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The attached materials are being sent to you pursuant to the requirements for the Optional DNS 

Process (WAC 197-11-355).  A DNS on the attached proposal is likely.  This may be the only 

opportunity to comment on environmental impacts of the proposal.  Mitigation measures from 

standard codes will apply.  Project review may require mitigation regardless of whether an EIS is 

prepared.   A copy of the subsequent threshold determination for this proposal may be obtained upon 

request. 
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The City of Bellevue does not guarantee that the information on this 
map is accurate or complete. This data is provided on an "as is" basis 
and disclaims all warranties.
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1.0 Introduction and Site Description 
The addresses for the two properties are 6980 and 7016 169th Avenue SE, in the City of Bellevue (see 
Figure 1 Vicinity Map, page 2).  The two properties border the Belvedere Phase II Plat that was recorded in 
2009.  Ingress and egress is from 169th Avenue SE that borders their western boundaries.  The two 
parcels are rectangular-shaped, measure approximately 80 feet wide by 165 feet deep and each parcel 
covers an area approximately 13,320 square feet.  Vegetation consists of a 10-foot wide native plant strip 
along the northern property boundary of tax parcel 2524059051.  The remainder of both properties has 
been prepared for future residential development where vegetation has been removed and distributed with 
straw to prevent erosion.   
 
2.0 Proposed Use 
This critical area report will be used to determine the encumbrances of the on-site critical area for future 
building permits.  Wetlands Northwest LLC visited the properties on August 7, 2015 and April 7, 2016 for 
observation and data collection.  Temperatures were in the low 80s with clear skies. 
 
3.0 Methodology 
The routine methodology described in the Army Corps of Engineers Wetlands Delineation Manual 
(1987) was utilized during site investigations to make a determination regarding wetlands, as required by 
King County.  Wetlands Northwest LLC also evaluated the site using the U.S. Army Corps of Engineers 
Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Western Mountains, 
Valleys, and Coast Region produced in 2010 (hereinafter referred to as “the Corps Regional Supplement”).  
The Corps Regional Supplement provides technical guidance and procedures for identifying and 
delineating wetlands that may be subject to regulatory jurisdiction under Section 404 of the Clean Water 
Act. 
 
According to the federal methodology described above, identification of wetlands is based on a three-factor 
approach involving indicators of hydrophytic vegetation, hydric soils, and presence or indications of 
hydrology. Using the subject manuals, the site characteristics for making a wetland determination include 
the following: 
1.) Examination of the site for hydrophytic vegetation (species present/percent cover); 
2.) Examination for the presence of hydric soils in areas where hydrophytic vegetation is present; and 
3.) Examination to determine if adequate hydrology exists for sufficient durations during the early part of 
the growing season in the same locations as the previous two steps. 
Except where noted in the manuals, the approach requires positive indicators of hydrophytic vegetation, 
hydric soils, and wetland hydrology for a determination that an area is a wetland. 
 
Wetlands Northwest LLC also reviewed the King County Wetland Inventory GIS data, the City of 
Bellevue GIS stream data, the Washington State Department of Natural Resources (DNR) GIS 
data, the National Wetlands Inventory (NWI) GIS data, the Natural Resources Conservation 
Service (NRCS) soils data and aerial data obtained by the United States Geological Survey 
(USGS).   
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4.0 On-site Inventories 
According to the NRCS King Soils Survey, the property is mapped as Beausite gravelly loam (see 
Figure 2, NRCS Soils Map, page 6).  Observation from the lot to the south which has had up to 40 feet 
of excavation confirmed the Beausite soil profile. The Beausite soil profile is described as follows: 
 

The Beausite series is made up of well-drained soils that are underlain by sandstone at 
a depth of 20 to 40 inches.  In a representative profile, the surface layer and the upper 
part of the subsoil are dark-brown (10YR 3/3) to dark yellowish-brown (10 YR 3/4 - 4/6) 
gravelly sandy loam that extends to a depth of about 19 inches. The lower part of the 
subsoil is olive-brown (2.5Y 4/3 - 4/4) very gravelly sandy loam.  Fractured sandstone is 
at a depth of about 38 inches. 
 

According to the King County, DNR inventories and Bellevue Stream inventories, there are no 
wetlands or streams within the 225-foot study area.  (see Figure 3 Wetlands and Streams Inventory 
Map, page 7).   
 
5.0 On-Site and Off-site Critical Areas 
5.1 Wetlands 
There are no wetlands or wetland buffers that encumber the property.  Vegetation on-site prior to site 
development prepartion was primarily upland which included Himalayan Blackberry (Rubus 
armeniacus), salal (Gaultheria shallon) and western sword fern (Polystichum munitum).  There wer no 
obvious signs of wetland hydrology such as ponding or standing water.   As noted in the previous 
section, the on-site soils are mapped as Beausite, a “well-drained soil”.  Since there is a lack of 
dominant hydrophytic vegetation, hydric soils and wetland hydrology, no wetlands are present on-site.   
 
5.2 Stream 
There is a stream that emanates off-site to the east on a vacant property (tax parcel 252405-9263).  
The stream drains vacant and developed properties upslope up to 1275 feet to the northeast at the 
1,440’ contour.  As the stream enters the property at the northeast corner, it is conveyed to a 
cobble rock lined linear swale along the northern boundary of tax parcel 252405-9051.  It continues 
to flow down slope to the west for approximately 70 feet where it empties to a storm drain (see 
Photos 1 and 2 attached).  The storm drain is then conveyed to the storm sewer on 169th Avenue 
SE.   
 
5.3 Stream Buffer 
Since the stream is not connecting to any Type N Waters or wetlands, it is rated as a Type O water.  
The rock-lined swale is approximately 5 feet wide with a 10-foot wide enhancement strip are on each 
side (see Figure 4 Critical Area Map, page 8).  The enhancement includes Thuja plicata, Rosa 
Nutkana, Symphoricarpos albus, Sambucus racemosa, Mahonia nervosa Amelanchier alnifolia and 
Polystichum munitum.   
 
Type O Waters require a 25-foot buffer and 10-foot building setback on undeveloped land per 
Bellevue Land Use Code (BLUC) Title 20.25H.035.   
 
Further to the west on tax parcel 252405-9051 there is a 20-foot linear ditch that captures surface 
runoff and is conveyed to a storm sewer.  The ditch appears to have been excavated during 
construction of the adjoining plat to manage stormwater runoff. 
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The stream and stream buffer encumber tax parcel 252405-9051 only.  There are no critical areas 
on tax parcel 252405-9052. 
 
5.4 Habitat Assessment 
Utilizing the PHS on the Web website of the Washington State Department of Fish and Wildlife 
Priority Habitat Species List, there are no species or habitat on or nearby the property.  Nearly all of 
the residential lots on adjacent Belvedere Phase II plat (recorded in 2009) are developed.  The on-
site habitat structure does not provide potential use for any of the species listed in LUC Section 
20.25H.150.  As a result, this project is exempt from BLUC Title 20.25H.165.  
 
5.5 Probable Cumulative Impacts To Critical Areas Resulting From Proposal 
Generally, direct and indirect impacts to critical areas resulting from residential development 
projects are unavoidable.  Those areas adjacent to critical areas where removal of native plants 
which once served as habitat corridors and replaced with non-native landscaping plants will result 
in a lowering of native bio-diversity.  Residential development entails an increase in pesticide, 
herbicide and fertilizer use, which ultimately infiltrates into surface waters.  The Bellevue Municipal 
or the Land Use Codes does not regulate these actions. 
 
According to Google Earth a forest harvest removed the tree canopy and significant habitat 
sometime between 2002 to 2005 completely removing all of the vegetation in preparation for future 
development of the Bellevue Phase II Plat and the subject properties.   
 
5.6 Level of Protection of the Critical Area Per Code Versus Proposal 
The required 25-foot buffer resulting from a Type O stream encumbers the northern portion of tax 
parcel 252405-9051 and the off-site parcel to the north 071501-0040 (Lot 26 of the Belvedere 
Phase II Plat, herein referred to as Lot 26).  According to the City of Bellevue Planning Department, 
during the building phase on Lot 26, the original trajectory of the Type O stream and its buffer was 
significantly disturbed.  To address the disturbance, it was agreed to place the stream along the 
property line of both parcels and place the stream in a linear trajectory lined with cobble rock.   
 
Generally, undisturbed stream substrates may include sand, gravel, rock, or even bedrock.  Since 
different organisms have different habitat requirements, a stream with a variety of substrate sizes 
will generally support a greater diversity of organisms.  A more natural stream has a greater variety 
of substrate sizes.  The original stream has been permanently altered yielding less function and 
now resembles an engineered design typically found in a storm tract.   
 
Native plantings were installed on either side, as was mention in Section 5.3.  This design (with a 
reduced buffer) allowed the placement of the home on tax parcel 071501-0040 with a reduced 
buffer and a standard building setback. 
 
The applicant is proposing to develop the tax parcel 252405-9051 with the same buffer permitted 
with Lot 26 which would encumber the area of the native planting strip only.  Over the life of the 
project, as the native plantings mature, additional habitat for insect and avian species will develop 
accordingly.  This small native planting will be one of the few areas in the neighborhood, as the City 
does not regulate native plantings outside of critical areas. 
 
5.7 Proposal to Modify/Reduce 25-Foot Buffer 
The applicant is proposing the same buffer requirement (reduce to the existing native planting strip) 
on tax parcel 252405-9051 as was approved on Lot 26 with a 10-foot building setback.  Since the 
substrate and hence the functions of the stream has been significantly altered, a further reduction 
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of the buffer from 25 feet to 10 feet will not significantly alter the functions of the riparian system.  
Since the City has set precedent to allow for a reduced buffer on Lot 26, it is reasonable for the 
applicant to request the same standard for the adjoining lot. 
 
5.8 Mitigation Requirements 
As the 10-foot wide planting strip has been installed since 2014, its mitigation requirements should 
reflect the same conditions as was permitted on the conditions with Lot 26. 
 
5.9 Additional Requirements 
The applicant will file a Sensitive Notice on Title on parcel 252405-9051 to record this sensitive 
area. 



TP Home LLC 

April 2016                                                                                        6                                                                            Wetlands Northwest LLC 



TP Home LLC 

April 2016                                                                                        7                                                                            Wetlands Northwest LLC 

 



TP Home LLC 

April 2016                                                                                        8                                                                            Wetlands Northwest LLC 

 



TP Home LLC 

April 2016                                                                                        9                                                                            Wetlands Northwest LLC 

6.0 Conclusion 
There are no wetlands on the properties. There is a Type O water that runs along the northern 
boundary of parcel 252405-9051.  As a result of prior land disturbances associated with Lot 26, the 
applicant is proposing to reduce the Type O Buffer from 25 feet to approximately 10 feet. 
 
7.0 Limitations and Use of this Report 
This report is supplied to the City of Bellevue Development Services Department on behalf of TP 
Home, LLC as a means of determining the critical area encumbrances for future development.  
Wetlands Northwest LLC upheld professional industry standards when completing this review. The 
information included in this report constitutes a professional opinion and does not guarantee approval 
by any federal, state, and/or local permitting agencies.   
 
The laws applicable to Critical Areas are subject to varying interpretations.  The work for this report has 
conformed to the standard of care employed by professional ecologists in the Puget Sound region.  No 
other representation or warranty, expressed or implied, is made concerning the work or this report.  
This report is based largely on readily observable conditions and, to a lesser extent, on readily 
ascertainable conditions.  No attempt has been made to determine hidden or concealed conditions.  If 
hidden or concealed conditions arise, the information contained in this report may change based upon 
those conditions. 
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Photos 

 
Photo – 1 View from top of Planting Strip facing west. 

 
Photo – 2 View from south of Planting Strip bottom of slope facing west. 




