




 

 
 
 
 
 
12 November 2015 
 TAL-1567 
 
 
 
Ms. Maurine Nyman 
4560 151st Avenue SE 
Bellevue, WA 98006 

 
 
REFERENCE: Bellevue Residential Property, Bellevue, Washington 
SUBJECT: Existing Site Conditions and Mitigation Plan 
 
 
Dear Ms. Nyman: 
 
At your request, we evaluated your residential property (King County Parcel ID 
2206700275) in Bellevue, WA, referenced to as the “Site” hereafter (Figure #1).  More 
than half of the property is comprised of steep slopes far exceeding a 40% slope 
gradient, as identified on the Site Survey (by others).  These areas of steep slopes 
occur within the eastern portion of the Site, leaving only the western portion of the Site 
on level ground.  Vasa (also known as Squibb’s) Creek flows from south to north 
through the valley that is located at the base of the steep slopes immediately east of the 
Site.  The property to the south is relatively level with the Site, while the property to the 
north is downslope of the Site with a short, steep slope separating the two (2) 
properties. 
 
The Site is located within a residential neighborhood and is maintained primarily as 
lawn.  English ivy covers the entire eastern slope and extends onto the level ground at 
the top of the slope and into the disturbed area along the northwestern boundary.  
Deciduous trees dominate the slope area, primarily bigleaf maple, red alder, and a 
single large western red cedar located near the center of the slope.  The remainder of 
the property at the top of the slope is comprised of maintained lawn with a disturbed 
area along the northwest property boundary. The lawn area is dominated by grass and 
common dandelion.  The grass is regularly mowed, and is likely a Poa species.  The 
disturbed northwestern boundary is slightly sloped towards the neighboring parcel to the 
north and is comprised of Himalayan blackberry, English Ivy, and English holly.   
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Background Review and Methods 
 
As a first step in assessing the Site for critical areas, we examined aerial photographs 
and GIS data available from King County and the City of Bellevue.  The National 
Wetland Inventory (NWI) database identified no wetland or stream features within the 
Site, though other databases identify Vasa (Squibb’s) Creek.  The Bellevue South quad 
contains the Site and shows the Site and surrounding areas as entirely developed 
except for the areas within the ravine/valley complex.  Arents, Alderwood material, 6 to 
15 percent slopes (AmC) is mapped over more than 90% of the Site.  This map unit is 
identified as being moderately well drained, and is not identified as a hydric soil.  This 
map unit is identified as being substantially disturbed by urban development.  No fish 
usage was identified for the stream based on a review of the SalmonScape and 
StreamNet databases.  
 
Wetlands and streams were delineated according to the Bellevue City Code (BCC) Part 
20.25H Critical Areas Overlay District (Bellevue 2015).  Wetland delineation utilized the 
routine approach described in the Regional Supplement to the Army Corps of Engineers 
Wetland Delineation Manual:  Western Mountain, Valleys, and Coast Regions (U.S. 
Army Corps of Engineers 2010).  The ordinary high water mark (OHWM) for streams 
was determined and delineated using the methodology described by Washington State 
Department of Ecology’s, Determining the Ordinary High Water Mark on Streams in 
Washington State (Olson and Stockdale 2008).   
 
Site Conditions 
 
We evaluated the Site for critical areas on 29 October 2015.  We noted Vasa (Squibb’s) 
Creek immediately east of the parcel boundary, but no other streams or any wetlands 
were identified within the parcel boundaries (Figure #2).  Steep slopes were identified 
on-site by others that require a 50-foot steep slope buffer, which cover the majority of 
the level, western portion of the Site.    
 
GEO Group Northwest, Inc. (Geotech) identified an “area of groundwater seepage on 
the slope” that was observed “approximately 15 feet below the top of the slope, near the 
center of the lot when measured from north or south property lines.”  I did not find any 
evidence of this seep, nor did I find evidence of a wetland in this location based on the 
limited evaluation I could conduct due to the steep slopes and concern for personal 
safety.  Groundcover is 100% English ivy, which is not a wetland species.  However, 
given the potential for an unidentified wetland along the slope, we completed a 
preliminary wetland rating based on its location and known parameters using the 
Washington State Wetland Rating System for Western Washington (Washington 
Department of Ecology Publication 04-06-025 and 14-06-029).  The area would rate as 
a Category IV wetland, the lowest category.  Any area that might meet the parameters 
as a wetland would very likely be less than 2,500 square feet in size, which would not 
require a standard buffer for the City of Bellevue, pursuant to the BCC Section 
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20.25H.095 Designation of critical area and buffers (Wetlands).  Copies of the Wetland 
Rating Forms are provided as Appendix A.  Both versions (2004 and the revised 2014) 
of the Wetland Rating System were conducted.   
 
There is a feature along the northern property boundary created by the intersection of 
the property slope with the neighbor’s solid wooden fence.  Vegetation within this 
feature include bigleaf maple, English ivy, and English holly.  There was no evidence of 
a bed and bank, or other components that would indicate a stream.  Therefore, this 
small linear feature does not meet the definition of a wetland or stream that would be 
regulated.   
 
Vasa Creek, also known as Squibb’s Creek, is located at the toe of the slope east of the 
property boundary within the Horizon Heights Open Space area.  A mulch trail follows 
the stream through this valley.  It appears as though this section of stream was part of a 
restoration project based on the type and placement of large woody debris within the 
stream channel.  While the lower reaches of Vasa Creek are identified as fish-bearing 
and have documented populations of salmonids, the documentation of fish presence 
does not extend to the portion of the stream near the Site.  Neither StreamNet nor 
SalmonScape document the presence or modeled presence of salmonids within this 
reach.  We evaluated the stream for potential fish habitat, and determined that, despite 
the numerous man-made blockages present between the Site and known fish 
populations, this reach of Vasa (Squibb’s) Creek does possess fish habitat.  The stream 
would be classified as a Type F water that would require a 100-foot standard buffer 
pursuant to the BCC Section 20.25H.075 Designation of critical area and buffers 
(Streams).  The stream buffer extends just to the top of the steep slope within the Site.  
For mapping purposes to identify the extent of the stream buffer, the OHWM was 
approximated based on LiDAR mapping and field verification since the OHWM was not 
surveyed.  
 
Mitigation Planting Plan 
 
A planting plan is provided as part of this existing conditions report to meet the City of 
Bellevue conditions to off-set the impacts associated with the steep slope buffer located 
within the Site.  Supplemental plantings within the inner 25 feet of the steep slope buffer 
are proposed to compensate for a buffer reduction from the standard 50-foot steep 
slope buffer.  Trees and shrubs are proposed to be planted within this area to provide 
additional stabilization at the top of the steep slope.  A Vegetative Management Plan 
(VMP) is provided that outlines the restrictions and guidelines within this enhanced 
buffer.   
 
It is important to note that typically the removal of noxious species is required wherever 
possible within mitigation areas.  Noxious species removal is encouraged within the 25-
foot steep slope buffer.  However, despite the presence of large areas of English Ivy 
along the steep slope itself, this species is not recommended for removal on the slope 
due to its function as a slope stabilizer along the entirety of the large slope that 
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encompasses the eastern half of the Site.  English ivy, among other noxious species, 
will be removed wherever practicable within the western portion of the Site.    
 
Summary 
 
In conclusion, while the Site does contain steep slopes in excess of 40%, no wetlands 
or streams were identified within the property boundaries.  Vasa (Squibb’s) Creek does 
occur at the toe of slope, and its associated buffer does extend onto the property. 
However, the stream buffer ends near the top of the steep slope and does not extend 
beyond the steep slope buffer.  No wetlands were identified within the Site, though a 
rating of a potential wetland was conducted to ensure that no additional critical area 
buffers would encumber the developable portion of the Site.  The steep slope buffer 
remains the only critical area buffer limiting development of the Site.  A planting plan is 
provided to enhance the inner 25-feet of the steep slope buffer to offset encroachments 
into the outer 25-feet of the standard 50-foot steep slope buffer.  A Vegetative 
Management Plan (VMP) is also provided to guide the buffer enhancement activities.  
 
We trust that you will find this information to be helpful and sufficient for your current 
planning needs.  If you have any questions or require additional information, please 
contact me at (425) 861-7550. 
 
Thank you. 
 
Sincerely, 
 

 
 
Jennifer M. Marriott 
Senior Ecologist 
 
Attachments: Attachment A, Figures 
       Attachment B, Wetland Rating Forms 
       Attachment C, Vegetative Management Plan 
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Figures 

 

Figure 1 – Vicinity Map 

Figure 2 – Existing Conditions 

Figure 3 – Planting Plan 

  






























































