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I. Proposal Description 

The City of Bellevue Transportation Department proposes to widen 124th Avenue NE to five 

lanes, including a multi-purpose pathway, sidewalks, bike lanes, landscaping from NE Spring 

Boulevard to Northup Way.  Replacement of the culvert under 124th Avenue NE that carries 

the West Tributary of Kelsey Creek is proposed as part of the project in order to make the 

culvert fish-passable.  A cross section of the road is below. 

 

Figure 1 

 
 

Temporary and permanent impacts from the project to steep slopes, stream and wetland 

buffers respectively will result from this proposal.  Construction of this project is proposed in 

phases, with the first phase ending just south of the stream culvert under 124th Avenue NE at 

Ichigo Way.  Construction of the next phase from Ichigo Way to Northup Way is contingent 

upon funding and coordination with future construction proposals at Northup Way.  However, 

review of this proposal includes all impacts to critical areas, the culvert replacement to be fish-

passable and any necessary mitigation and restoration.  New or expanded public rights of 

way are an allowed use in critical areas provided there is no other feasible alternative 

demonstrated.  Impacts are proposed to wetland buffers and some removal of steep slopes 

is proposed.  See attachment 1 for project plans. 

 

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

 

A. Site Description   

The focus of this application is 124th Avenue NE, from NE Spring Boulevard to Northup Way.  

The West Tributary of Kelsey Creek crosses under 124th Avenue in an existing culvert.  

Wetlands 1, A, and B/C are found adjacent to the stream channel and are category II, IV, and 

III respectively.  The properties adjacent to the project area are predominantly commercially 

zoned and are historically industrial uses with most of the site covered in impervious surfaces.  

The West Tributary regional stormwater facility is adjacent to 124th Avenue, east of the road.  

See Figure 2 below for project location. 
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Figure 2 

 
 

B.  Zoning   

The properties in vicinity of the public right of way are zoned:  

 BR-OR and OR-1, Bel-Red Office/Residential, Node 1 

 BR-R, Bel-Red Residential 
 

C.  Land Use Context   

The properties in vicinity have predominantly commercial and residential Land Use 
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Designations. 

 

D. Critical Areas On-Site and Regulations 

 

i. Streams and Riparian Areas 

Streams are classified into four types, based on their flow and capacity to support fish and 

fish habitat. Artificial channels (e.g., ditches) are generally not protected, unless they are 

used by salmonids or convey a stream that previously occurred naturally in that location.  

 

Stream needs healthy riparian areas along its banks and floodplain. Riparian vegetation 

provides shade, which protects water quality; retains soil, which prevents erosion that can 

affect salmon spawning and feeding areas; holds back flood flows; and provides wildlife 

habitat and the large woody debris that stores sediments, slows flood velocities, and 

creates good fish habitat. 

 

ii. Wetlands 

Wetlands include the vegetated edges of ponds and areas commonly called swamps, 

marshes, and bogs. Frequently, their water is only visible in the spring. Wetlands are 

classified into four categories, based on a combination of habitat, water quality, and flood-

flow-reduction functions.  

 

Wetlands provide rearing and foraging habitats for fish and wildlife and food chain support 

for downstream waters. Wetlands provide natural water quality improvement; flood-flow 

reduction and storage; shoreline erosion protection; and opportunities for passive 

recreation. Many urban wetlands are heavily disturbed, but still provide valuable water 

quality treatment and flood-flow reduction. 

 

iii. Geologic Hazard Areas 
Geologic hazards pose a threat to the health and safety of citizens when commercial, 

residential, or industrial development is inappropriately sited in areas of significant hazard.  

Some geologic hazards can be reduced or mitigated by engineering, design, or modified 

construction practices.  When technology cannot reduce risks to acceptable levels, 

building in geologically hazardous areas is best avoided (WAC 365-190). 

 

Steep slopes may serve several other functions and possess other values for the City and 

its residents. Several of Bellevue’s remaining large blocks of forest are located in steep 

slope areas, providing habitat for a variety of wildlife species and important linkages 

between habitat areas in the City.  These steep slope areas also act as conduits for 

groundwater, which drains from hillsides to provide a water source for the City’s wetlands 

and stream systems.  Vegetated steep slopes also provide a visual amenity in the City, 

providing a “green” backdrop for urbanized areas enhancing property values and buffering 

urban development. 

 

III. Consistency with Land Use Code Requirements: 

A. Zoning District Dimensional Requirements: 

All work is within the City-owned right-of-way and the zoning requirements of the Land Use 
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Code do not apply.  The only structure proposed is a new stream culvert under the road. 

 

B. Critical Areas Requirements LUC 20.25H: 

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

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

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

setback from a critical area or buffer.  The proposed improvements are allowed uses in critical 

areas, buffers, and setbacks, provided certain requirements are met. The project is subject to 

the performance standards found in LUC 20.25H.055.C below. 

 

i. Consistency With LUC 20.25H.055.C.2.a 

New or expanded facilities and systems are allowed within the critical area or critical 

area buffer only where no technically feasible alternative with less impact on the critical 

area or critical area buffer exists. A determination of technically feasible alternatives 

will consider: 

 

1. The location of existing infrastructure; 

The proposal is within the City’s right-of-way and is improving an existing road.  

There is no opportunity to locate these improvements elsewhere that avoids 

wetland buffers as wetlands are located on both sides of the road currently.  The 

impact of the steep slope is proposed to avoid further impacting the wetlands. 

 

2. The function or objective of the proposed new or expanded facility or 

system; 

The proposal is one of the road improvements necessary to fulfill the City’s long 

term vision and plans for the Bel-Red subarea.  The plan calls for the conversion 

of an historical industrial area to commercial, office, and residential uses, 

improvement of all modes of transportation as well as remediation of historical 

environmental impacts and degradation.  This road project provides five lanes with 

a multipurpose pathway.  Due to the road widening proposed, part of this proposal 

is the replacement of the existing culvert which carries the West Tributary of Kelsey 

Creek under 124th Avenue NE in order to make the culvert fish-passable per the 

plans and details found as Attachment 2. The proposed culvert is 10 feet tall, 20 

feet wide, and 142 feet long and will result in daylighting a portion of the creek.  

The culvert will be installed to match the existing slope of the upstream channel.  

Engineered stream bed material will be placed within the culvert with a depth 

varying from 2.5 to 5 feet thick.    The replaced culvert will be designed to facilitate 

fish passage once barriers are removed downstream.  This culvert was also 

reviewed under the prior SEPA review in application 14-130765-LM which 

contained culvert designs found on Attachment 2.  The future culvert will require 

approval of a Hydraulic Permit Approval (HPA) from the Washington Department 

of Fish and Wildlife.  The culvert will be required to meet any requirements or 

conditions of the HPA permit. See Section X for a related condition of approval.  

 

3. Demonstration that no alternative location or configuration outside of the 

critical area or critical area buffer achieves the stated function or objective, 



124th Ave NE – NE Spring Blvd to Northup Way – COBT  
15-118691-LO 
Page 7 of 14 

 
including construction of new or expanded facilities or systems outside of 

the critical area;  

Given the City’s right-of-way in this location has wetlands on both sides of the road 

there is no alternative location or configuration that would avoid intrusions 

proposed by the project.  The extent of impact can be limited.  The project makes 

use of solider pile walls to limit the extent of the developed right-of-way into the 

wetland buffer and avoid placement of fill slopes in the buffer.  The project also 

avoids permanent impacts to wetlands and only impacts the buffers by placing the 

proposed road in the highly disturbed steep slope west of 124th Avenue NE.  By 

impacting the steep slope the wetland is avoided more than if the slope was 

retained.  Only temporary impacts to the stream are proposed which result from 

culvert replacement.  Permanent impacts to wetland buffers are proposed which 

result from widening of the paved area to include new lanes, sidewalks, and multi-

use paths and bike lanes.  See Figure 3 below for a detail of the wall along wetland 

1, east of 124th Avenue NE.  See Attachment 1 for project plans showing the walls 

and road proposed. 

 

Figure 3 
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4. Whether the cost of avoiding disturbance is substantially disproportionate 

as compared to the environmental impact of proposed disturbance; and 

The steep slope critical area is highly impacted by historical clearing.  The wetland 

buffer is impacted and not “high functioning” as it has been disturbed by mowing 

and indirect road impacts such as noise and light spillover (Critical Areas Study).  

The use of retaining walls rather than fill slopes increases project cost but avoids 

impacting the actual wetlands, keeping the impacts within the outer wetland buffer.  

The project is required to replace the stream culvert which is a high cost but will 

allow the culvert to be fish-passable and improve aquatic habitat by daylighting 

more of the stream that is currently in the culvert.  The costs associated with the 

construction allow environmental impacts to be avoided, reduced or improved in 

the case of the culvert.  Impacts cannot be avoided since the road has wetlands 

on both sides.  Avoiding impacts would result in reduction of the roadway width 

and would not meet the vision for the Bel-Red area which includes modes of transit 

beyond cars.  Narrowing the road would also remove the requirement to replace 

the culvert.  The cost of avoidance is greater than the impacts proposed and the 

improvement of the stream culvert. 

 

5. The ability of both permanent and temporary disturbance to be mitigated. 

As identified in the submitted wetland studies there are ample opportunities to 

mitigate the buffer impacts.  A total of .28 acres of permanent buffer impact is 

proposed that will be mitigated by planting and enhancing .28 acres of buffer of 

wetland 1 that is east of the road in the West Tributary stormwater facility.  See 

Figure 4 below for wetland impacts and Attachment 4 for wetland typing.  See 

Attachment 3 for mitigation plan areas which are broken into two separate areas, 

one along 124th Avenue NE and the second at the far eastern boundary of the 

wetland.  This plan also includes conceptual restoration plans for restoration of 

temporary disturbance caused by the culvert replacement.  A revision to the 

mitigation plan was created in order to show all proposed mitigation and restoration 

associated with the 124th Avenue NE construction and the restoration of Wetland 

1 proposed by the Utilities Department under a separate application.   

 

Figure 4 
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This plan also includes conceptual restoration plans for restoration of temporary 

disturbance caused by the culvert replacement.  The culvert will be installed to 

match the existing slope of the upstream channel.  Engineered stream bed material 

will be placed within the culvert with a depth varying from 2.5 to 5 feet thick.  See 

Section X for a related condition of approval. 

 

Approximately .42 acres of steep slope are being impacted on the west side of 

124th Avenue NE in order to avoid the wetland buffers and wetlands as much as 

possible.  However the plans show the impact but do not show any mitigation for 

this impact which effectively removes the steep slope.  Some mitigation is needed 

for the impact of the steep slope.  The future mitigation plans submitted with the 

construction permits are required to provide mitigation for the impacted slope.  See 

Section X for a related condition of approval. 

 

This project is proposed adjacent to another City Utility Department project which 

proposes to conduct wetland restoration within wetland 1.  The Utility project is 

entirely separate but construction may potentially coincide with the mitigation 

planting in the wetland buffer of wetland 1.  As shown in Attachment 3, the planting 

in the buffer is located on the east side of 124th Avenue NE and the east portion of 

the wetland, in the buffer.  Also shown on the plan is future restoration of areas 

temporarily disturbed by construction of the West Tributary culvert under 124th 

Avenue NE.  Construction of the culvert and road section from the culvert to 

Northup Way is contingent on funding and future project plans along Northup Way.  

The future permits for construction of the road must depict all proposed mitigation, 

restoration and provide full details on all planting specifications.  See Section X 

for a related condition of approval. 

  

ii. Consistency with LUC 20.25H.055.C.2.b 

If the applicant demonstrates that no technically feasible alternative with less impact 

on the critical area or critical area buffer exists, then the applicant shall comply with 

the following: 

 

1. Location and design shall result in the least impacts on the critical area or 

critical area buffer;  

2. Disturbance of the critical area and critical area buffer, including disturbance 

of vegetation and soils, shall be minimized; 

3. Disturbance shall not occur in habitat used for salmonid rearing or spawning 

or by any species of local importance unless no other technically feasible 

location exists;  

4. Any crossing over of a wetland or stream shall be designed to minimize 

critical area and critical area buffer coverage and critical area and critical 

area buffer disturbance, for example by use of bridge, boring, or open cut 

and perpendicular crossings, and shall be the minimum width necessary to 

accommodate the intended function or objective; provided, that the Director 

may require that the facility be designed to accommodate additional facilities 

where the likelihood of additional facilities exists, and one consolidated 
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corridor would result in fewer impacts to the critical area or critical area 

buffer than multiple intrusions into the critical area or critical area buffer; 

5. All work shall be consistent with applicable City of Bellevue codes and 

standards;  

6. The facility or system shall not have a significant adverse impact on overall 

aquatic area flow peaks, duration or volume or flood storage capacity, or 

hydroperiod;  

7. Associated parking and other support functions, including, for example, 

mechanical equipment and maintenance sheds, must be located outside 

critical area or critical area buffer except where no feasible alternative exists; 

and 

8. 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. 

The design of the project results in the least impact by aligning the project as far 

from the wetland critical areas and critical areas buffers as possible within the 

existing street right-of-way limits.  The use of retaining walls limits the intrusion of 

the right-of-way by avoiding the use of fill slopes.  The placement of the roadway 

in the steep slopes also avoids the wetlands and buffers.  The design of the project 

minimizes impacts to vegetated critical areas buffers by locating new sidewalks 

within roadway shoulders that do not have woody vegetation growing under 

existing conditions.   The project will improve the culvert and make it fish-passable.  

All project work will be consistent with applicable City of Bellevue codes and 

standards.  The project does not include any parking or other support functions 

within critical areas or critical areas buffers.  All areas of new permanent 

disturbance and temporary disturbance within critical areas or critical areas buffers 

will be mitigated pursuant to the mitigation included in this report meeting 

requirements of Bellevue LUC 20.23H.210. 

 

iii. Consistency With LUC 20.25H.080 and LUC 20.25H.100 

New lighting will be directed away from the West Tributary.  Other than noise 

potentially created by additional vehicles, the only increase in noise levels would result 

from construction.  Runoff from impervious surfaces will be treated prior to release to 

any wetland or stream. The outer edge of the wetland buffer adjacent to the West 

Tributary will be planted with dense vegetation to limit pet or human per the submitted 

mitigation plan.  Use of pesticides, insecticides, and fertilizers within 150 feet of the 

edge of buffers adjacent to the West Tributary will be in accordance with the City of 

Bellevue’s Environmental Best Management Practices. 

 

IV. Public Notice and Comment 

  

Application Date:   July 17, 2015 

Public Notice (500 feet):  July 30, 2015 

Minimum Comment Period:  August 13, 2015 

 

The Notice of Application for this project was published in the City of Bellevue Weekly Permit 

http://www.bellevuewa.gov/bellcode/Bluc2025H.html#20.25H.210
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Bulletin and Seattle Times on July 30, 2015.  It was mailed to property owners within 500 feet 

of the project site.  Comments were received from Karen Walter with the Muckleshoot Indian 

Tribe regarding the removal of King County controlled flow structures that limit fish use of the 

West Tributary and how the culvert replacement proposed would improve this situation.  The 

applicant has responded that the proposed improvement of 124th Avenue NE does not impact 

or change the flow structures which are on King County property and not within the public 

right-of-way.  The county may remove these structures in the future as part of redevelopment 

and at that time the culvert proposed for replacement will not limit fish access.  Another 

comment concerned design of the proposed culvert and ensuring rock bands in the stream 

bed are sufficiently covered so as to not become future barriers to fish.  The applicant’s 

engineer has responded that the rock bands are meant to maintain the stream bed gradient 

and that voids will be filled and covered with finer streambed sediments but the 2013 WDFW 

Water Crossing Guidelines do not state that coarse rock bands must be covered with material.  

The engineer stated that this description if found in the construction specs and not on the 

plans.  The future construction plans for the culvert will need to address the coverage of the 

rock bands and the plans will need to meet WDFW requirements for fish passable culverts.  

See Figure 5 below for a depiction of the culvert and rock bands and Attachment 6 for 

communication on the comments. See Section X for a related condition of approval. 

 

Figure 5 

 
  

V. Summary of Technical Reviews 

A. Clearing and Grading 

The Clearing and Grading Division of the Development Services Department has reviewed 

the proposed site development for compliance with Clearing and Grading codes and 

standards.  The Clearing and Grading staff found no issues with the proposed development 

and has approved the application. 

 

VI. State Environmental Policy Act (SEPA) 

A SEPA Determination of Non-Significance was issued for the entire 124th Avenue project 

under prior application 14-130765-LM on September 18, 2014.  The project received a final 

Categorical Exclusion under NEPA on October 5, 2015.   
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VII. Changes to Proposal Due to Staff Review 

Staff requested changes and coordination between Utilities and Transportation Departments 

to ensure mitigation planting for the 124th Avenue project did not conflict with wetland 

restoration and habitat improvement of the wetlands adjacent to the West Tributary within the 

stormwater facility.  The applicant was also required to respond to the public comments 

received. 

 

VIII. Decision Criteria 

 

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

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

Land Use Permit if: 

 

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

All required permits will be obtained. 

 

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

construction, design and development techniques which result in the least 

impact on the critical area and critical area buffer. 

The project locates the improvements within the existing right-of-way and limits 

permanent disturbance as much as possible to have the least impact on wetlands and 

wetland buffers.  Use of walls to avoid fill slopes and the placement of the right-of-way 

in the steep slope avoids the wetland and buffers as much as can be done considering 

the linear nature of the project and that the road has wetlands on both sides.  The 

project will also be replacing the existing culvert to make it fish-passable and ready to 

facilitate fish use one downstream blockages are removed. 

 

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

maximum extent applicable. 

As discussed in Section III of this report, the applicable performance standards of LUC 

Section 20.25H are being met. 

 

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

protection, and utilities. 

The proposed improvements enhance a public facility by providing new capacity and 

non-motorized transportation options. 

 

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

requirements of LUC Section 20.25H.210. 

The mitigation planting plan is found in Attachment 3 and mitigates the project impacts 

by improving a .28 acre area of wetland buffer.  As conditioned, the mitigation provided 

must also address the .42 acre area of impacted steep slopes. 

 

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

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

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

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

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

Development Services Department does hereby approve with conditions the disturbance 

and modification of critical areas for the proposed improvement of 124th Avenue from NE 

Spring Boulevard to Northup Way.  Approval of this Critical Areas Land Use Permit does 

not constitute a permit for construction.  Separate development permits are required 

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

codes and standards. 

 

Note- Expiration of Approval:  In accordance with LUC 20.30P.150 a Critical Areas Land 

Use Permit automatically expires and is void if the applicant fails to file for a building permit or 

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

unless additional time is granted by the approval.  As previously discussed, the construction 

of the culvert and portion of 124th Avenue from the culvert to Northup Way is contingent upon 

funding and coordination with potential transportation projects on Northup Way.  Per LUC 

20.30P.150.B, this approval is granted a three-year expiration.  If the City’s critical area 

ordinance is updated in this period this approval may expire if the regulations change 

substantially or any additional mitigation is required by the new regulations.  No extension 

beyond the three-year expiration can be granted. 

 

X. Conditions of Approval 

 

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

including but not limited to: 

 

Applicable Ordinances Contact Person 

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

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

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

 

The following conditions are imposed under the Bellevue City Code or SEPA authority 

referenced: 

 

1. Development Permit: Approval of this Critical Areas Land Use Permit does not constitute 

an approval of a development permit.  Application for a clearing and grading or other 

required permits must be submitted and approved.  Plans submitted as part of either 

permit application shall be consistent with the activity permitted under this approval. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Development Services Department 

 

2. Final Mitigation and Restoration Planting:  The mitigation planting proposed is required 

to be installed and the plans submitted under the application are considered conceptual.  

A final plan is required to be submitted under future construction permits.  All areas of 



124th Ave NE – NE Spring Blvd to Northup Way – COBT  
15-118691-LO 
Page 14 of 14 

 
temporary disturbance within critical areas and buffers shall be restored.  The plans 

submitted shall provide full planting specifications and details.   

 

Authority: Land Use Code 20.30P.140; 20.25H.220 

Reviewer: Reilly Pittman, Development Services Department 

 

3. Mitigation for Steep Slope Impacts:  The submitted plans show that a .42 acre area of 

steep slopes west of 124th Avenue NE will be impacted.  The future mitigation plans shall 

provide mitigation for this impact and show how the impacted slope is mitigated for by the 

project.   

 

Authority: Land Use Code 20.30P.140; 20.25H.220 

Reviewer: Reilly Pittman, Development Services Department 

 

4. Maintenance and Monitoring:  Maintenance and monitoring of the mitigation planting is 

required for five years per the plan found in the submitted critical areas assessment as 

Attachment 3.  A copy of the monitoring reports is required to be submitted to the 

Environmental Planning Manager for the Land Use Division of Development Services 

annually. 

 

Authority: Land Use Code 20.30P.140; 20.25H.220 

Reviewer: Reilly Pittman, Development Services Department 

 

5. Construction from Ichigo Way to Northup Way:  Construction from Ichigo Way to 

Northup Way and the culvert replacement is proposed to be delayed and will require 

separate development permits.  Please reference the expiration note above.   

 
Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Development Services Department 

 
Stream Bed and Culvert Design:  A fish passable culvert that meets the requirement of 

the Water Crossing Design Guidelines (WDFW, 2013) or as amended is required. The 

plans submitted under the future clearing and grading permit that includes the culvert 

crossing shall clearly depict the design of the stream bed and gradients including any rock 

bands and any material placed to cover the bands.  Any WDFW requirements of a future 

HPA permit approval for a fish passable culvert must be implemented as outlined on the 

permit. 

 

Authority: Land Use Code 20.25H.055.C.2.b 

Reviewer: Reilly Pittman, Development Services Department 

 



Reilly Pittman rpittman@bellevuewa.gov                         (425) 452-4350
Text Box
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124TH AVE NE
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(A-LINE)
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SPRING DISTRICT

COCA COLA

SAFEWAY
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124th Ave NE - NE Spring Blvd
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(A-LINE)
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CITY OF BELLEVUE

STERNOFF
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95% SUBMITTAL NOT FOR CONSTRUCTION

124TH AVE NE
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KING COUNTY METRO

CITY OF BELLEVUE

SHURGARD STORAGE
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STERNOFF CITY OF BELLEVUE

SAFEWAY

(A-LINE)

124TH AVE NE
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CITY OF BELLEVUE

SHURGARD STORAGE

KING COUNTY METRO
SAFEWAY

N
E

 1
8T

H
 S

T

M
E

T
R

O
 D

R
IV

E
W

A
Y



91 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

12
4T

H
 A

V
E

 N
E

12
4T

H
 A

V
E

 N
E



92 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

12
4T

H
 A

V
E

 N
E

12
4T

H
 A

V
E

 N
E

12
4T

H
 A

V
E

 N
E

12
4T

H
 A

V
E

 N
E



93 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

12
4T

H
 A

V
E

 N
E

12
4T

H
 A

V
E

 N
E

12
4T

H
 A

V
E

 N
E



94 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
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15' SOLDIER PILE
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124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

PRIOR TO BELLEVUE 124TH AVE NE ROADWAY PROJECT

PREPARE FOR BRIDGE CONSTRUCTION

COMPLETE PROJECT UTILITIES CONSTRUCTION
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N
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COCA COLA SAFEWAY
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(A-LINE)

124TH AVE NE

SAFEWAY

STERNOFF CITY OF BELLEVUE
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N
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SPRING DISTRICT KING COUNTY METRO

CITY OF BELLEVUE

SHURGARD STORAGE



1 POINT OF CONNECTION SHEMATIC

100 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



2 MASTER VALVE AND FLOW SENSOR 3 DOUBLE CHECK VALVE ASSEMBLY IN VAULT

5 QUICK COUPLER VALVE4 GATE VALVE 6 AUTOMATIC CONTROL VALVE

1 MANUAL DRAIN VALVE

7 AUTOMATIC CONTROL VALVE W/ FILTER

101 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



1 CURB STOP VALVE

4 POP-UP SPRAY HEAD 5 SPRAY NOZZLE ON RISER

3 PIPE AND WIRE TRENCH

6 IRRIGATION SLEEVING

2 AUTOMATIC IRRIGATION CONTROLLER AND CABINET

7 TREE ROOT WATERING SYSTEM

102 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



103 198SHT               OF

Approved By
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to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

(A-LINE)
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E

)
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E

 1
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H
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T

SPRING DISTRICT

COCA COLA

SAFEWAY



104 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
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NE 1
6T

H S
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STERNOFF

SPRING DISTRICT

SAFEWAY
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95% SUBMITTAL NOT FOR CONSTRUCTION

(A-LINE)

124TH AVE NE

SAFEWAY

STERNOFF

CITY OF BELLEVUE

CITY OF BELLEVUE
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95% SUBMITTAL NOT FOR CONSTRUCTION

(A-LINE)

124TH AVE NE

KING COUNTY METRO
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E 
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CITY OF BELLEVUE
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SHURGARD STORAGE
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124TH AVE NE
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124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

124TH AVE NE
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Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

124TH AVE NE



110 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



2

 



2

SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION







111 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION





112 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION





113 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



114 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

115 198



SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

116 198
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WALL 2

SHEET WP2

124TH AVE NE (A-LINE) N
E

 S
P

R
IN

G
 B

LV
D

(B
-L

IN
E

)

NE 16TH ST
   (C-LINE)

N
E 

IC
H

IG
O

 S
T

(D
-L

IN
E)

WALL 4

SHEETS WP4

TO WP7

WALL 1

SHEET

WP1

WALL 3

SHEET WP3

M
E

T
R

O
D

R
IV

E
W

A
Y

END CONSTRUCTION

STA 29+00.00

BEGIN

CONSTRUCTION

STA 16+00.00

WALL 5

SHEET

WP7A

WALL 6

SHEET

WP7A
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Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION
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124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

R
OB
ER

T  
D .  RICHARDSON

(DW2 - DW 3)
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127 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

R
OB
ER

T  
D .  RICHARDSON



128 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

R
OB
ER

T  
D .  RICHARDSON



129 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

R
OB
ER

T  
D .  RICHARDSON



129A 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

R
OB
ER

T  
D .  RICHARDSON



130 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
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124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME
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124th Ave NE - NE Spring Blvd
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124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION
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124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME
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to NE Ichigo Way SHEET NAME
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124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



140 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



141 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



142 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION
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124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION

SPRING DISTRICT
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124th Ave NE - NE Spring Blvd
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95% SUBMITTAL NOT FOR CONSTRUCTION

(A-LINE)

STERNOFF

CITY OF BELLEVUE

SAFEWAY

124TH AVE NE
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(A-LINE)
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124TH AVE NE
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E

 15T
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N
E
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H
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T

DW2

SHEET

DWP2

DW1

SHEET

DWP1

DW3

SHEET

DWP3

(A-LINE)

(B
-LIN

E
)

DW3A

(NE 16TH ST)

SHEET

DWP6

(C-LINE)

* See sheet DWP4 for

  (DW2 & DW3) Profiles

* See sheet DWP5 for

  (DW2 -DW3) Typical

   Roadway Sections
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124th Ave NE - NE Spring Blvd
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124TH AVE NE

NE
 1
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H 

ST

(A-LINE)

(C
-L
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E)

SPRING DISTRICT
SAFEWAY

STERNOFF

SIGN NO. STATION/OFFSET NEW/EX DESIGNATION SIGN SIZE COLOR DESCRIPTION REMARKS

X Y
A 18+24 (RT) EX R7-101 12" 18" WHITE NO PARKING ANY TIME REMOVE SIGN AND STEEL POST
A 18+26 (LT) EX R7-101 (MOD) 12" 18" WHITE NO PARKING NORTH OF HERE REMOVE SIGN AND STEEL POST
A 18+15 (LT) NEW R7-101 12" 18" WHITE NO PARKING ANY TIME INSTALL NEW SIGN ON LUMINAIRE
A 21+77 (RT) NEW R2-1 30" 36" WHITE INSTALL NEW SIGN ON NEW STEEL POST
A 18+89 (RT) EX R7-101 12" 18" WHITE NO PARKING ANY TIME REMOVE SIGN AND STEEL POST
A 19+04 (LT) EX R7-101 12" 18" WHITE NO PARKING ANY TIME REMOVE SIGN AND STEEL POST
A 19+73 (LT) EX R1-1 30" 30" RED STOP REMOVE SIGN AND WOOD POST
A 19+75 (RT) EX R7-101 12" 18" WHITE NO PARKING ANY TIME REMOVE SIGN AND STEEL POST

NEW SPECIAL 84" 18" GREEN NE 16TH ST INSTALL NEW SIGN ON MAST ARM (SEE TS SHEETS)

NEW SPECIAL 86" 18" GREEN 124TH AVE NE INSTALL NEW SIGN ON MAST ARM (SEE TS SHEETS)

NEW SPECIAL 86" 18" GREEN 124th AVE NE INSTALL NEW SIGN ON MAST ARM (SEE TS SHEETS)

NEW SPECIAL 84" 18" GREEN NE 16TH ST INSTALL NEW SIGN ON MAST ARM (SEE TS SHEETS)
A 21+00 (RT) EX R7-101 12" 18" WHITE NO PARKING ANY TIME REMOVE SIGN AND STEEL POST
A 21+41 (RT) EX R2-1 18" 24" WHITE SPEED LIMIT 5 REMOVE SIGN AND WOOD POST
A 21+72 (LT) NEW R7-101 12" 18" WHITE NO PARKING ANY TIME REMOVE BY OTHERS
A 21+81 (RT) EX SPECIAL 48" 48" WHITE 124TH PLAZA - BUSINESS SIGN RELOCATE SIGN TO STA A 20+48, 50' RT



M. ARAKELYAN
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CITY OF BELLEVUE

SAFEWAY
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SHURGARD STORAGE



159 198SHT               OF

Approved By

124th Ave NE - NE Spring Blvd
to NE Ichigo Way SHEET NAME

95% SUBMITTAL NOT FOR CONSTRUCTION



161 198

124TH AVE NE

N
E

 1
6T

H
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T

(A-LINE)

SPRING DISTRICT

SAFEWAY

(C
-L

IN
E

)

SAFEWAY
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Chapter 9: Mitigation

This chapter describes the proposed mitigation for impacts to critical areas affected by the project.

It outlines impact avoidance and minimization (including BMPs), and describes mitigation goals,

objectives, and performance standards, as well as proposed monitoring and maintenance efforts at

the mitigation site.

9.1 Mitigation Sequencing

The City of Bellevue requires that mitigation for impacts to wetland buffer follow this approved order
(LUC 20.25H.210):

1. Avoiding the impact altogether by not taking a certain action or parts of an action

2. Minimizing the impacts by limiting the degree or magnitude of the action and its
implementation with appropriate technology or by taking affirmative steps, such as project
redesign, relocation or timing, to avoid or reduce the impacts

3. Rectifying the impact by repairing, rehabilitating or restoring the affected environment

4. Reducing or eliminating the impact over time by preservation and maintenance operations
during the life of the action

5. Compensating for the impact by replacing, enhancing, or providing substitute resources or
environments

6. Monitoring the hazard or other required mitigation and taking remedial action when
necessary.

Avoidance and Minimization

The project has been designed to avoid or minimize impacts to critical areas and buffers wherever

feasible. Project impacts to critical areas will be avoided or minimized using the following design

and construction methods:

Considerable efforts have been made for this project to limit disturbance to all the wetlands,

and no wetland fill is proposed for this corridor project.

To the extent practicable, work will be performed during the dry season in the stream to limit

potential sedimentation effects and interruptions in surface and subsurface flows.

Exposed soils will be stabilized with a vegetative cover or other erosion control treatment

immediately following construction. Landscaping in compliance with City of Bellevue

standards would be installed to control erosion.

During construction, erosion control BMPs would be employed. The BMPs include use of

mulch, silt barriers, containment systems, and cover measures (straw or plastic), as well as

reseeding of areas temporarily disturbed by construction.

Oil, fuels, or chemicals will not be discharged to surface waters or onto land where there is a

potential for reentry into surface waters.

Removal of riparian vegetation will be minimized as much as possible.
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Temporarily graded and cleared areas will be restored to appropriate grades and

revegetated with appropriate native vegetation.

BMPs will be used to minimize effects during and after construction.

The project will comply with water quality conditions identified by Ecology.

9.2 Buffer Mitigation

Buffer mitigation will be provided for permanent and temporary wetland buffer impacts for this

project. Enhancement will be at 1:1 ratio for impacts to the buffer of Category II, III, and IV

wetlands (LUC 20.25H.105).

For 0.28 acres of unavoidable impacts to the wetland buffers within the project corridor,

approximately 0.28 acres of degraded wetland buffer of Wetland 1 would be enhanced (Figure 6).

The proposed buffer mitigation area is located on the east of 124th Avenue and the north end of

Wetland 1. The establishment of native woody vegetation in the degraded wetland buffer would

increase buffer functions by slowing down water flow, limiting erosion, and providing vegetative

screening and wildlife cover for Wetland 1. Table 8 presents proposed plant species to be infilled

into the existing wetland buffer areas of Wetland 1. This planting palette will also be used in

temporarily disturbed wetland buffer areas.

Table 8. Proposed Planting Palette for the Proposed Buffer Mitigation Area

Common Name Latin Name

Percentage of
Community

Composition

Typical Plant
Spacing(On

Center) Size

Oregon Ash Fraxinus latifolia 5% 8’ OC 2 gallon/4’

Sitka Spruce Picea sitchensis 5% 8’ OC 2 gallon/4’

Western Red Cedar Thuja plicata 5% 4’ OC 2 gallon/8’

Pacific Willow Salix lucida 10% 4’ OC Live Stake

Sitka Willow Salix sitchensis 10% 4’ OC Live Stake

Vine Maple Acer circinatum 5% 4’ OC 2 gallon

Beaked Hazelnut Corylus cornuta 10% 4’ OC 2 gallon

Red-flowering Currant Ribes sanguineum 10% 4’ OC 1 gallon

Pacific Ninebark Physocarpus capitatus 10% 4’ OC 1 gallon

Baldhip Rose Symphoricarpos albus 10% 4’ OC 1 gallon

Salmonberry Rubus spectabilis 10% 4’ OC 1 gallon

Tall Oregon Grape Mahonia aquifolium 10% 4’ OC 1 gallon

Soft Rush Juncus effusus -- Seed Hydroseed
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Figure 6
Proposed Buffer Mitigation Area
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Mitigation Goals

The goal of the proposed buffer mitigation is to replace the functions that are provided by the

wetland buffer through enhancement. Enhancement activities will consist of improving water

quality, hydrologic, and habitat functions that were observed at the site by removing non-native

species such as Himalayan blackberry and English ivy and planting with native woody species.

Mitigation Objectives

The objective of the proposed mitigation is to establish a diverse plant community in the proposed

buffer mitigation area and improve system complexity by increasing the structural diversity of the

native plant community, which should improve wildlife habitat.

Performance Standards

Performance standards are measurable, quantifiable indicators of mitigation performance relative to

the mitigation objectives and goals. The following minimum performance standards are proposed

for the buffer enhancement areas and apply to all the objectives listed above:

1. The project biologists shall supervise the installation of plantings and verify that plants have

been installed in quantities and species specified in plans.

2. Monitor plants to ensure appropriate survival rates:

Areas shall meet the performance standards for plants as noted below:

Year 1: 100% survival of planted stock

Desirable native volunteers may be included in plant counts.

3. Buffer plantings shall demonstrate sufficient cover to provide wildlife habitat function:

Areas shall meet the performance standards for shrub cover as noted below:

Year 1: 25 % cover

Year 2: 60% cover

Year 3: 70% cover

Year 5: 75% cover

Desirable native volunteers may be included in plant counts.

9.3 Monitoring Plan

The buffer mitigation area would be monitored to demonstrate compliance with applicable permit

conditions and to evaluate the establishment and maintenance of the plant community within the

planted area. The monitoring phase of the project is expected to consist of iterative and corrective

measures, such as removing invasive species and is expected to occur up until a point when

planted native species appear to be established. This goal would be initiated by careful plant

selection, established by monitoring for plant health and survival, and then ensured by documenting

progress.
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Monitoring would continue at the buffer mitigation area up to five years after construction or until the

City of Bellevue concurs that the plants have established at the site. The mitigation goal would be

considered achieved when the project team and the City of Bellevue agree that plants have become

established and can be expected to survive and self-maintain the area. If the area becomes

covered with native plants and there are no foreseeable issues from invasive plants and human

disturbance, monitoring would become unnecessary.

The monitoring period would commence from the month that the installation is completed.

Overview photos would be taken from the same vantage points each year to document overall

appearance of the buffer mitigation area before, during, and after construction. Plant survivorship

would be defined as fully healthy and thriving. Plants would be considered “dead” when more than

50% of the plant is decadent. Monitoring field visits would take place during the growing season of

each monitoring year, and a monitoring report would be submitted to the City of Bellevue by the end

of each calendar year.

9.4 Contingency Plan

The purpose of the contingency plan is to identify the need for maintenance or corrective action if

the monitoring indicates that any of the performance standards are not met. These actions will be

documented in the monitoring reports. Contingency measures are provided in Table 9.

Table 9. Contingency Measures

Problem Contingency Measures

Site does not meet
plant survivorship
requirements

Evaluate reasons for mortality (e.g., poor soil
conditions, insufficient moisture, incorrect
planting, browsing by wildlife, vandalism).

Address cause for mortality and replant to exceed
survivorship requirements (contractor is
responsible for replacing plant materials that die
in the first year).

Provide protective measures (e.g., rodent fencing,
deer repellent, weeding, etc.), if appropriate.

Initiate or modify irrigation practices, if necessary.

Over-competition by
invasive species
(more than 30% cover
in the mitigation area)

Evaluate predominant invasive species in the
restoration areas.

Initiate invasive species control protocols
appropriate to species type, conditions of
infestation area (wetland or buffer), and level of
infestation (e.g., herbicide application, mowing,
etc.).

9.5 Additional Mitigation requirements for Streams

The LUC 20.25H. 085 notes:



124
th

Avenue NE Improvement Project 57
City of Bellevue - Critical Areas Report

In addition to the provisions of LUC 20.25H.210, mitigation plans designed to mitigate impacts

to streams and stream critical area buffers shall meet the requirements of this section.

A. Mitigation Preference.

Mitigation plans for streams and stream critical area buffers shall provide mitigation for

impacts to critical area functions and values in the following order of preference:

1. On-site, through replacement of lost critical area buffer;

2. On-site, through enhancement of the functions and values of remaining critical area

buffer;

3. Off-site, through replacement or enhancement, in the same sub-drainage basin;

4. Off-site, through replacement or enhancement, out of the sub-drainage basin but in the

same drainage basin.

Mitigation off-site and out of the drainage basin shall be permitted only through a critical areas

report.

B. Buffer Mitigation Ratio.

Critical area buffer disturbed or impacted under this part shall be replaced at a ratio of one-to-

one. (Ord. 5680, 6-26-06, § 3)

Applicant’s Response:

No permanent impacts to the West Tributary would occur as a result of this project.

Construction of the culvert replacement would not directly or indirectly affect the West Tributary

or its buffer because the proposed project will result in replacement of the existing culvert with a

shorter box culvert. Overall, there will be a net benefit to the aquatic habitat for the West

Tributary.

20.25H.090 Critical areas report – Additional provisions.

A. Limitation on Modifications.

A stream critical area buffer shall not be modified below the widths set forth in this section,

measured from the top-of-bank:

Type S waters 25 feet

Type F waters 25 feet

Type N waters 10 feet

Type O waters 10 feet
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Applicant’s Response:

The West Tributary is a Type F stream, and the proposed project will not modify the critical area

buffer below 25 feet from the top-of-bank.

B. Additional Content - Closed Stream Segments

Any critical areas report proposing a modification to the structure setbacks required for closed

stream segments shall be based on a consideration of the impact of the modification on the

feasibility of reopening the closed stream segment in the future, when compared with the

feasibility of reopening the closed stream segment without the proposed modification. Where

the proposed modification significantly decreases the feasibility of a future reopening, such

modification shall be denied, unless the proposal includes mitigation for the functions and

values that could have been achieved by reopening the stream segment. (Ord. 5680, 6-26-06,

§ 3)

Applicant’s Response:

The project is not proposing a modification to the structure setbacks required for closed stream

segments. The structure setback for the West Tributary in the project area is 10 feet, based on

application of LUC 20.25H.075(D) for Closed Stream Segments.

9.6 Additional Mitigation requirements for Wetlands

The LUC 20.25H.105 notes:

In addition to the provisions of LUC 20.25H.210, mitigation plans designed to mitigate impacts

to wetlands and wetland critical area buffers shall meet the requirements of this section.

A. Preference of Mitigation Actions.

2. Mitigation for Impacted Wetland Critical Area Buffer. Mitigation actions that require

compensation of impacted critical area buffer shall occur in the following order of preference

and in the following locations:

a. On-site, through replacement of lost critical area buffer;

b. On-site, through enhancement of the functions and values of remaining critical area

buffer;

c. Off-site, through replacement or enhancement, in the same sub-drainage basin;

d. Off-site, through replacement or enhancement, out of the sub-drainage basin but in

the same drainage basin.
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Applicant’s Response:

Mitigation for impacts to wetland critical area buffers from the proposed project will be located

on-site, through enhancement of Wetland 1 buffer.

B. Type and Location of Mitigation for Wetland Critical Area.

Compensatory mitigation for critical areas functions and values shall be either in-kind and on-

site, or in-kind and within the same drainage sub-basin. Mitigation actions may be conducted

off-site and outside of the drainage sub-basin when all of the following are demonstrated

through a critical areas report:

1. There are no reasonable on-site or in-sub-drainage basin opportunities or on-site

and in-sub-drainage basin opportunities do not have a high likelihood of success,

after a determination of the natural capacity of the site to mitigate for the impacts.

Consideration should include: anticipated wetland mitigation replacement ratios,

buffer conditions and proposed widths, hydrogeomorphic classes of on-site wetlands

when restored, proposed flood storage capacity, and potential to mitigate stream fish

and wildlife impacts (such as connectivity);

2. Off-site mitigation has a greater likelihood of providing equal or improved wetland

functions than the impacted wetland; and

3. Off-site locations shall be in the same sub-drainage basin unless established

watershed goals for water quality, flood or conveyance, habitat, or other wetland

functions have been established and strongly justify location of mitigation at another

site.

Applicant’s Response:

Several options for wetland buffer mitigation were evaluated for the project. With this project,

on-site wetland buffer mitigation is considered feasible on the north end of Wetland 1 and to

provide similar types of buffer functions as those areas that would be affected. As a result, the

mitigation proposed for impacts to wetland critical area buffers will be located on-site in Wetland

1.

C. Mitigation Ratios.

3. Critical Area Buffer Mitigation Ratio. Critical area buffer disturbed or impacted under

this part shall be replaced at a ratio of one-to-one.

Applicant’s Response:

Buffer mitigation for this project will be provided for 0.3 acre of unavoidable permanent wetland

buffer impacts. Enhancement is required at a 1:1 ratio for impacts to the buffer of Category II,

III, and IV wetlands (LUC 20.25H.105). Approximately 0.28 acres of degraded Wetland 1 buffer

would be enhanced.
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D. Wetlands Enhancement as Mitigation.

Impacts to wetland critical area functions may be mitigated by enhancement of existing

significantly degraded wetlands. Applicants proposing to enhance wetlands must produce a

critical areas report meeting the requirements of LUC 20.25H.110 and 20.25H.230 that

identifies how enhancement will increase the functions of the degraded wetland and how

this increase will adequately mitigate for the loss of wetland area and function at the impact

site. An enhancement proposal must also show whether existing wetland functions will be

reduced by the enhancement actions. (Ord. 5680, 6-26-06, § 3)

Applicant’s Response:

The project is not proposing to mitigate by enhancing degraded wetlands for wetland buffer

impacts.

20.25H.110 Critical areas report – Additional provisions.

A. Limitation on Modification.

A critical areas report may not be used to fill a wetland critical area, except where filling is

required to allow a use set forth in LUC 20.25H.055.

Applicant’s Response:

The project does not propose filling of wetlands beyond what is an allowed use under

20.25H.055.

B. Additional Content.

In addition to the general requirements of LUC 20.25H.230, a critical areas report for wetlands

shall include a written assessment and accompanying maps of the wetlands and buffers within

300 feet of the project area, including the following information at a minimum:

1. A discussion of measures, including avoidance, minimization, and mitigation, proposed

to preserve existing wetlands and restore any wetlands that were degraded prior to the

current proposed land use activity.

2. A habitat and native vegetation conservation strategy that addresses methods to protect

and enhance on-site habitat and wetland functions.

3. Functional evaluation for the wetland and adjacent buffer using a local or state agency

staff-recognized method and including the reference of the method and all data sheets.

(Ord. 5680, 6-26-06, § 3)

Applicant’s Response:

The Critical Areas Report provides a discussion of all wetlands in the immediate vicinity of the

site in the narrative discussion in Section 6.1. Information regarding avoidance and
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minimization are provided in Section 9.1. Additional information on wetland preservation and

enhancement on-site are provided in Section 9.2. This section also provides a discussion of

native vegetation enhancement and preservation on the site.

9.7 Functional Lift Analysis

As described in the previous chapters, the proposed project is expected to improve the overall

functions the critical areas provide on-site by replanting the existing wetland buffer areas.

Additionally, replacing the existing culvert with a box culvert would provide improved fish passage

and create a wildlife corridor. Table 10 provides an analysis of the specific functions of the critical

areas provided by the existing site and the post-project site.

Through the proposed wetland buffer mitigation activities, functional attributes that will be improved

in the wetland buffers include reduced prevalence of invasive species, increased plant diversity by

replanting with native species, increased food sources for wildlife, increased vertical and horizontal

habitat complexity, and improved stream bank protection.
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Table 10. Functional Lift Resulting from the Proposed Project/Wetland Buffer Mitigation

Critical
Area/Buffer
Functions

Existing Conditions Proposed Conditions Change In Function

Wetland

Water Quality

Existing wetlands
(Wetlands 1 and B/C)
along the West Tributary
provide moderate levels
of water quality
functions.

Treat all stormwater
on-site along 124th
Avenue NE.

On-site stormwater
treatment will increase
pathogen removal of
stormwater from 124th
Avenue NE that will
eventually discharge into
Wetland 1. Planting in
the buffer area of
Wetland 1 with native
vegetation will also help
filter and trap sediments.

Hydrologic

Wetlands 1 and B/C
have potential to reduce
peak flows and retain
water.

Planting 0.28 acres of
native woody
vegetation in Wetland
1 buffer.

Replanting 0.28 acres of
the wetland buffer has the
potential to reduce
velocity of peak stream
flows.

Habitat

Existing vegetation in
the wetland buffer areas
lacks native vegetation
necessary to provide
forage and cover
opportunities for wildlife.
Although disturbed,
these wetland buffer
areas still provide some
habitat for birds and
small mammals. In
urban setting, these
vegetated buffer areas,
especially with trees and
tall shrubs, also provide
screening for wildlife.

Invasive species such
as Himalayan
blackberry and English
ivy will be removed
within the wetland
buffer. Approximately
0.28 acres of the
wetland buffer area
will be replanted, and
lawn and invasive
species will be
replaced with native
plant species.

Replanting 0.28 acres of
the wetland buffer with
native plant species will
increase plant diversity
and complexity of the
buffer areas. New native
plantings will provide
foraging opportunities for
birds and small
mammals. Planting
native shrubs along the
roadway would still
provide screening for
wildlife.

Stream

In-Stream
Habitat

The West Tributary
currently crosses 124th
Avenue NE in a 48-inch
CMP culvert

The project is
proposing to replace
the existing culvert
with a 10-foot-wide
and 20-foot-long box
culvert.

Approximately 33 feet of
the channel would open
up by the project, as well
as restoring natural
channel conditions by
placing well-graded
stream bed cobbles in the
channel.

Riparian
Condition

Riparian habitat is
limited along the stream
on the west side of
124th Avenue NE. The
existing buffer area is
dominated by mowed
grass and Himalayan
blackberry

Himalayan blackberry
will be removed, and
mowed grass will be
replaced with native
shrub communities.

Riparian habitat will be
restored with an increase
in native woody species,
which would provide
improvement of filtering
stormwater, habitat
structural complexity, and
organic material to the
food chain.
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WEST TRIBUTARY PROJECT
WETLAND RESTORATION LIMITS

WEST TRIBUTARY PROJECT
BUFFER ENHANCEMENT AREA

WEST TRIBUTARY PROJECT
BUFFER ENHANCEMENT AREA

WEST TRIBUTARY PROJECT
BUFFER ENHANCEMENT AREA

WEST TRIBUTARY
PROJECT PLANTING
AREA (TYP)
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(0.14 ACRES)

124TH PROJECT BUFFER
MITIGATION LIMITS
(0.15 ACRES)

124TH PROJECT FUTURE
BUFFER MITIGATION LIMITS

WEST TRIBUTARY
PROJECT, WETLAND
ACCESS POINTS
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