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LAND USE BUFFER MITIGATION  
& STRUCTURE SETBACK MODIFICATION  
 
CITY OF BELLEVUE 
 
 
PROJECT  New Residence  

101 Cascade Key, Newport Shores 
    
 
 
LAND USE PROJECT NARRATIVE 
 
The focus of this project narrative is to provide a description of existing conditions and 
proposed improvements associated with the critical areas report for a land use application for 
proposed site improvements and landscaping in conjunction with an impending building permit 
for a new single family residence replacing an existing single family residence. 
 
The plan proposes to update landscaping, site features, site access, entry courtyard and main 
terrace in coordination with the redevelopment of the single family residence. Additionally, the 
plan proposes new plantings, tree retention, and relocation of a significant tree that already 
exists on the site. Along with an existing survey plan, a site plan and Critical Areas Report 
showing the project proposal is attached together with the Land Use Application forms for your 
review. 
  
Existing Project Site 
 
The project site is located at 101 Cascade Key and is zoned R-2.5. The site has shoreline 
frontage along Lake Washington’s canals. The site has been previously developed and 
contains a primary residence, a paved driveway, a system of terraces and site walls, boat 
house and dock, canal bulkhead, and access to the shoreline via a series of concrete 
walkways. Driveway access to the site is from Cascade Key and waterfront access to the site 
is via a canal system along Lake Washington. Current Land Use in the vicinity of the site is 
uniformly single family residential.  
 
Topographically, the site is terraced with retaining walls to create an upper and lower portion of 
the site. Generally the contours are sloped towards Lake Washington, starting at an elevation 
of 26.0’ at the street and ending at an elevation of 19.5’-0” at the canal bulkhead. None of the 
slopes are characterized as steep slope. Most of the current vegetation was planted during the 
original construction of the residence, during the 60’s and is in various states of maturity and 
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health. There is a mix of mostly ornamental plant species on the edges of the site with lawn 
being the dominant species in the interior of the site. (6) Trees classify as significant based on 
the definition provided by the City of Bellevue.  Trees and shrubs cover less than 10% of the 
buffer and setback area with the remaining surfaces mostly lawn. 
 
The applicant proposes to demolish the existing residence and other existing improvements 
outside of the Critical Areas Buffer and construct new site improvements in coordination with 
the construction of a new home. Most of the existing concrete walk along the bulkhead will be 
retained, with a portion being removed and replaced with mitigation plantings. All new 
improvements will be located outside of the Critical Area Buffer and the Structure Setback, 
unless it is a designated allowable use. 
 
Proposed Development 
 
The existing home is a tri-level with the garage under a portion of the residence. In an effort to 
minimize excavation and site impacts, the new home will be a tri-level utilizing the same 
stepping of foundations concept and general area in order to maintain the parking below a 
portion of the home. 
The home has approximately 4000 square feet of livable area, with 3 stalls for parking located 
under the living level. The new structure itself is designed to adhere to all zoning and building 
requirements. At a height just under 28’-0” it is under the 35’ height limit. The home is also well 
under the FAR requirement, is under coverage and impervious limits, and adheres to all 
building setback requirements, with the exception of a small corner of the roof which extends 
into the Structure setback. 
 
The driveway will be reconstructed within the same general location, directing storm water into 
an appropriate stormwater collection system. New site paving will be a combination of pervious 
and impervious materials; however, the project will increase the hardscape (impervious and 
pervious) areas on the site but remain under the maximum allowable 50% impervious area per 
Chart 20.20.010. for impervious and under 50% combined hard surfaces. 
 
Proposed site features include a new hardscape terrace and front entry courtyard as well as 
new paths and connections throughout the site. The proposal also includes a therapy spa/hot 
tub and mechanical equipment as required.  
 
To help minimize impacts to the site, the new terrace is proposed to be situated in the very 
same location as the terrace of the existing residence being demolished. A portion of the 
existing concrete terrace and stairs currently encroaches into the 25 foot Structure Setback. 
The new terrace provides for a more gracious transition to grade but does have a small portion 
of the steps projecting into the 25 foot Structure Setback. The proposed square footage area of 
the new stairs that encroaches into the setback is less than the area of the existing terrace and 
stair encroachment. The applicant proposes to incorporate an open air (no structural cover) 
therapy hot tub. The deck surface of the hot tub will be no more than 30 inches above adjacent 
grade, and designed to nestle into the landscaping. In order to achieve this outdoor living area 
and therapy hot tub, the applicant proposes to reduce the 25 foot shoreline structure setback. 
All of the area encroaching into the Structure Setback replaces area currently consisting of 
concrete and lawn/yard and no native vegetation will be removed.  
 
The home is governed by Newport Shores CCRs which have more restrictive setback 
requirements than the LUC.  The CCRs increase the front yard to 25’ and side yards to 10’ 
each (as opposed to the LUC front yard setback of 20’ and sides of 15’ combined). The 
proposed home is designed tight to all front and side yard setbacks and adheres to the 
Structure Setback. A very small portion of the roof extends into the Structure Setback, but does 
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meet LUC 20.20.025.C.5, which allows minor building elements such as roof overhangs to 
extend into the Structure Setback.  
 
The proposal includes minor modifications within the 25 foot Critical Area Buffer. 
The only work that would be conducted within the Buffer includes: removal of a large portion of 
the existing concrete walkway, removal of an existing concrete walkway to be replaced with 
landscaping and banding, and replacement of an impervious concrete walkway with a pervious 
walkway. The resulting impact is a net reduction in hardscape of minus 209 square feet as 
demonstrated in the CAR. An existing large tree located at the edge of the bulkhead walkway 
will remain and continue to provide shade and nutrients to the water’s edge.  
 
The proposed development includes revegetation of the site, tree retention that exceeds the 
code requirements and incorporates best practices to minimize the impacts of the proposed 
land use and increase the overall health of the Critical Area Buffer by increasing the use of 
natives in an area adjacent to the water. Proposed landscaping outside of the critical areas 
buffer will be a combination of native and ornamental species.  
 
The applicant proposes to provide mitigation as outlined in the Critical Area Report per LUC 
20.25H for granting the reduced Structure Setback and for modifying the existing impervious 
concrete paths within the Critical Area Buffer.  
 







 
January 25, 2016 
          AOA-5050 
Bryan Krannitz, AIA 
Krannitz Gehl Architects 
765 NE Northlake Way 
Seattle, WA 98105 
 
 
SUBJECT: Critical Areas Report - Lipscomb Residence– 101 Cascade Key  

Shoreline Buffer & Structure Setback Modification,   
City of Bellevue, WA (Parcel 607280-0170) 
 

Dear Bryan: 
 
On January 6, 2016 I conducted a reconnaissance on the subject property that is 
located on a canal of Lake Washington.  This canal is regulated as a shoreline by 
the City of Bellevue.  The property currently contains a concrete bulkhead along the 
entire length of this shoreline.  Maintained yard and mowed lawn extend from an 
existing residence to the concrete bulkhead.  A large boathouse exists adjacent 
much of the bulkhead.  This bulkhead and maintained yard is similar to the adjacent 
properties and is consistent with the primarily constructed shoreline of the 
neighborhood. 
 
The purpose of the site visit was to assess proposed modifications to the required 
25-foot shoreline buffer and 25-foot structure setback of Lake Washington as part of 
a proposed new residence to replace the existing residence.   
 
 
1.0 CRITICAL AREA IMPACTS 
The property currently has 860 s.f. of existing impervious surface within the 
shoreline buffer and 237 s.f. of existing impervious surface within the structure 
setback.  As part of the re-development, the new residence would be constructed 
outside of the structure setback.  Proposed landscape modifications will result in a 
decrease of the impervious surface within the buffer of 323 feet and an increase of 
the impervious surface within the structure setback of 114 s.f.  The overall 
impervious surface within the combined buffer and structure setback would therefore 
be reduced by 209 s.f., increasing the infiltration capacity of the shoreline 
immediately adjacent the canal.    



Bryan Krannitz, AIA 
January 25, 2016 
Page 2 
 
 
All of the buffer and structure setback modification areas currently consist of 
maintained yard and no native vegetation will be removed as part of the project.  The 
proposed impact areas currently have a very low functional value and do not provide 
any of the significant functions such as shade, temperature control, water 
purification, woody debris recruitment, erosion control, or habitat typically associated 
with functioning shoreline buffers.     
 
 
2.0 CRITICAL AREA MITIGATION 
Although there should be no significant impact to the shoreline buffer from the 
proposed project, mitigation to increase the value of a portion of the shoreline buffer 
is proposed.  This mitigation includes the removal of a concrete pad along the 
western portion of the shoreline and the planting of 409 s.f. of buffer area with a 
variety of native plants.   
 
Buffer Functions Provided By Enhancement Area 
The enhancement plan has been designed to increase the habitat value of the buffer 
by increasing the plant species and structural diversity over existing conditions.  
Native vegetation would be planted directly adjacent the bulkhead to provide some 
natural shade to the canal.  The plantings would extend over the bulkhead and 
create some overhead cover while contributing detritus and other desirable 
allochthonous inputs into the aquatic environment. 
 
In addition, the native plantings and decrease in impervious surface within the buffer 
should also increase stormwater functions through infiltration and pollutant removal.  
Since the current buffer does not contain any native vegetation along the shoreline, 
implementation of the enhancement plan would replace and exceed the very minor 
habitat functions currently provided by the existing shoreline buffer.   
 
 
2.1 Goal, Objectives, and Performance Standards for Mitigation Areas 
The primary goal of the mitigation plan is to increase the habitat and biological input 
functions of the selected existing shoreline buffer.  To meet this goal, the following 
objectives and performance standards have been incorporated into the design of the 
plan: 
 
Objective A: Increase the structural and plant species diversity within the mitigation 
area. 
Performance Standard: Following every monitoring event for a period of five years 
(or three years if the site is meeting all performance standards and the City grants 
early sign-off), the mitigation area will contain a total of at least 6 native plant 
species.  In addition, there will be 100% survival of all woody planted species 
throughout the mitigation area at the end of the first year of planting.  Following Year 
1, success will be based on an 80% survival rate or similar number of recolonized 
native woody plants. 
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Objective B: Limit the amount of invasive and exotic species within the mitigation 
area. 
Performance Standard: After construction and following every monitoring event for a 
period of five years (or three years if the site is meeting all performance standards 
and the City grants early sign-off), exotic and invasive plant species will be 
maintained at levels below 10% total cover in the designated mitigation area.  
Invasive species include, but are not limited to, Himalayan and evergreen 
blackberry, Japanese knotweed, and English ivy. 
 
2.2 Construction Management 
Prior to commencement of any work in the mitigation area, the clearing limits will be 
staked and a pre-construction meeting will be held at the site to review and discuss 
all aspects of the project with the landscape contractor and the owner.   
 
A consultant will supervise plan implementation during construction to ensure that 
objectives and specifications of the mitigation plan are met.  Any necessary 
significant modifications to the design that occur as a result of unforeseen site 
conditions will be jointly approved by the City of Bellevue and the consultant prior to 
their implementation.   
 
2.3 Monitoring Methodology 
The monitoring program will be conducted for a period of five years (unless the site is 
meeting all performance standards and the City grants early sign-off at three years), 
with annual reports submitted to the City.  Vegetation monitoring will include general 
appearance, health, mortality, colonization rates, percent cover, percent survival, 
volunteer plant species, and invasive weeds. 
 
Photo-points will be established from which photographs will be taken throughout the 
monitoring period.  These photographs will document general appearance and progress 
in plant community establishment in the mitigation area.  Review of the photos over time 
will provide a visual representation of success of the mitigation plan. 
 
2.4 Maintenance Plan 
Maintenance will be conducted on a routine, year round basis.  Additional 
maintenance needs will be identified and addressed following periodic maintenance 
reviews.  Contingency measures and remedial action on the site shall be 
implemented on an as-needed basis at the direction of the consultant or the owner.   
 
2.5 Weed Control 
Routine removal and control of non-native and other invasive plants within the 
designated mitigation area shall be performed by manual means.  Undesirable and 
weedy exotic plant species shall be maintained at levels below 10% total cover 
within the mitigation area during the monitoring period.   
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2.6 General Maintenance Items 
Routine maintenance of plantings shall be performed.  Measures include resetting 
plants to proper grades and upright positions.  Tall grasses and other competitive 
weeds shall be weeded at the base of plants to prevent engulfment.  Weed control 
should be performed by hand removal.   
 
2.7 Contingency Plan  
All dead plants will be replaced with the same species or an approved substitute 
species that meets the goal of the mitigation plan.  Plant material shall meet the 
same specifications as originally-installed material.  Replanting will not occur until 
after reason for failure has been identified (e.g., moisture regime, poor plant stock, 
disease, shade/sun conditions, wildlife damage, etc.).  Replanting shall be 
completed under the direction of the consultant, City of Bellevue, or the owner. 
 

2.8 As-Built Plan 
Following completion of construction activities, an as-built plan for the mitigation 
area will be provided to the City of Bellevue.  The plan will identify and describe any 
changes in relation to the original approved plan. 
 
 
Conclusion 
Implementation of the proposed mitigation plan will result in an overall improvement 
in the habitat and functional value of the shoreline buffer and structure setback over 
current conditions. 
 
 
If you have any questions regarding the mitigation plan, please give me a call.   
 
Sincerely, 
 
ALTMANN OLIVER ASSOCIATES, LLC 
 

 
John Altmann 
Ecologist 
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PLANTING SCHEDULE

BOTANICAL NAME

CN

QTYSYM CODE

TREES
COMMON NAME SPACING SIZE NOTES

BOTANICAL NAMEQTYSYM CODE

SHRUBS
COMMON NAME SPACING SIZE NOTES

1 CORNUS NUTTALLII PACIFIC DOGWOOD AS SHOWN 1 12" CAL.

AJ 6 ARCTOSTAPHYLOS
COLUMBIANA

HAIRY MANZANITA 4' O.C.

CS 16 CORNUS SERICEA RED-OSIER DOGWOOD 2' O.C. 1 GAL.

1 GAL.

PF 5 POTENTILLA SPP. CINQUEFOIL 3' O.C. 1 GAL.

RS 1 RIBIES SANGUINEUM RED CURRANT 4' O.C. 5 GAL.

VO 6 VACCINIUM OVATUM
EVERGREEN
HUCKLEBRRY 3' O.C. 5 GAL.

VP 6 VACCINIUM PARVIFOLIUM RED HUCKLEBERRY 3' O.C. 1 GAL.

BOTANICAL NAMEQTYSYM CODE

PERRENIALS
COMMON NAME SPACING SIZE NOTES

AD 6 ARUNCUS DIOICUS GOAT'S BEARD AS SHOWN 1 GAL.

IT 26 IRIS TENAX OREGON IRIS AS SHOWN 1 GAL.

TC 20 TIARELLA TRIFOLIATA FOAM FLOWER AS SHOWN 1 GAL.

CQ 20 CAMASSIA QUAMASH CAMAS 12" 0.C. BULBS

25

24
23

22
21

23

22

20

21

20

20

21

L-100

1"=10'

LH

RH

Scale: 1"=10'

BUFFER MITIGATION PLANTING PLAN
1

00 10' 20'



ANNUAL MAINTENANCE SCHEDULE
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SPECIFICATIONS



2X SIZE OF
ROOT BALL

5'

1/2" RUBBER TREE CHAIN

TREE STAKES - (2) PER TREE

REMOVE EXCESS SOIL AT
ROOT COLLAR OF TREE.
EXPOSE ROOT COLLAR
FOR INSPECTION BY L.A.

3" DEPTH MULCH , TAPER
SO THAT NO MULCH IS
AGAINST TRUNK

BACKFILL WITH SPECIFIED
TOPSOIL AND WATER
DO NOT TAMP

SCARIFY SIDES OF
PLANTING PIT

REMOVE ANY BASKET OR
BURLAP FROM ROOT BALL

COMPACT NATIVE SOIL
UNDER ROOT BALL,

 WATER THOROUGHLY

V
A

R
IE

S
12

"
M

IN
.

2X SIZE OF
ROOT BALL

OR CONTAINER

6"

EVERGREEN OR
 DECIDUOUS

SHRUB

ROOT COLLAR OF SHRUB SHALL NOT
BE COVERED WITH SOIL OR MULCH.
EXPOSE ROOT COLLAR FOR
INSPECTION BY L.A.

3" MULCH, TAPER TOWARDS STEM

FORM CONTINUOUS 2" HIGH WATER
BASIN BERM

BACKFILL WITH TOPSOIL AND WATER
THOROUGHLY

LIGHTLY COMPACT  SOIL,
WATER THOROUGHLY

FINISH GRADE

V
A

R
IE

S

BACKFILL W/ SPECIFIED TOPSOIL
AND WATER. DO NOT TAMP.

L-102

AS SHOWN

LH

RH


