geological hazard discussion can be found in their 

report.  Conversely, this report presents a detailed discussion of the habitat and 

vegetation on-site and how the proposed development can be achieved with no net loss 

of on-site or off-site critical area functions and values.   

1.2 Description of Project Area 

The project area is approximately 4.03 acres and includes two tax parcels; 3343301725 and 

3343301726.  It is located at the northeast corner of the intersection of SE 64th Street and 

120th Avenue SE in the City of Bellevue.  Both parcels are vacant and undeveloped.  There 

is an existing gravel trail (old logging road), at the midpoint of the site’s frontage on 120th 

Avenue SE.  It is believed that the road is approximately 25 years old, at which time the 

site was logged.  The site is bounded by SE 64th Street (unimproved) to the south, 120th 

Avenue SE to the west, undeveloped lots as well as a church to the north, and existing 

single-family homes to the east.  The site slopes from east to west at approximately 10-30 

percent, declining towards 120th Avenue SE.  Some limited areas, located adjacent to the 

existing logging road, exceed 40 percent.  The site is currently partially forested and 

vegetated with scrub-shrubs and invasive species.  The site has four areas that meet the 

City definition of a steep slope and are therefore considered critical areas.  A large portion 

of the steep slope areas are a result of prior grading.  No wetlands or streams were noted 

on the parcels or within the vicinity, nor do publicly available data indicate the presence 

of these areas.   
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Figure 1.  Vicinity Map.  

Vegetation  

The parcels can be separated generally into three types of plant communities: young 

mixed coniferous-deciduous forest with scattered mature trees, pole/sapling mixed 

forest, and scrub-shrub with patches of low-growth vegetation.  Douglas-fir and Pacific 

madrone are the dominant tree species in the forested areas.  According to the arborist 

report, a large portion of the mature trees on site suffer from disease including several 

fatal root infections (report by Creative Landscape Solutions). On roughly the eastern 

third of the parcels, these species create a canopy that ranges from nearly closed at the 

east property boundary to dense with openings in the remainder of the young forest 

area.  The understory is sparse in the most mature sections of forest along the east edge 

of the property.  In this area, the understory is nearly limited to sword fern and English 

ivy. 

The pole/sapling forest is sparsely treed with an understory that varies from typical 

western Washington native shrubs and ferns to dense patches of invasive species.  A 

mosaic of scrub-shrub patches concentrated in the western portion of this area includes 

an open grassy area, dense Himalayan blackberry, and Scotch broom mixed with native 

species, in addition to the small areas of almost exclusively native shrubs.  Additional 

information on vegetation and habitat conditions (including species of local importance) 

can be found in the separately prepared Habitat Assessment.   
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Soils 

According to the USDA Natural Resource Conservation Service (NRCS) Web Soil 

Survey maps, the soils across the site are mapped as Alderwood gravelly sandy loam, 8 

to 15 percent slopes (AgC).   

 

 

Figure 2: Existing gravel road with encroaching invasive plants. 

 

Figure 3:  Existing Douglas-fir and Pacific madrone trees. 
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Figure 4:  Existing steep slope to be enhanced invasive species removal and installation 
of native trees and shrubs. 

 

 

Figure 5:  View south on 120th Avenue SE where frontage improvements will occur. 
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2 LOCAL REGULATIONS 

In Bellevue, steep slope critical areas are governed by Critical Areas Ordinance No. 5680.  

According to LUC 20.25H.120(A)(2), slopes of 40 percent or more that have a rise of at 

least 10 feet and exceed 1,000 square feet in area are designated as geologic hazard areas 

and therefore subject to the regulations of LUC 20.25H.120 through 20.25H.125.  

According to LUC 20.25H.120(B)(1)(b), steep slope critical areas require a top-of-slope 

buffer of 50 feet.  Further, pursuant to LUC 20.25H.120(C)(2), steep slopes require a toe-

of-slope setback of 75 feet.  ABPB Consulting, LLC has previously determined that the 

on-site steep slopes do not require toe-of-slope setbacks.  Therefore, for the purposes of 

this report, it is assumed that setbacks are not present.   

New roadways are an allowed use within steep slopes and their buffers.  However, any 

additional modifications, including for new created lots, can only be accomplished 

through an approved critical areas report.  The applicant must demonstrate that the 

modifications to the critical area or buffer combined with any restoration efforts, will 

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

result from adhering to the standard application of the regulations (LUC 20.25H.230).  

Restoration may involve restoring degraded portions of the buffer, removing invasive 

plant species, and/or planting native vegetation within the critical area and/or buffer.  

An approved restoration plan would require monitoring and maintenance in accordance 

with LUC 20.25H.220.   

3 PROJECT DESCRIPTION 

The proposed project consists of a 14-lot conservation subdivision for a single-family 

residential development.  The project includes access to the lots via a new private road 

connection to 120th Avenue SE.  The proposed roadway generally follows the established 

logging road.  The planned roadway includes 24 feet of paving width with sidewalk, and 

a retaining wall on one side.  The proposed project would also provide required frontage 

improvements including road widening and a sidewalk on 120th Avenue SE. 

Sanitary sewer service will be extended into the site from an existing sanitary sewer main 

located within 120th Avenue SE.  Stormwater will be collected, treated and detained on-

site, then released to the existing stormwater system located within 120th Avenue SE.  On-

site stormwater treatment and detention will be provided by two proposed stormwater 

vaults.  Water service will also be extended into the site from both 120th and 121st Avenue 

SE. 
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Project Purpose 

The site is zoned R-5 within the City of Bellevue.  This zone allows for single-family 

development on lots with a minimum average size of 7,200 square feet.  However, as a 

result of the steep slopes onsite, a conservation subdivision is required which provides for 

reduced lot sizes and other modified standards in order to provide flexibility and reduce 

impacts to critical areas.  Density calculations for the site result in 18 units, however, 

minimum lot size requirements together with critical area / native growth protection 

requirements result in the proposed 14-lot conservation subdivision.  The conservation 

subdivision provides for structure setbacks in this zone as follows: 10-foot front yard 

setback, 15-foot rear yard setback, and 5-foot side yard setbacks. 

Mitigation Sequencing 

Pursuant to LUC 20.25H.215, attempts to avoid and minimize impacts to the on-site 

steep slope and buffer have been taken.   

Avoidance:  As previously mentioned, the proposed roadway that will provide access to 

the 14 lots has been positioned in the general area of the existing logging road.  This 

results in near complete avoidance of direct steep slope impacts.  It also centers the 

roadway in the area of fewest significant trees.     

Minimization:  Minimization techniques were utilized during the design process in 

order to limit impacts to the standard steep slope buffer.  Minimization measures 

included positioning residential lots to avoid steep slope and buffer impacts to the 

greatest extent feasible.  No residential lots will impact steep slopes; however, buffer 

modifications will be necessary for several of the lots.  However, lot layout, sizes, and 

roadway placement were designed to minimize impacts to buffers.  All told, only three 

of the fourteen lots will partially impact steep slope buffers.    

Mitigation:  As mitigation for modifying the standard steep slope buffers, 13,941 square 

feet of steep slope and steep buffer/adjacent area will be enhanced.  This includes 2,680 

square feet on steep slopes and 11,261 within steep slope buffers and areas immediately 

adjacent to steep slopes.  Enhancement will consist of planting native trees, shrubs and 

groundcover.  Enhancement is to occur in areas currently occupied by non-native 

vegetation and devoid of significant native species.  Proposed species for planting 

include Douglas maple, shore pine, western white pine, Scouler’s willow, western 

serviceberry, beaked hazelnut, oceanspray, red elderberry, salal, dull Oregon-grape, 

sword fern, baldhip rose, and snowberry.  The proposed restoration will provide an 

additional level of protection for the steep slope and buffer and will offset the proposed 

reduction in the standard buffer.  Overall, a net improvement in critical area and critical 

area buffer functions is proposed.   
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4 IMPACT ASSESSMENT / LIFT ANALYSIS 

As mentioned in the previous section, impacts to portions of the steep slope and standard 

top-of-slope buffer will occur.  Impacts result from the newly created roadway and several 

of the residential lots.  Table 1 below details the extent of the four areas of steep slope and 

each corresponding buffer.  In addition, impacts and proposed mitigation measures are 

summarized.  
 
Table 1.  Impact/Mitigation Assessment 

 
Existing 

Area (SF) 

Steep 
Slope 

Impact (SF) 

Buffer 
Impact 

(SF) 

Steep Slope 
Enhancement 

(SF) 

Buffer 
Enhancement 

(SF)
1
 

Steep Slope 
Area A 2,105 

 
4 

 
0 936 

 
787 

Steep Slope 
Area B 10,804 

 
4 

 
5,665 1,059 

 
4,011 

Steep Slope 
Area C 1,299 

 
0 

 
7,959 409 

 
1,499 

Steep Slope 
Area D 1,188 0 0 276 

 
4,964 

Total 15,396 8 13,624 2,680 11,261 

1. Includes areas directly adjacent to steep slopes. 
 

As can be seen in the above table, buffer area will be reduced by 13,624 square feet.  

However, 13,941 square feet of combined steep slope/buffer enhancement will occur.  

Enhancement has been focused on continuous areas of steep slope and adjacent areas 

that are covered within invasive species or lacking in native vegetation.  Proposed native 

vegetation is intended to improve the overall functions and values of the on-site critical 

areas and buffers.  An analysis of the specific functions and values provided by the 

existing site and the post-project site is provided in Table 2.   

 
Table 2.  Functional Lift Analysis 

Critical Area/ 
Buffer Functions 

Existing Conditions 
Proposed 

Conditions 
Functional 

Improvement? 

Water Quality 

Most of the existing 
steep slope and 
adjacent buffer areas 
area composed of 
native trees with non-
native/invasive 
shrubs and 
groundcovers in the 
understory.  Many of 
the existing trees are 
diseased.  

Remove non-native 
and invasive species 
and replace with 
native trees and 
shrubs.  In-fill native 
plantings in areas 
void of significant 
native vegetation.   

Water quality will be 
maintained. New native 
plantings will help to 
filter storm prior to it 
reaching on-site 
detention facilities.  

Slope Stability  Per the Geotechnical Remove non-native The proposed native 
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Report, the existing 
slope is stable under 
current conditions.  
However, areas of 
existing invasive 
species on the slopes 
do not offer maximum 
stability.   

and invasive species 
and replace with 
native trees and 
shrubs.   

plantings that will 
replace the non-native 
and invasive species will 
provide a much deeper 
root system that will 
increase slope stability 
and will improve 
absorbing/slowing 
precipitation. 

Habitat  

The steep slopes and 
adjacent areas 
contain non-native 
vegetation areas that 
do not provide 
significant cover or 
forage opportunities.    

Remove non-native 
and invasive species 
and replace with 
native trees and 
shrubs.   

Forage and cover 
opportunities for wildlife 
will be improved by 
replacing non-native and 
invasive species on the 
slopes and adjacent 
areas with a native tree 
and shrub community.   

Net Condition 

Existing steep slopes 
and adjacent area 
are degraded with 
non-native and 
invasive species.  
The existing condition 
provides low levels of 
function for protecting 
water quality, slope 
stability, and habitat. 

Areas dominated by 
non-native shrubs 
and trees and/or 
invasive shrub 
species will be 
replaced with a native 
tree and shrub 
community.   

The proposed steep 
slope and buffer 
modifications, combined 
with the proposed slope 
enhancement plan will 
represent an 
improvement of critical 
area functions.  While 
the buffer width will be 
reduced in areas, the 
proposed conditions will 
increase vegetative 
cover and diversity in the 
existing degraded slopes 
and adjacent areas. 

 

While the area of standard buffer will be reduced, the functions of the steep slopes and 

buffers will be improved.  The critical areas will be better suited to provide slope 

stability and water quality functions, than under the existing condition.  In addition, 

habitat will be improved by providing a greater mix of flowering, fruiting and seeding 

plants that will provide forage over a longer yearly timespan than the relatively existing 

non-native species present.  Wildlife species of the Pacific Northwest are also better 

adapted to forage provided by native plants than non-native and ornamental species.   

5 CRITICAL AREAS REPORT CRITERIA 

As previously mentioned, steep slope critical area buffers may be modified pursuant to 

LUC 20.25H.230.  The Director may approve modifications if it can be shown that, 

through restoration or enhancement, the modification will result in equivalent or better 

protection of critical area and buffer functions and values.  The existing project area 
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contains areas of low functioning steep slope and steep slope buffer.  Non-native 

vegetation occupies a significant portion of the steep slope critical area, while the buffer 

offers a similar existing condition.  The proposal includes restoration of the primary 

steep slope areas and associated buffer areas with native plantings.  These restoration 

actions will serve as mitigation for the loss of 13,624 square feet of steep slope buffer.  

The planting layout incorporates a diversity of native plant species.  The restoration plan 

will provide for substantially improved critical area and buffer functions and values 

relative to the existing condition.  A monitoring and maintenance plan for the proposed 

mitigation area is also included in this report.   

Per the LUC, the critical areas report must meet specific decision criteria in order for the 

Director to approve a proposal to modify the regulated steep slope critical area or buffer.  

Compliance with the relevant critical areas report criteria listed in LUC 20.25H.250(B) is 

addressed below. 

1. Identification of each regulation or standard of this code proposed to be modified.  

 The subject site contains areas of steep slope, as defined by LUC 

20.25H.120(A)(2).  Pursuant to LUC 20.25H.120(B)(1)(b), a 50-foot top-of-

slope buffer is required.  In addition, each slope includes a 75-foot toe-of-

slope setback.  Setbacks for each of the steep slope areas have been 

eliminated at the recommendation of the project geologist.  The proposal 

includes modifications to the steep slopes and buffers in order to permit a 

14- lot conservation subdivision.  The proposal complies with the remaining 

regulations and standards of this code.   

    3.  A habitat assessment consistent with the requirements of LUC 20.25H.165. 

1.    Detailed description of vegetation and habitat on and adjacent to the site; 

See separately prepared Habitat Assessment.     

2.    Identification of any species of local importance that have a primary association 

with habitat on or adjacent to the site and assessment of potential project impacts to 

the use of the site by the species; 

 See separately prepared Habitat Assessment.   

3.    A discussion of any federal, state, or local special management recommendations, 

including Washington Department of Fish and Wildlife habitat management 

recommendations, that have been developed for species or habitats located on or 

adjacent to the site; 

See separately prepared Habitat Assessment.   
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4.    A detailed discussion of the direct and indirect potential impacts on habitat by the 

project, including potential impacts to water quality;  

See separately prepared Habitat Assessment and Table 2.   Water quality 

is expected to be maintained through the enhancement of steep slope 

areas and buffers, and through implementation of appropriate 

stormwater measures associated with the subdivision.  This includes 

collection, treatment, and detention of all on-site runoff within two 

stormwater vaults.   

5.    A discussion of measures, including avoidance, minimization, and mitigation, 

proposed to preserve existing habitats and restore any habitat that was degraded prior 

to the current proposed use or activity and to be conducted in accordance with the 

mitigation sequence set forth in LUC 20.25H.215; and 

See Section 3 for mitigation sequencing and Section 4 and the separately 

prepared Habitat Assessment for habitat restoration details.  

6.    A discussion of ongoing management practices that will protect habitat after the 

site has been developed, including proposed monitoring and maintenance programs.  

 See Section 6.  

4. An assessment of the probable cumulative impacts to critical areas resulting from 

development of the site and the proposed development. 

 

Indirect and cumulative impacts can be addressed insofar as land use of the 

surrounding landscape can be expected to change over time.  The lots 

surrounding the property to the west, east, and south are zoned R-5, with 

nearly all appearing to be built out.  However, it is possible that the church 

property to the north of the project area could be developed at some point 

in the future.  Therefore, it is possible that additional development in the 

vicinity may occur.  In the event that the adjacent, undeveloped forest is 

fragmented further, the restored areas of the property may gain “refuge” 

value.  Small and/or isolated forested patches within a developed landscape 

act as refuges to traveling wildlife and are extremely important for keeping 

wildlife within urban and suburban areas, as well as for facilitating 

movement through and within such areas.  Thus, the increase in habitat 

complexity associated with the restoration plan for the parcels may improve 

future refuge value of the site in the event that nearby properties are further 

developed. 

 

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.215
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5.   An analysis of the level of protection of critical area functions and values provided by 

the regulations or standards of this Code, compared with the level of protection provided 

by the proposal.  The analysis shall include:  

 

a. A discussion of the functions and values currently provided by the critical area 

and critical area buffer on the site and their relative importance to the ecosystem in 

which they exist; 

 

See Table 2.  

 

b.  A discussion of the functions and values likely to be provided by the critical area 

and critical area buffer on the site through application of the regulations and standards 

of this Code over the anticipated life of the proposed development; 

The strict application of the regulations and standards of LUC 20.25H 

would not allow for placement of the proposed roadway while still 

complying with the maximum allowable grade for a public road.  Therefore, 

the roadway has been configured to meet grade requirements while 

partially impacting portions of the top-of-slope buffer.  Without proper 

placement of the roadway, the proposed 14-lot subdivision is not feasible.  

Under this scenario, the on-site steep slopes and buffer areas would remain 

in their existing degraded condition.  Therefore, no new native vegetation 

would be added to the site and ecological conditions would not improve 

within the critical areas or buffers.     

Instead, the proposed project will result in the addition of substantial native 

vegetation within the steep slope critical area and buffer.  The native 

plantings will increase stormwater infiltration and provide increased 

species and structural habitat diversity within the steep slope critical area 

and buffer, as well as improved slope stability.  [See also Table 2.] 

c.   A discussion of the functions and values likely to be provided by the critical area 

and critical area buffer on the site through the modifications and performance standards 

included in the proposal over the anticipated life of the proposed development; and 

By requesting a critical area modification pursuant to LUC 20.25H.230, the 

applicant is provided the opportunity to restore portions of the on-site steep 

slope critical area and buffer.  A restoration plan has been prepared (see 

Appendix A) that details the area proposed for restoration.  This plan 

mitigates for the proposed steep slope and buffer modifications.  

Restoration will involve the enhancement of 13,941 square feet of the site 

through the planting of native vegetation within the steep slope critical area 

and buffer.  The planting layout incorporates a diversity of native plant 

species.  Proposed plantings include trees, shrubs, and groundcover.  A 



Critical Areas Report: Newport View 

14 

monitoring and maintenance plan for the proposed mitigation is also 

included in this report.  Overall, a net gain in critical area and buffer 

functions is proposed.  Therefore, modification of the on-site critical areas 

and buffers, and subsequent restoration, will provide a substantially higher 

level of protection than provided through the application of the regulations 

of LUC 20.25H.  [See also Table 2] 

 

6.   A discussion of the performance standards applicable to the critical area and proposed 

activity pursuant to LUC 20.25H.160, and recommendation for additional or modified 

performance standards, if any.  

 See separately prepared Habitat Assessment.   

7. A discussion of the mitigation requirements applicable to the proposal pursuant to LUC 

20.25H.210, and a recommendation for additional or modified mitigation, if any.   

 The proposed restoration plan has been developed in accordance with the 

standards of LUC 20.25H.210 through 20.25H.225.  The project applicant 

proceeded through the design of the proposed project by first attempting to 

avoid impacts to the on-site critical areas and buffers.  Avoidance of impacts 

to the critical area was essentially achieved (8 square feet of steep slope 

impact will occur).  However, because strict application of LUC 20.25H 

would result in an inability to provide an adequate layout and lot 

configuration for the subdivision, the applicant proceeded with an 

alternative design that provides for the proposed roadway and 14-lot 

layout.  A monitoring and maintenance plan for the proposed restoration 

area has also been prepared and is included in this report.  The plan 

includes the components required by LUC 20.25H.220. 

To allow a steep slope critical area and buffer modification through an approved critical 

areas report, the Director must also find compliance with the decision criteria 

established in LUC 20.25H.255(A) and (B).  Compliance with the relevant sections listed 

in LUC 20.25H.255(A) and (B) is addressed below. 

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

protection of critical area functions and values at least as protective as application of the 

regulations and standards of this code.   

A restoration plan that details the areas proposed for restoration as a result 

of the critical area and buffer modification has been prepared.  The plan 

mitigates for steep slope and buffer modifications.  Restoration will involve 

the planting of native vegetation (trees, shrubs, and groundcover) within 

the critical area and buffer.  The overall planting layout incorporates a 

diversity of native plant species.   
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Proposed native plantings will increase species diversity, providing a 

variety of foraging resources for wildlife.  An increase in structural diversity 

over existing conditions will also result, providing more suitable year-round 

cover conditions for wildlife, particularly songbirds.  The proposed native 

plantings will also maintain stormwater functions on the slopes, allowing 

filtration of stormwater and by helping to remove pollutants from 

stormwater entering the slope.   

 

Overall, the restoration plan will provide for improved critical area and 

buffer functions and values relative to the existing condition.  The 

monitoring and maintenance plan will ensure long-term success of the 

mitigation.  [See also Table 2.]  

2. Adequate resources to ensure completion of any required mitigation and monitoring 

efforts.  

A comprehensive five-year maintenance and monitoring plan is included in 

the mitigation plan (See Appendix A).  The plan specifies appropriate 

species for planting and planting techniques, describes proper maintenance 

activities, and sets forth performance standards to be met yearly during 

monitoring.  This will ensure that restoration plantings will be maintained, 

monitored, and successfully established within the first five years following 

implementation.  Furthermore, to ensure that the proposed plantings are 

installed and that the five-year maintenance and monitoring plan is 

implemented, the applicant will post an Installation Assurance Device and a 

Maintenance Assurance Device prior to site development.   

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

detrimental to the functions and values of critical area and critical area buffers off-site.  

 

Restoration of significant portions of the on-site steep slope and buffer areas 

will provide maintained water quality, improved erosion control, and slope 

stability.  Substantial portions of the steep slope buffer are currently 

degraded with non-natives species or lacking in native diversity.  Shallow 

root systems that are present do little to help stabilize the slopes.  The native 

trees and shrubs included in the restoration plan will provide a more 

complex and deeper root system, improving slope stabilization.  The 

coniferous trees, in particular, will reduce the potential for heavy 

precipitation to cause erosion on the slopes by capturing substantial 

amounts of rainfall before reaching the ground surface.  The dense 

vegetation will also help to reduce storm water velocities and filter 

associated sediments.  Furthermore, restoration of the on-site slope and 

buffer will increase the overall habitat function of the critical area.  
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4. The resulting development is compatible with other uses and development in the same 

land use district.   

The proposed conservation subdivision will be compatible with adjacent 

properties and surrounding development within the same land use district 

(Single Family R-5).  Lot sizes and layout will be comparable to existing 

adjacent development.   

1. The proposal includes plans for restoration of degraded critical area or critical area buffer 

functions which demonstrate a net gain in overall critical area or critical area buffer 

functions.  

See preceding paragraphs and Table 2. 

2. The proposal includes plans for restoration of degraded critical area or critical area buffer 

functions which demonstrate a net gain in the most important critical area or critical area 

buffer functions to the ecosystem in which they exist.  

The most significant function provided by the vegetation and condition of 

steep slopes and their associated buffer is the protection of slope stability 

and reduction of erosion potential.  Much of the existing steep slope buffer 

is sparsely vegetated and includes areas of non-native species.  The shallow 

root systems present do not sufficiently maintain slope stability.  With the 

implementation of the proposed restoration plan, a combination of trees and 

shrubs on the steep slope buffer will provide deeper and stronger root 

systems, increasing slope stability and limiting erosion potential.   

3. The proposal includes a net gain in stormwater water quality function by the critical area 

buffer or by elements of the development proposal outside of the reduced regulated critical 

area buffer.   

The proposed native plantings will improve stormwater functions adjacent 

to and within the slope, allowing filtration of stormwater and by helping to 

remove pollutants from stormwater on the slope.  Combined with proposed 

stormwater measures, including on-site collection, treatment, and detention, 

an overall net gain in stormwater quality function is proposed.  

Modification of a critical area or buffer requires the applicant to apply for and receive a 

Critical Areas Land Use Permit.  Before issuing a Critical Areas Land Use Permit, the 

Director must find that the project meets specific decision criteria.  Compliance with the 

applicable Critical Areas Land Use Permit decision criteria listed in LUC 20.30P.140 is 

addressed below.   

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



The Watershed Company 
November 2015 

17 

The project applicant has applied for a Critical Areas Land Use Permit (LO) 

to modify the on-site steep slope critical area and buffers.  Additional 

permits necessary to authorize the conservation subdivision and to extend 

utilities have also been submitted.  Building Permit applications will follow 

approval of all land use permits.      

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

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

and critical area buffer. 

As mitigation for impacts associated with the steep slope and buffer 

modification, existing degraded areas of steep slope critical area and buffer 

will be restored.  The applicant has used the best available design and 

development techniques to design the subdivision.  The design allows for 

continuity with the surrounding neighborhood while providing adequate 

area for restoration.   

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

maximum extent applicable. 

See below for steep slope performance standard compliance (per LUC 

20.25H.125).    

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

protection, and utilities. 

The proposed project will be served by adequate public facilities.  One new 

street will be constructed to provide access to the development.  New 

utilities for each lot will also be provided.  Additionally, fire and police 

protection are currently available.    

 

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

of LUC 20.25H.210; except that a proposal to modify or remove vegetation pursuant to 

an approved Vegetation Management Plan under LUC 20.25H.055.C.3.i shall not 

require a mitigation or restoration plan. 

A mitigation and restoration plan has been prepared in accordance with the 

requirements of LUC 20.25H.210.  See Section 6 and Appendix A.   

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

The proposed project complies with all other applicable City of Bellevue 

Land Use Codes.  
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Modification of a geologic hazard area or buffer requires the applicant to show 

compliance with the specific performance standards for steep slopes as set forth in LUC 

20.25H.125.  Compliance with the applicable criteria listed in LUC 20.25H.125 is 

addressed below.  

A.    Structures and improvements shall minimize alterations to the natural contour of the 

slope, and foundations shall be tiered where possible to conform to existing topography; 

 See ABPB Consulting, LLC. geotechnical report.   

B.    Structures and improvements shall be located to preserve the most critical portion of the 

site and its natural landforms and vegetation; 

 See ABPB Consulting, LLC. geotechnical report.   

C.    The proposed development shall not result in greater risk or a need for increased buffers 

on neighboring properties; 

 See ABPB Consulting, LLC. geotechnical report.    

D.    The use of retaining walls that allow the maintenance of existing natural slope area is 

preferred over graded artificial slopes where graded slopes would result in increased 

disturbance as compared to use of retaining wall;  

 See ABPB Consulting, LLC. geotechnical report.   

E.    Development shall be designed to minimize impervious surfaces within the critical area 

and critical area buffer; 

 See ABPB Consulting, LLC. geotechnical report.   

F.    Where change in grade outside the building footprint is necessary, the site retention 

system should be stepped and regrading should be designed to minimize topographic 

modification. On slopes in excess of 40 percent, grading for yard area may be disallowed 

where inconsistent with this criteria;  

 See ABPB Consulting, LLC. geotechnical report.   

G.    Building foundation walls shall be utilized as retaining walls rather than rockeries or 

retaining structures built separately and away from the building wherever feasible. 

Freestanding retaining devices are only permitted when they cannot be designed as 

structural elements of the building foundation;  

 See ABPB Consulting, LLC. geotechnical report.   
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H.    On slopes in excess of 40 percent, use of pole-type construction which conforms to the 

existing topography is required where feasible. If pole-type construction is not technically 

feasible, the structure must be tiered to conform to the existing topography and to 

minimize topographic modification;  

 See ABPB Consulting, LLC. geotechnical report.   

I.      On slopes in excess of 40 percent, piled deck support structures are required where 

technically feasible for parking or garages over fill-based construction types; and 

 See ABPB Consulting, LLC. geotechnical report.   

J.      Areas of new permanent disturbance and all areas of temporary disturbance shall be 

mitigated and/or restored pursuant to a mitigation and restoration plan meeting the 

requirements of LUC 20.25H.210. 

See ABPB Consulting, LLC. geotechnical report.  In addition, a restoration 

plan has been developed, pursuant to LUC 20.25H.120, and is included in 

Appendix A.  The plan will mitigate for areas of steep slope and buffer 

modification and restore areas of temporary buffer disturbance.   

Finally, modifications to steep slopes and buffers can only be approved if the Director 

determines that compliance with LUC 20.25H.145 has occurred.  Compliance with the 

applicable decision criteria listed in LUC 20.25H.145 is addressed below.   

A.    Will not increase the threat of the geological hazard to adjacent properties over conditions 

that would exist if the provisions of this part were not modified; 

See ABPB Consulting, LLC. geotechnical report.   

B.     Will not adversely impact other critical areas; 

See ABPB Consulting, LLC. geotechnical report.   

C.    Is designed so that the hazard to the project is eliminated or mitigated to a level equal to 

or less than would exist if the provisions of this part were not modified;  

 See ABPB Consulting, LLC. geotechnical report.    

D.    Is certified as safe as designed and under anticipated conditions by a qualified engineer or 

geologist, licensed in the state of Washington; 

 See ABPB Consulting, LLC. geotechnical report.    

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.210
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E.    The applicant provides a geotechnical report prepared by a qualified professional 

demonstrating that modification of the critical area or critical area buffer will have no 

adverse impacts on stability of any adjacent slopes, and will not impact stability of any 

existing structures. Geotechnical reporting standards shall comply with requirements 

developed by the Director in City of Bellevue Submittal Requirements Sheet 25, 

Geotechnical Report and Stability Analysis Requirements, now or as hereafter amended;  

 See ABPB Consulting, LLC. geotechnical report.    

F.    Any modification complies with recommendations of the geotechnical support with respect 

to best management practices, construction techniques or other recommendations; and 

 See ABPB Consulting, LLC. geotechnical report.    

G.    The proposed modification to the critical area or critical area buffer with any associated 

mitigation does not significantly impact habitat associated with species of local 

importance, or such habitat that could reasonably be expected to exist during the 

anticipated life of the development proposal if the area were regulated under this part.  

 See the separately prepared Habitat Assessment.   

6 RESTORATION PLAN 

6.1 Summary 

The Newport View project consists of a plan to establish 14 single-family residential lots 

as part of a conservation subdivision.  Slopes exceeding 40 percent and greater than 10 

feet in height occur in several areas of the property and impacts total 8 square feet in 

these area.  In addition, 13,624 square feet of steep slope buffer impact will occur.  The 

mitigation areas are intended to mitigate for lost function in the steep slope and buffer 

impact areas.   

6.1.1 Goals 

Enhance 2,680 square feet of steep slope critical area and 11,261 square feet of steep 

slope buffer area.   

6.1.2 Objectives 

1. Remove and prevent the re-establishment of invasive species.   

2. Create a diverse, native plant community including trees, shrubs, and 

groundcovers within the mitigation areas. 

3. Monitor the mitigation areas for 5 years. 



The Watershed Company 
November 2015 

21 

4. Maintain health and viability of the enhancement plantings and continue to 

maintain mitigation areas free of non-native, invasive species. 

6.2 Performance Standards 

6.2.1 Survival 

1. Achieve 100% survival of all installed plants by the end of year one.  This 

standard can be met through survival or replanting as necessary.  Native 

volunteers may count towards satisfying this standard.   

2. Achieve 60% survival of all installed plants by the end of year two.  This 

standard can be met through survival or replanting as necessary.  Native 

volunteers may count towards satisfying this standard. 

3. Survival beyond year two is difficult to track.  Therefore, a species richness 

standard (below) is proposed for years three through five. 

Species Richness: Establish at least two tree species and six shrub/ 

groundcover species at the end of years three and five.   

6.2.2 Cover 

1. Achieve at least 50% cover of native, woody species by the end of year three.  

Native volunteer species may count towards this standard. 

2. Achieve at least 80% cover of native, woody species by the end of year five.  

Native volunteer species may count towards this standard. 

3. No more than 10% cover by non-native, invasive species in any monitoring 

year.  Invasive species include all species listed as Class A, B, or C (regulated 

and non-regulated) on the King County Noxious Weed List.   

 Note that native volunteers included in survival, richness, and cover 

estimates must not account for more than 10% of individuals or cover.   

6.2.3 Monitoring Methods 

An as-built plan will be prepared following mitigation installation.  The as-built plan 

will be a mark-up of the planting plan included in this plan set.  The mark-up will 

document any differences in plant placement or other components from the proposed 

plan. 

Monitoring will take place four times, once each in years one, two, three, and five.  First-

year monitoring will commence in the first late summer or early fall, subsequent to plant 

installation (ideally before deciduous leaves begin to drop).  Line-intercept transects will 

be established in mitigation areas.  The following will be recorded and reported in an 

annual monitoring report to be submitted to the City of Bellevue. 
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1. Visual estimation of installed plants survival by species. 

2. Visual estimate of non-native and invasive weed cover. 

3. Estimate of native plant cover using line transects. 

4. Photographic documentation from fixed reference points. 

5. Intrusions into the planting areas, vandalism, or other actions that impair the 

intended functions of the planted areas. 

6. Recommendations for maintenance or repair of the planted areas. 

6.2.4 General Work Sequence 

A restoration specialist will make site visits to verify the following project milestones: 

 Clearing inspection 

 Snagging inspection 

 Slope amendment and mulch inspection 

 Plant material inspection 

  o Plant material inspection 

  o 50% plant installation inspection 

  o 100% plant installation inspection  

1. Clear the site of all invasive vegetation including, but not limited to, 

Himalayan blackberry, Scotch broom, and English ivy.    

2. Install a blanket application of wood strand mulch across all mitigation 

areas.   

3. Native plant installation will occur during the dormant season (October 

15 through March 1) in frost-free periods only. 

4. Layout plant material per plan for inspection by the restoration 

specialist.  Plant substitutions will not be allowed without prior approval 

of the restoration specialist. 

5. Install plants per planting detail: adjust to avoid damage to existing 

native plants and disturbance to steep slope areas. 

6. Water each plant thoroughly to remove air pockets.  

7. Install a temporary irrigation system capable of delivering one inch of 

water per week to the entire planting area from June 1 through 

September 30. 

8. One year after initial planting, apply a slow-release, phosphorous free 

granular fertilizer to each installed plant.   
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Material Specifications and Definitions 

1. Wood strand mulch:  Wood manufactured into approximately 1.6 to 6.3-inch 

strands approximately 0.125 mm thick by 0.24 inches wide. Use WSDOT 

approved vendor- may require advanced planning with manufacturer for 

availability. 

2. Fertilizer:  Slow release, granular fertilizer such as Perfect Blend Organic 4-4-

4 or OsmocoteTM or equal product.  Follow manufacturer's instructions for 

application.  Keep fertilizer in a weather-tight container while on site.  Most 

retail nurseries carry this product.  Note that fertilizer is to be applied only in 

years two through five, and not in the first year. 

3. Restoration specialist:  Watershed Company [(425) 822-5242] personnel, or 

other persons qualified to evaluate environmental restoration projects. 

4. Temporary irrigation system: System capable of supplying a minimum of 2 

inches of water per week from June 1 through September 30 for the first two 

years following installation.   This system can be run off of hoses run from 

the house water supply with enough sprinkler heads to cover the planted 

area. 

6.2.5 Maintenance 

The mitigation areas will be maintained for five years following installation.  

Specifications for items in bold can be found above under “Material Specifications and 

Definitions.” 

1. Replace each plant found dead in the summer monitoring visits during the 

first fall dormant season (October 15 to March 1) after initial installation. 

2. Invasive species maintenance plan: 

a. Twice yearly, the site should be inspected for encroachment of 

blackberry, ivy, Scotch broom, and other invasive species.  Canes and 

vines moving into the mitigation areas from outside the enhancement 

areas should be cut back to well beyond the mitigation area boundary.  

All invasive plants should be removed from the mitigation areas by 

hand. 

b. Re-sprouting blackberry and Scotch broom will likely reemerge in 

removal areas.  New shoots should be treated with herbicide by a 

licensed applicator at least once per year throughout the five-year 

period (or until no longer sprouting), or more frequently if directed by 

the City.  Herbicide should be applied to the ends of cuts. 

3. Remove weeds from beneath each installed plant to a distance of 18 inches 

from the main plant stem.  Weeding should occur at least twice yearly.  
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Frequent weeding will result in lower mortality and lower plant replacement 

costs. 

4. Operate the irrigation system to supply a minimum of 2 inches of water per 

week from June 1 through September 30 for the first two years following 

installation.   More watering may be necessary during very hot and dry 

weather.  Less watering may be warranted during unseasonable summer 

rainfall. 

5. Apply slow release granular fertilizer annually in the spring (by June 1) of 

years two through five. 

6. Mulch the mitigation area with wood strand mulch as necessary to maintain 

a 2-inch thick mulch layer and keep down weeds. 

7. Do not weed area with string-trimmer (weed whacker/weed eater).  Native 

plants are easily damaged and killed and weeds easily recover after string-

trimming. 

Performance Bond 

The Director may require assurance devices in compliance with LUC 20.40.490 to ensure 

that the approved mitigation, monitoring program, contingency plan and any conditions 

of approval are fully implemented.  

Contingencies 

If there is a significant problem with the mitigation areas meeting performance 

standards, the Bond-holder will work with the City of Bellevue to develop a 

Contingency Plan.  Contingency Plans can include, but are not limited to: soil 

amendment; additional plant installation; erosion control; and plant substitutions of 

type, size, quantity, and location.   

Restoration for Areas of Temporary Disturbance 

The Director may impose conditions for the restoration of areas of temporary 

disturbance included as part of an approved Critical Areas Land Use Permit or use or 

development allowed under LUC 20.25H.055, without requiring the restoration plan and 

other measures described in this section, so long as the following requirements are 

satisfied: 

1.  All areas of temporary disturbance will be identified in the plans approved 

with the Critical Areas Land Use Permit or allowed use or development, and 

will be the minimum necessary to allow the completion of the approved use 

or development. For uses and development involving the repair or renovation 

of existing structures that can be accessed from non-critical area or critical area 

buffer, the minimum necessary area of temporary disturbance will be no 

greater than 10 feet around the perimeter of the existing structure. Proposals 

involving areas of greater disturbance will require a full restoration plan 



The Watershed Company 
November 2015 

25 

under this section. The Director may impose conditions requiring areas of 

temporary disturbance to be marked in the field through the use of markers, 

fencing, or other means; 

2. The condition of the areas of temporary disturbance existing prior to 

undertaking any development activity will be documented with the proposal. 

The Director may require photographic evidence; site plans showing the size, 

location and type of existing vegetation; or other materials to document 

existing conditions;  

3. The Director will impose a condition that the area be restored to existing 

conditions prior to final approval of the work performed, or within 30 days 

following completion of the work if no final approval is required; and 

4. The Director will impose a condition requiring monitoring of the restored area 

and additional restoration to achieve existing conditions, provided that the 

Director may reduce the monitoring period to not less than one year from 

completion of the original restoration. 

7 SUMMARY 

Implementation of the proposed conservation subdivision will include impacts to steep 

slopes and steep slope buffers.  A total of eight square feet of steep slope impacts will 

occur, while 13,624 square feet of steep slope buffer impacts will occur.  As mitigation 

for the critical area and buffer impacts, the proposal includes the enhancement of 2,680 

square feet of steep slope and 11,261 square feet of steep slope buffer and adjacent areas.  

Areas of enhancement will include the removal of non-native vegetation and the 

planting of native trees, shrubs, and groundcover in a naturalistic fashion.  Native 

species include Douglas maple, shore pine, western white pine, Scouler’s willow, 

western serviceberry, beaked hazelnut, oceanspray, red elderberry, salal, dull Oregon-

grape, sword fern, baldhip rose, and snowberry. 

 

The planting layout incorporates a diversity of native plant species.  The restoration plan 

will provide significantly better protection of those critical area and buffer functions and 

values than would be provided by the standard application of the geologic hazard area 

regulations.  Therefore, an overall net gain in critical area buffer functions and values is 

proposed.   
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T E C H N I C A L  M E M O R A N D U M  
 

 

 
Subject:  Habitat Assessment 2015 Update 

Background 
In May 2007, The Watershed Company completed a habitat assessment on the 

subject property, located at the intersection of SE 64th Street and 120th Avenue SE 

in the City of Bellevue (parcels 33433017‐25 and ‐26).  In 2013, a memo was 

prepared to update items in the 2007 report in light of subsequent regulatory 

changes in the City of Bellevue’s Land Use Code (LUC).  The memo was again 

updated last year (2014) as a result of site plan changes.  Per the City of 

Bellevue’s request, a discussion of off‐site habitat and changes to habitat impacts 

as a result of site plan changes was included.  This current 2015 memo addresses 

further site plan changes.    

General Site Conditions 
Forested areas on the site remain generally as described in the 2007 report, with 

young deciduous forest across much of the west half of the property (Photo 1) 

and mature madrone/Douglas‐fir along the eastern boundary (Photo 2).  The 

young forest matured as expected, and supports many sapling Douglas‐fir and 

madrone, as well as black cottonwood, mountain ash, bigleaf maple, birch, 

beaked hazelnut, and some ornamental shrubs.  Vegetation in the scrub‐shrub 

area in the west‐central part of the site has grown substantially, and little area of 

exclusively low‐growing plants remains.  The dense patches of invasive species 

recorded in the 2007 report persist, particularly in the scrub‐shrub area and along 

the trails (Photo 3), and predominant species in these areas are Himalayan 

blackberry and Scot’s broom.   

Gravel trails remain on the site, and Himalayan blackberry has grown along the 

edges, narrowing the trails.  Additional recently cut trails radiate from the main 

trails, perhaps the result of a topographic survey (Photo 4).  

According to an arborist study conducted by Creative Landscape Solutions in 

2014, a large portion of the mature trees on site suffer from disease including 
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several fatal root infections.  Recommendations are provided for proposed tree 

retention and replanting to minimize the spread of disease on the subject 

property and beyond.  

Functional Assessment of On-Site Habitat 
The 2013 Functional Assessment form is included with this memo.  It was not 

used to assess the site in the original 2007 study.  However, the information on 

the form represents current conditions and can be used to see the value of 

specific features and parameters.  Habitat function on the site is as described in 

the 2007 report, with minor changes.  Previous areas that did not support shrubs 

or trees are nearly replaced by Himalayan blackberry and sapling cottonwood 

seedlings, providing greater structural diversity and some foraging habitat and 

cover where little existed in 2007.  Conversely, cut trails reduced some 

undergrowth and subsequently some low cover and forage plants.  An increase 

in size of trees in the young deciduous forest has provided a somewhat more 

dense and diverse midstory, which raises the value of these areas for some 

common birds using urban landscapes.  Habitat features, specifically small snags 

and downed logs, are more numerous than observed in 2007, slightly increasing 

the suitability of the site for pileated woodpecker foraging and use by 

nuthatches, chickadees, and other wildlife species that utilize dead and downed 

wood. 

The tendency for young deciduous stands to exhibit more features of typical 

Pacific Northwest temperate forest as they mature was noted in the 2007 report.  

While the recent growth of small trees in the deciduous and open/shrub areas 

has increased structural diversity, any improvement in habitat value may be 

offset or tempered by the expanding invasive species infestations, which tend to 

reduce compositional diversity of native plants.  In addition to increased cover 

by Himalayan blackberry and Scot’s broom, a number of ornamental trees and 

shrubs, including a non‐native maple and a cotoneaster, are now present. 

Landscape character and features have not changed substantially since they were 

described in the 2007 report, but are described in more detail in the following 

section. 

Landscape Habitat Considerations 
The subject property is located in an urban landscape that can be described as a 

Medium‐density Zone (Johnson and O’Neil 2001).  This zone is characterized as 

having light industry mixed with high‐density residential areas.  Patches of 

habitat in the form of isolated wetlands, stream corridors, open spaces, and 

greenbelts are present in this zone, though they are often fragmented by roads 
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and development.  In this case, the subject property is located in a fairly narrow 

greenbelt that is surrounded by urban areas and fragmented by roads and 

buildings as described in the 2007 report (Figure 1). 

 

 
Figure 1.  Approximate location of subject property on Google Earth aerial image 

showing urban areas and green‐spaces.  

The property is located in a greenbelt that runs north‐south.  Aerial images show 

that the greenbelt is approximately ½ mile in length with large roads at either 

end which tend to deter mammals and act as barriers to many amphibians and 

reptiles.  Birds cross these barriers more readily than other wildlife.  The south 

end of the greenbelt is fragmented by residential homes and roads; see Figure 1. 

Habitat patches outside of the study area are considered as part of the overall 

landscape and may influence wildlife use of the habitat within the study area.  

The ability of the study area itself to provide habitat increases when there is 

potential that the greater vicinity can act as a source for wildlife.  The immediate 

vicinity is dense residential development with some businesses, schools, and 

parks/open space.  The adjacent urban areas are considered to be an insignificant 

source of wildlife to the habitat on the subject property.  

Subject Property 
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Habitat patches in the greater vicinity that may have the potential to act as 

sources for wildlife include forested riparian corridors located both north and 

northwest of the site, Lake Washington to the west, and the Coal Creek corridor 

to the east.  These areas are located approximately ½ mile from the subject 

property or further.  King County maps the Coal Creek corridor as a Wildlife 

Network; PHS maps the Coal Creek corridor and the riparian corridor north of 

the site as Biodiversity Areas and Corridors.        

In general, the study site is located in a relatively isolated and narrow greenbelt 

in an urban landscape.  The greenbelt likely provides some refuge for urban 

wildlife species in the area.  The habitat located within the greater vicinity of the 

study area acts as a source for only very mobile wildlife species (mostly birds) 

and species tolerant of urban environments, based on the amount of disturbance 

and lack of connectivity between the subject property and the off‐site habitat 

patches.    The arborist study also noted that the identified root infections are 

present in adjacent off‐site areas, many of which are also in poor condition.    

Potential Wildlife Use 
Foliage height diversity (FHD) calculations made at each of three vegetation 

classes (scrub‐shrub, young deciduous forest, and mature forest) in 2013 were 

0.45, 1.08 and 0.81, respectively.  The replacement of an open, weedy area of low 

vegetation by shrubs, albeit primarily invasive species, increased FHD since 

2007.  Foraging and cover habitat for birds and small mammals is also increased, 

as Himalayan blackberry provides some value to wildlife.  The trails cut since 

2007 reduced low cover value and also provided opportunities for aggressive 

non‐native species to invade these areas. 

As was noted in the 2007 report, the site does not contain suitable habitat for fish 

or amphibians.  There is no permanent/seasonal water on or directly adjacent to 

the subject property to provide breeding habitat for amphibians; and although 

some amphibian species often utilize upland areas as well, fragmentation tends 

to have detrimental impacts to amphibians and reptiles in urban areas (Johnson 

and O’Neil 2001).  The Pacific chorus frog is known to occur in urban 

environments, and may occur on or near the subject property; however 

surrounding roads and development likely prevent significant use of on‐site 

habitat by this species, and other amphibians.    

Small mammals, particularly species adjusted to human development, are 

expected to occur in this urban zone and may use the site for habitat.  These 

species include moles, mice, voles, rabbits, gophers, and red fox.  Larger patch 

sizes generally provide habitat for other mammals including Eastern gray 

squirrels, raccoons, skunks, and opossums (Johnson and O’Neil 2001); some of 
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these species may also use the on‐site habitat.  Additionally, Myotis bat species 

can occur in medium‐density urban zones.  While on‐site snags may provide 

marginal breeding habitat, no bat species have been documented on‐site.  More 

suitable habitat is present east of the subject property where development 

density decreases.  Larger mammals like bobcat, coyote, and deer tend to be 

found in lower‐density urban zones (Johnson and O’Neil 2001); their presence 

on‐site is possible, albeit somewhat unexpected and uncommon.     

A variety of birds likely use habitat available on the subject property.  Use by 

species of local importance (LUC 20.25H.150A) remains generally as described in 

the 2007 report, as conclusions in that report were based largely on the 

surrounding landscape and proximity of critical areas, and these feature have not 

changed substantially.  Pileated woodpecker foraging opportunities have 

increased somewhat, as new snags are present.  The presence of two hatch‐year 

flickers on the site during a 5 August 2013 site visit suggests a nesting cavity 

suitable for that species is located on or near the property.   

Potential Impacts and Mitigation 
The project consists of a plan to establish 14 single‐family residential lots as part 

of a conservation subdivision.  Impacts to steep slope critical areas and 

associated buffers are proposed to occur as detailed in the Critical Areas Report 

prepared by The Watershed Company.   

Ongoing impacts to wildlife as a result of the Newport View development are 

those typically associated with single‐family residential uses, and include the 

possibility of further invasion by non‐native plants, pet harassment of wildlife, 

litter and yard waste, and noise and light disturbances in addition to habitat loss.  

Impacts from the proposed site development include a loss of the majority of 

habitat on the site due to the access road and future house development.   

Impacts to mature trees and overall wildlife habitat have been avoided and 

minimized as possible within the constraints of slope, access, and tree health 

considerations.  Current site plans include retention of 79 trees, 32 percent of 

existing trees.  Trees marked for removal in mitigation areas, and especially on 

steep slopes, will be snagged in place when possible in order to reduce soil 

disturbance, equipment access, and maintain habitat value.  Some areas placed 

into developable lots may retain native vegetation, but current plans do not 

include individual lot development.  The removal of trees will have temporal 

impacts to wildlife.  However, retained and created snags in particular will 

continue to provide habitat value for pileated woodpeckers, other cavity‐nesting 

birds, and small mammals.   
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Preserved steep slope areas and their buffers are proposed to be enhanced as 

detailed in the Steep Slope Mitigation Plan prepared by The Watershed 

Company.  The proposal includes the enhancement of 2,680 square feet of steep 

slope and 11,261 square feet of steep slope buffer and adjacent areas.  Mitigation 

includes removal of noxious weeds including English ivy, Himalayan and 

evergreen blackberry, and Scotch broom.  The enhancement areas will be 

restored with a variety of native trees, shrubs, and groundcover which will also 

provide food and cover opportunities and overall wildlife habitat values, 

particularly over time.  
 

Literature Cited 
Johnson, D.H. and T.A. O’Neil.  2001.  Wildlife‐Habitat Relations in Oregon and 

Washington.  Oregon State University Press.  Corvallis, OR. 
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Site Photographs  

 

Photo 1: Young deciduous forest (8/5/13) 

 

Photo 2: Douglas‐fir trees in mature forest patch (8/5/13) 
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Photo 3: Main trail bordered by invasive species (8/5/13) 

 

Photo 4: Side trail (8/5/13) 



 

May 3, 2007 

Herb Mull 

c/o Jerrit Jolma 

J3ME 

1375 NW Mall Street, Suite 3 

Issaquah, WA 98027 

Via email: jerrit@j3me.net 

Re:  Wildlife Habitat Study, Newport View 

TWC # 070301 

Dear Herb: 

To satisfy the requirements of Bellevue Land Use Code (LUC) 20.25H.165, I have completed a 

habitat assessment that addresses the existing and potential future conditions on the property 

known as Newport View (parcels 3343301725 and –26).  The subject property is located at the 

intersection of SE 64
th

 Street and 120
th

 Avenue SE in the City of Bellevue.  This report presents 

my findings.   

Methods 

I visited the site on March 7, 2007 to evaluate its present and potential performance as wildlife 

habitat.  I recorded the approximate location of habitat types and listed common vegetative 

species (see enclosed Habitat Sketch and Table 1, below).  I also examined existing resources, 

including King County and City of Bellevue sensitive areas inventories, Washington Department 

of Fish and Wildlife Priority Habitat and Species (PHS) data, and U.S. Fish and Wildlife Service 

critical habitat data. 

I evaluated existing conditions using a modified functional assessment model incorporating 

vegetative structure and composition; habitat interspersion and connectivity; immediate, adjacent 

and distant land use; special habitat features; use by wildlife species of interest; and cultural, 

economic, and social functions (see enclosed Upland Habitat Functional Assessment Scoring 

Form).  Rare plants and habitat types were omitted from the analysis because I determined that 

none are present on the site.  The modified model considers study site size, along with the factors 

listed above, in determining a relative value for upland habitat.  Qualitative assessments of each 

parameter are used to assign a number value, and the resulting score is placed on a scale specific 

to the site. 

Habitat interspersion and connectivity were assessed using 2006 aerial photographs with ground-

truthing.  Connectivity was defined based on the habits of birds and mammals (e.g., breaks in the 

corridor were determined by the likelihood that they would deter wildlife crossing, rather than 

hydrologic breaks).  Other aspects of habitat quality were evaluated during a field visit.  Potential 
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wildlife use was assessed for any species I determined could potentially occur in the immediate 

area, limited to those species on any state or federal list (WDFW Priority Habitats and Species; 

State sensitive, candidate, threatened, or endangered species; and federal species of concern, 

threatened, or endangered species).  Surrounding land use was determined using the King 

County iMap on-line information page, and cultural, educational, recreational, commercial, and 

aesthetic values were qualified after both visiting the site and reviewing available information.   

I projected future functional value based on the expected succession of habitat types on the 

property and available information pertaining to land use in the project vicinity.  This was 

conducted independently of the functional assessment. 

Findings 

The subject property can be separated generally into three types of plant communities: young 

mixed coniferous-deciduous forest with scattered mature trees, pole/sapling mixed forest, and 

scrub-shrub with patches of low-growth vegetation.  Douglas-fir and Pacific madrone are the 

dominant tree species in the forested areas.  On roughly the eastern third of the property, these 

species create a canopy that ranges from nearly closed at the east property boundary to dense 

with openings in the remainder of the young forest area.  The understory is sparse in the most 

mature sections of forest along the east edge of the property.  In this area, the understory is 

nearly limited to sword fern and English ivy (Table 1).  

Table 1: Common vegetative species identified on the study site. 

Common name Scientific name Habitat type(s)* Native  Non-native 

Pacific madrone Arbutus menziesii YF, PF X  

Douglas-fir Pseudotsuga menziesii YF, PF X  

Red alder Alnus rubra PF, SS X  

Big-leaf maple Acer macrophyllum PF X  

Black cottonwood Populus balsamifera PF X  

Beaked hazelnut Corylus cornuta PF X  

Vine maple Acer circinatum PF X  

Himalayan blackberry Rubus armeniacus PF, SS  X 

English ivy Hedera helix YF  X 

Scot’s broom Cytisus scoparius PF, SS  X 

Salal Gaultheria shallon PF X  

Bracken fern Pteridium aquilinum SS X  

Sword fern Polystichum munitum YF, PF X  

Grass/weeds  PF, SS X X 

*YF=young forest; PF=pole/sapling forest; SS=scrub-shrub 
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The pole/sapling forest is actually sparsely treed with an understory that varies from typical 

western Washington native shrubs and ferns to dense patches of invasive species.  A mosaic of 

scrub-shrub patches concentrated in the western portion of this area includes an open grassy area, 

dense Himalayan blackberry, and Scot’s broom mixed with native species, in addition to the 

small areas of almost exclusively native shrubs.  The several gravel trails on the site, along with 

small clearings at the termini, are concentrated in the western half of the site. 

Data from the WDFW PHS program do not document occurrences of PHS species on the subject 

property.  A bald eagle buffer management zone is more than 1.0 mile from the site.  Priority 

anadromous and resident fish presence is documented in the Coal Creek riparian area (a PHS 

Urban Natural Open Space) approximately 0.3 mile north of the site.  There is no hydrologic or 

vegetative connection between the riparian area and the study site.  The only other PHS polygons 

within one mile of the site are the Coal Creek Wetlands, which are separated from the study site 

by paved roads and development. 

Potential wildlife use of the site includes birds and small mammals.  The site does not have 

suitable habitat for fish, amphibians, or large mammals.  Habitat for species of local importance 

(LUC 20.25H.150A) is limited to foraging sites for pileated woodpeckers and red-tailed hawks, 

and potential perching and nesting sites for other common birds.  The likelihood that birds of 

local importance other than pileated woodpeckers will use the site is low, however.  Bald eagles, 

great blue herons, purple martin, and osprey commonly select perching sites proximate to water 

and forage in or over aquatic habitats, and the study site is not within easy access of such areas.  

More suitable perch and forage sites for these species exist closer to water in all directions.  The 

site is in too highly developed a landscape for other species of local importance.   

The mix of shrubs and trees on the site provides cover and foraging habitat for common bird and 

mammal species.  Continuity with other vegetated areas makes it likely that mice, voles, 

squirrels, raccoons, and songbirds would use the site.  The shrubby areas provide dense ground 

cover, and forested areas a higher canopy.  Common species nest and forage in both of these 

strata.  Snags also provide nest sites for cavity nesting birds, and the site might support nesting 

flickers, other woodpeckers, nuthatches, chickadees, and creepers.   

Habitat on the study site rates low overall, 38 on a scale of 28 to 84, despite some areas of 

greater value (see enclosed Functional Assessment Scoring Form).  The area of highest value 

occurs along the eastern edge of the property, which contains the oldest trees and sparsest 

invasive species.  Douglas-fir, Pacific madrone, and red alder form a closed canopy, with a 

sparse understory of mostly native shrubs and ferns.  Coupled with the adjoining younger forest 

to the west, this area provides two vegetative layers of moderate complexity and is connected to 

a narrow and broken vegetative corridor extending from Newcastle Way in the south to just short 

of SE 60
th

 Street in the north, a distance of approximately 0.5 mile.  It has several snags with 

signs of woodpecker use, and no structures or paved roads.  Farther west on the site, as the young 

forest gives way to disturbed scrub-shrub, habitat value is lower.  Native trees are small and 

sparse, and gravel trails and roads cover more area and break the north-south corridor. 

The site is not typical Puget Sound lowland forest.  Because of previous logging and disturbance, 

much of it remains in early succession.  Pockets of native overstory species, if left undisturbed, 
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would change the site over time to more typical western red cedar/Douglas-fir dominated forest.  

However, the presence of roads and trails allows access for continued disturbance, such as 

dumping, and also compacts the soils, preventing proliferation of native species.  Highly 

aggressive non-native species dominate in these areas, and would continue to do so if not 

deliberately removed.  Overall, the eastern third of the site would likely continue as forest, 

increasing in habitat value as trees became larger and snags were left standing.  The highly urban 

land use of the surrounding area makes it unlikely that the existing narrow corridor would remain 

intact, however.  Presently the corridor is made up mostly of residential yards that have retained 

a few large trees, but the parcels comprising the corridor are not necessarily afforded regulatory 

protection from tree removal. 

Summary 

The Newport View property presently contains a mix of habitat types ranging from highly 

disturbed scrub-shrub along 120
th

 Avenue SE to second- or third-growth madrone/Douglas-fir 

forest along the eastern property boundary.  The eastern third of the property represents the area 

of highest habitat value, as it supports the most mature and numerous native species, has several 

snags, has the lowest occurrence of invasive species, and adjoins a narrow band of trees running 

north-south for approximately 0.5 mile. 

Projected succession of the site would likely increase habitat values in the forested area, but is 

limited by non-native species infestations, accessibility for vandalism and dumping, and 

compacted soils in the other areas.  As well, surrounding land use is intense and likely to have 

increasing impact on the area and narrow vegetated corridor. 

Please note that the findings of this report are subject to verification and agreement by the City 

of Bellevue.  Please let me know if I can provide any further information. 

Sincerely,  

 

Suzanne Tomassi, MSc 

Wetland/Wildlife Biologist 

 

Enclosures 



 

 
Notes:  Locations are approximate and not to scale. 

Habitat Sketch 

Newport View Project 

Prepared for New Concept Homes, Inc. 

03/08/07 
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Subject parcel 

LEGEND 

Madrone/Douglas-fir forest 

Young forest/scrub-shrub 

Scrub-shrub/low growth vegetation 

Gravel/compact dirt trail 
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DRAFT FUNCTIONAL ASSESSMENT TOOL 
for Upland Habitat 

   

Property address SE 64th Street and 120th Ave SE                             

Location Range 05 Township  24   Section   21 ____ 

Parcel number  33433017-25 and -26  ___________ 

Property owner       ____ 

Telephone number (           )  -            -__________ 

Project name  Newport Heights    

Project contact  Jeff Fransen                       

Telephone number(           )  -            -__________ 

Address Triad Development                                 

 

Staff           Date(s) of site visit(s)     

Washington Department of Fish and Wildlife Priority Habitat and Species (PHS) data obtained? Y/N   

 POINTS  No points 1 2 3 Additional points Score 

1.0 PROPERTY DESIGNATION Zone A Zone B Zone C Zone D   

1.1 Existing impervious surface  >90% 50-90% 20-50% 0-20%  -- 

2.0 LANDSCAPE PARAMETERS      Score 

2.1 
Land use/development 
density 

Zone A Zone B Zone C Zone D  2 

2.2 
*Occurrence (number) of 
habitat types 

0 1 2 3+  3 

2.3 
**Proximity of known 
critical areas (distance to 
edge) 

>2,500 ft <2,500 ft <1,200 ft <100 ft 
+1 point if 
contiguous with 
critical area (4 pts) 

0 

2.4 
Habitat connectivity and 
corridors 

No connection to 
other habitat 
areas (or 
connection not 
fitting other 
categories) 

25-foot-wide 
connection to 
vegetated areas 
of at least 5 
acres 

25-foot-wide 
connection to 
vegetated areas 
of at least 50 
acres but not 
listed parks*** 

25-foot-wide 
connection to  
King County 
wildlife network 
or listed 
parks*** or 

100-foot wide 
to any area of at 
least 50 acres 

+1 point for 150-
foot-wide 
connection King 
County wildlife 
network or listed 
parks*** 

0 



City of Bellevue 

DRAFT FUNCTIONAL ASSESSMENT TOOL 
for upland habitat 

 

2.5 Patch size 0.- <1.0 ac 1.0-5.0 ac >5-10 ac 10-25 acres 
>25 acres = 4 
points 

1 

2.6 
*Interspersion of habitat 
patches (excluding 
patches <1 ac in area) 

No or isolated 
patch (no others 
within 0.5-ac 
circle) 

Low Moderate High 

+1 point if wildlife 
network or listed 
park is included 

1 

3.0 LOCAL PARAMETERS No points 1 point 2 points 3 points Additional points Score 

3.1 
Size of native trees on 
site 

No significant 
trees on site 

6-12” dbh 
tree(s) present 

12-20” dbh 
tree(s) present 

>20” dbh tree(s) 
present 

+1 point if tree(s) 
>30” dbh are 
present 

4 

3.2 Coniferous component 

No conifers on 
site 

Conifers very 
sparse or 
present in 
understory only  

Conifers co- or 
sub-dominant 
in overstory of 
forested areas 
or dominant 
and forest is 
<1 acre 

Conifers 
dominant in 
forested areas 
and forested 
areas make up 
at least 1 acre 

+1 point if 
conifers >30” 
dbh are present 

3 

3.3 Percent cover (sample 
vegetated areas only) 

      

Ground layer (0-2.3 ft) 

(5-ft radius) 
0% 0-25% 25-50% 50%+ 

+1 point for cover 
>75% in each 
sample plot; -1 
point if mowed 
grass is >50% 

2 
(avg) 

Shrub layer (2.3-25 ft) 

(10-ft radius) 
0% 0-25% 25-50% 50%+ 

+1 point for cover 
>75% 

3 
(avg) 

Canopy (>25 ft) 

(30-ft radius) 
0% 0-25% 25-50% 50%+ 

+1 point for cover 
>75% 

2 

(avg) 

3.4 
Vegetative vertical 
structural diversity 
(foliage height diversity) 

FHD = 0 FHD < 0.70 FHD = 0.70-
0.90 

(site avg=0.78) 

FHD > 0.90 

 
2 

(avg) 
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for Upland Habitat 

3.5 
Vegetative species 
richness 

0-1 species 2-5 species 6-19 species 20+ species  2 

3.6 

Invasive species 
component 

 

>75% cover 25-75% cover 10-25%cover <10% cover  1 

3.7 
Proximity to year-round 
water 

>1.0 mi or artificial 
feature with 
maintained 
/invasive buffer 
present within 
0.3-1 mi 

0.3-1.0 mi or 
artificial feature 
with maintained/ 
invasive buffer 
present within 
<0.3 mi 

<0.3 mi or 
artificial feature 
with maintained/ 
invasive buffer 
present within 
patch 

Natural water 
feature present 
within patch 
with native 
buffer 

 0 

3.8 Snags (≥4 in dbh) No snags on site 1/ac or fewer 2-6/ac >7/ac 

Add 0.5 point for 
each >20 in dbh 
and 1 point for 
each >30 in dbh 

2 

3.9 Other habitat features None 1 2-4 5 or more  1 

Landscape parameters points 7 

Local parameters points 22 

TOTAL POINTS 31 

 

* Use circle of the appropriate size for the property’s zone: 

Zone A – 0.5 ac 

Zone B – 5.0 ac 

Zone C – 100 ac 

Zone D – 250 ac 

** PHS data required for sites in Zone D 

***Parks: Mercer Slough, Phantom Lake wetland complex, Larson Lake wetland complex, Cougar Mountain Regional Wildland Park, 

Weowna Park; King County wildlife network  












