
NARRATIVE DESCRIPTION 
 1811 Richards Road – 12-127201-DC  

 
To comply with City of Bellevue Land Use Code Section (LUC) 20.25H.025, the 
proponent has submitted a Steep Slope Mitigation Plan.  The proponent hired J. S. Jones 
and Associates, Inc., an environmental consulting firm, and Earth Solutions, a 
geotechnical engineering firm, to prepare the steep slope mitigation plan and geotechnical 
study.  The results of these studies were used in the development of plans (clearing and 
grading, temporary erosion control plan, building plan, mitigation plan) and to comply 
with all applicable land use requirements for development for the City of Bellevue. 
 
The proponent plans to replace an existing single-family residence with a new single-
family residence.  The existing and proposed structures are located within the steep slope 
buffer.  The steep slope structure setback requirement is 50 feet from the top-of-slope and 
75 feet from the toe-of-slope. Expansion of the existing footprint in the buffer may only 
be allowed pursuant to the provisions of LUC 20.25H.230 which require a Critical Areas 
Land Use Permit.   
 
The lot area is 15,467 sf.  The proposed building footprint is 3,407 sf.  The proposed 
building envelope and use area is 9,505 sf.  The proposed driveway will be 1,416 sf of 
pervious asphalt.  Existing asphalt will be removed.  The front setback is 20 feet on the 
side of the driveway.  The side setback is 15 feet on the lower side of the structure, which 
will move the proposed residence farther from the toe of slope than the existing structure.  
The rear setback is 25 feet.  The proposed mitigation is vegetative enhancement of 5,962 
sf, including the steep slope and areas adjacent to the toe of the steep slope.  The 
proposed mitigation is 1.236:1= building footprint + driveway/mitigation area= 5,962 sf 
/4,823 sf.   
 
The impacted wetland and stream buffers will be mitigated with on-site vegetative 
enhancement (see Steep Slope Mitigation Plan).  Mitigation will include removal of 
invasive plant species, i.e. English ivy and Himalayan blackberry, and establishment of 
native plant species.  Existing native plants in the mitigation area will retained as much as 
possible.  All the necessary requisites for protecting various impacts to the environmental 
elements will be implemented before, during and after construction (see environmental 
checklist).   
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APPLICANT:
Tahn Associates, L.L.C.
13400  Northup Way #31
Bellevue, WA  98004
425-891-8383
don@prolinkre.com
c/o charles@vista-dc.com

ENVIRONMENTAL CONSULTANT:
J. S. Jones and Associates, Inc.

Environmental Consulting

PO Box 1908

Issaquah, Washington  98027

253-905-5736

jeff.jsjones@comcast.net
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1.0  Executive Summary
The applicant proposes to replace the existing single-family residence.  The City of Bellevue
requires a 75-foot steep slope buffer from the toe of the slope.  The applicant proposes a reduced
buffer, with the new single-family residence located the minimum front and side setbacks from the
toe of the steep slope.
1.1  Goals and Objectives
The goal of mitigation is to increase the wildlife functions and values of the slope by removing all
invasive plants and restoring the slope to a native plant community.  The objectives necessary to
meet the above stated goal area as follows:
· Remove all existing non-vegetation from the buffer by hand
· Install native plants
· Maintain and monitor the enhancement area for a period of five years or until the site meets

the specified performance standards
· Record the sensitive area in a “Notice on Title”
· If the enhancement area fails to meet performance standards provide a contingency plan to

rectify the situation.

2.0  Project Location
The property is located at 15219 SE 280th, Bellevue, Washington  98042.

3.0  Responsible Parties
Property Owners
Than Associates, L.L.C.

13400 Northrup Way, #31

Bellevue, WA  98004

425-891-8383

don@prolinkre.com

c/o charles@vista-dc.com

Environmental Consultant
J. S. Jones and Associates, Inc.
Attn:  Jeffery S. Jones, PWS
P.O. Box 1908
Issaquah, Washington  98027
253-905-5736

4.0  Standards
All work and materials shall conform to City of Bellevue standards and specifications, and to the
specifications and details shown on these plans.

5.0  City of Bellevue Contact
Certain actions within this mitigation/restoration plan require inspection or approval by City of
Bellevue staff.  Requests for inspection/approval shall be coordinated through the City of Bellevue
staff.

6.0  Contractor Information
When it is available, contact information shall be provided to City of Bellevue that includes
names, addresses and phone numbers of persons/firms that will be responsible for grading the
mitigation/restoration area, installing required plants, and performing required maintenance and
monitoring.

7.0  Contractor's Qualifications
Contractor/Landscape Installer must be experienced in mitigation and native plane restoration.
The Permittee shall provide that there is one person on the site at all times during work and
installation who is thoroughly familiar with the type of materials being installed and the best
methods for their installation, and who shall direct all work being performed under these
specifications.  This person shall be experienced in installing native plant materials for wetland
mitigation or restoration projects, unless otherwise allowed by the Environmental Consultant
and/or City of Bellevue staff .

8.0  Site Conditions
The Permittee and/or Environmental Consultant shall immediately notify City of Bellevue staff of
any discrepancies between these plans and the site conditions.  The locations of plants shown may
be modified in the field by the Environmental Consultant and/or City of Bellevue staff  based on
field conditions at the time of planting.  Changes should be documented and as-built drawings
submitted to City of Bellevue upon request for formal construction approval.

9.0  Plants
9.1  Origin:  Plant materials shall be Northwest native plants, nursery grown in the Puget Sound
region of Washington.  Dug plants may only be used upon approval of City of Bellevue staff.
9.2  Handling:  Plants shall be handled so as to avoid all damage, including breaking, bruising,
root damage, sunburn, drying, freezing or other injury.  Plants must be covered during transport.
Plants shall not be bound with wire or rope in a manner that could damage branches.  Protect plant
roots with shade and wet soil in the time period between delivery and installation.  Do not lift
container stock by trunks, stems, or tops.  Do not remove from containers until ready to plant.
Water all plants as necessary to keep moisture levels appropriate to the species horticultural
requirements.  Plants shall not be allowed to dry out.  All plants shall be watered thoroughly
immediately upon installation.  Soak all containerized plants thoroughly prior to installation.  Bare
root plants are subject to the following special requirements, and shall not be used unless planted
between November 1 and March 1, and only with the permission of the Landscape Designer and
City of Bellevue staff.  Bare root plants must have enough fibrous root to insure plant survival.
Roots must be covered at all times with mud and/or wet straw, moss, or other suitable packing
material until time of installation.  Plants whose roots have dried out from exposure will not be
accepted at installation inspection.
9.3  Storage:  Plants stored by the Permittee for longer than one month prior to planting shall be
planted in nursery rows, and treated in a manner suitable to that species horticultural requirements.
Plants must be reinspected by the Environmental Consultant prior to installation.
9.4  Damaged Plants:  Damaged, dried out, or otherwise mishandled plants will be rejected at
installation inspection.  All rejected plants shall be immediately removed from the site.
9.5  Plant Names:  Plant names shall comply with those generally accepted in the native plant
nursery trade.  Any questions regarding plant species or variety shall be referred to the
Environmental Consultant or City of Bellevue staff.  All plant materials shall be true to species
and variety.
9.6  Plant Substitutions:  Plant substitutions are not permitted without the written permission of
the City of Bellevue staff.  Same species substitutions of larger size do not require special
permission.

9.7  Quality and Condition:  Plants shall be normal in pattern of growth, healthy, well-branched,
vigorous, with well-developed root systems, and free of pests and diseases.  Damaged, diseased,
pest-infested, scraped, bruised, dried-out, burned, broken, or defective plants will be rejected.
Plants with bark wounds will be rejected.
9.8  Roots:  All plants shall be containerized, unless explicity authorized by the Environmental
Consultant.  Rootbound plants plants with damaged, cracked or loose rootballs (major damage)
will be rejected.  Immediately before installation, plants with minor root damage (some broken
and/or twisted) must be root-pruned.  Matted or circling roots of containerized plantings must be
pruned or straightened and the sides of the root ball must be roughened from top to bottom to a
depth of approximately half and inch in two to four places.
9.9  Sizes:  Plant sizes shall be the size indicated in the plant schedule.  Larger stock may be
acceptable provided that it has not been cut back to size specified, and that the root ball is
proportionate to the size of the plant.  Measurements, caliper, branching and balling and
burlapping shall conform to the American Standard of Nursery Stock by the American
Association of Nurserymen (latest edition).
9.10  Form:  Trees shall have single trunks and symmetrical, well-developed form.  Shrubs shall
have multiple stems, and be well-branched.
9.11  Planting:  Planting shall be done in accordance with illustrated details in the
mitigation/restoration plan set and accepted industry standards.
9.12  Timing of Planting:  Unless otherwise approved by City of Bellevue staff, all planting shall
occur between September 1 and March 31.
9.13 Weeding:  Existing and exotic vegetation in the mitigation and buffer areas will be hand
weeded at the time of installation and on routine basis through monitoring period.  Chemical
control of vegetation on any portion of the site is allowed with the written permission of City of
Bellevue staff.
9.14  Soil Amendments:  Unless otherwise specified and approved by City of Bellevue, native
soil will be incorporated into the planting pits.
9.15  Mulch:  The soil surface surrounding all planting pit areas shall receive no less than 2"
depth of bark mulch to the drip line.  Mulch shall be kept well away (at least 2") from the trunks
and stems of woody plants.
9.16  Site Conditions:  Contractor shall immediately notify the Environmental Consultant of
drainage or soil conditions likely to be detrimental to the growth or survival of plants.  Planting
operations shall not be conducted under the following conditions:  freezing weather, when the
ground is frozen, excessively wet weather, excessively windy weather, or in excessive heat.
9.17  Plant Locations:  The Environmental Consultant may adjust the locations of plantings
based on field conditions.
9.18  Planting in Pits:  Planting pits shall be circular or square with vertical sides, and shall be 3"
deeper and 6" larger in diameter than the root ball of the plant.  Break up the sides of the pit in
compacted soils.  Set plants upright in pits, as illustrated in planting detail.  Backfill shall be
worked back into holes such that air pockets are removed without adversely compacting soils.
9.19  Fertilizer:  Slow release fertilizer may be used if pre-approved by City of Bellevue staff.
Fertilizers shall be applied only at the base of plantings underneath the required covering of mulch
(that does not make contact with stems of the plants).  No fertilizers will be placed in planting
holes.
9.20  Water:  Plants shall be watered upon completion of backfilling.  For spring plantings (if
approved), a rim of earth shall be mounded around the base of the tree or shrub no closer than the
drip line, or no less than 30" in diameter, except on steep slopes or in hollows.  Plants shall be
watered a second time within 24-48 hours after installation.  The earthen rim/dam should be
leveled prior to the second growing season.

10.0  Maintenance
Maintenance shall be required in accordance with City of Bellevue guidelines and approved plans.
10.1  Survival:  The Permittee shall be responsible for the health of 100% of all newly installed
plants for one growing season after installation has been accepted by City of Bellevue staff (see
Performance Standards).  A growing season for these purposes is defined as occurring from spring
to spring (March 15 to March 15, following year).  For fall installation (often required), the
growing season will begin the following spring.  The Permittee shall replace any plants that are
failing, weak, defective in a manner of growth, or dead during this growing season, as directed by
the Environmental Consultant and/or City of Bellevue staff.
10.2  Installation Timing for Replacement Plants:  Replacement plants shall be installed
between September 1 and March 31, unless otherwise determined by the City of Bellevue staff.
10.3  Duration and Extent:  In order to achieve performance standards, the Permittee shall have
the mitigation/restoration area maintained for the duration of the monitoring period,    5    years.
Maintenance will include watering, weeding around base of installed plants, pruning, replacement,
restaking, removal of all classes of noxious weeds (see Washington State Noxious Weeds List,
WAC 16-750-005) as well as Himalayan blackberry, and any other measures needed to insure
plant survival.  All maintenance shall be directed by the Environmental Consultant.
10.4  Standards for Replacement Plants:  Replacement plants shall meet the same standards for
size and type as those specified for original installation unless otherwise directed by the City of
Bellevue staff.  Replacement plants shall be inspected as described above for the original
installation.
10.5  Replanting:  Plants that have settled in their planting pits too deep, too shallow, loose, or
crooked shall be replanted.
10.6  Herbicides/Pesticides:  Use of herbicides may used depending on site specific conditions,
if approved by City of Bellevue staff.
10.7  Irrigation/Watering:  Water shall be provided during the dry season (July 1-October 15)
for the first two years after installation to ensure plant survival and establishment.  Water should
be provided by a temporary above ground irrigation system and/or water truck.  Water should be
applied at a rate of 1" of water two times a week for year 1 and 1" of water one time a week during
year 2.
10.8  General:  The Permittee shall include in general maintenance activities the replacement of
any vandalized or damaged signs, habitat features, fences or other structural component of the
mitigation site.
11.0  Performance Standards - Plant Cover and Survival
Plant survival and cover standards are established to measure mitigation success as follows:
Performance Standards
· 80% survival of all planted shrubs and trees in the buffer following completion of the five

year after planting.  Plantings will be replaced, as necessary, with the same or similar species
and specification in order to meet the 80% survival standard.  Upon installation of
replacement plantings at the conclusion of year five, the 80% survival performance standard
will be considered to be met;

· Coverage by tree and shrub species (volunteer and planted individuals) within the
enhancement area will be the following:

·· at least 5% after one year
·· at least 10% after two years
·· at least 20% after three years
·· at least 30% after four years
·· at least 50% after five years

12.0  Monitoring
Monitoring shall be conducted annually for    5     years in accordance with the approved
mitigation/restoration monitoring plan.
12.1  Vegetation Monitoring:  Sample plots will be established for vegetation monitoring, and
photo-points established from which photos will be taken throughout the monitoring period.
Sample plots are the preferred method for vegetation monitoring for this site.  No less than four
(2) plot will be established the enhancement area.  Permanent plot location(s) must be identified
on mitigation/restoration site plans in the first monitoring report (they may be drawn on approved
mitigation/restoration plans by hand).  Monitoring of vegetation plots shall occur annually
between August 1 and October 15 (prior to leaf drop), unless otherwise specified.
12.2  Photopoints:  No less than two (2) permanent photo point per plot will be established within
the mitigation/restoration area.  Photographs will be taken from these points to visually record the
condition of the mitigation/restoration area.
12.3  Reports:  Monitoring reports shall be submitted by December 31 of each year during the
monitoring period.  As applicable, monitoring reports must include description/data for:
i.  Site plan and location map
ii.  Historic description of project, including date of installation, current year of monitoring,
restatement of mitigation/restoration goals, and performance standards
iii.  Plant survival, vigor, and aerial coverage from every plant community (transect data), and
explanation of monitoring methodology in the context of assessing performance standards
iv.  Slope condition, site stability, any structures or special features
v.  Buffer conditions, e.g. surrounding land use, use by humans, wild and domestic creatures
vi.  Observed wildlife, including amphibians, avians and others
vii.  Assessment of nuisance/exotic biota and recommendations for management
viii.  4"x5" color photograph taken from permanent photo-points
ix.  Summary of maintenance and contingency measures proposed for next season and completed
for past season
12.4  Deficiences:  Any deficiency discovered during any monitoring or inspection visit must be
corrected within 60 days of approval by City of Bellevue.
12.5  Contingency Plan:  Should any monitoring report reveal the mitigation has failed in whole
or in part, and should that failure be beyond the scope of routine maintenance, a Contingency Plan
will be submitted.  The Contingency Plan may range in complexity from a list of plants
substituted, to cross-sections of proposed engineered structures.  Once approved, it may be
installed, and will replace the approved mitigation/restoration plan.  If the failure is substantial, the
City of Bellevue may extend the monitoring period for that mitigation.

13.0  Bond
Prior to beginning any work, the Permittee must provide a mitigation/restoration bond or
assignment of funds per City of Bellevue procedures.  Upon approval of the mitigation plan, a
bond quantity worksheet will completed based on all elements of the mitigation/restoration plan.
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