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DEVELOPMENT SERVICES DEPARTMENT
ENVIRONMENTAL COORDINATOR
450 110th Ave NE., P.O. BOX 90012
BELLEVUE, WA 98009-9012

OPTIONAL DETERMINATION OF NON-SIGNIFICANCE (DNS) NOTICE MATERIALS

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.

File No. 16-136230-LO

Project Name/Address: 66 Skagit Key

Planner: Heidi M. Bedwell

Phone Number: 425-452-4862

Minimum Comment Period: September 15, 2016

Materials included in this Notice:

Blue Bulletin

Checklist

Vicinity Map

Plans

Other:

OTHERS TO RECEIVE THIS DOCUMENT:
State Department of Fish and Wildlife / Sterwart.Reinbold@dfw.gov; Christa.Heller@dfw.wa.gov;

State Department of Ecology, Shoreline Planner N.W. Region / Jobu461@ecy.wa.gov; sepaunit@ecy.wa.gov

Army Corps of Engineers Susan.M.Powell@nws02.usace.army.mil

Attorney General ecyolyef@atg.wa.gov

Muckleshoot Indian Tribe Karen.Walter@muckleshoot.nsn.us; Fisheries.fileroom@muckleshoot.nsn.us



City of Bellevue Submittal Requirements 27 

ENVIRONMENTAL CHECKLIST 
12/21/00 

Thank you in advance for your cooperation and adherence to these procedures.  If you need assistance in 

completing the checklist or have any questions regarding the environmental review process, please visit or call 

the Permit Center (425-452-6864) between 8 a.m. and 4 p.m., Monday through Friday (Wednesday, 10 to 4).  

Our TTY number is 425-452-4636. 

 

INTRODUCTION 

Purpose of the Checklist: 

 

The State Environmental Policy Act (SEPA), chapter 43.21c RCW, requires all governmental agencies to consider 

the environmental impacts of a proposal before making decisions.  An environmental impact statement (EIS) must 

be prepared for all proposals with probable significant adverse impacts on the quality of the environment.  The 

purpose of this checklist is to provide information to help you and the City of Bellevue identify impacts from your 

proposal (and to reduce or avoid impacts from the proposal, if it can be done) and to help the City decide whether an 

EIS is required. 

 

 

Instructions for Applicants: 

 

This environmental checklist asks you to describe some basic information about your proposal.  Answer the 

questions briefly, with the most precise information known, or give the best description you can.  You must answer 

each question accurately and carefully, to the best of your knowledge.  In most cases, you should be able to answer 

the questions from your own observations or project plans without the need to hire experts.  If you really do not know 

the answer, or if a question does not apply to your proposal, write "do not know" or "does not apply."  Complete 

answers to the questions now may avoid unnecessary delays later. 

 

Some questions ask about governmental regulations, such as zoning, shoreline, and landmark designations.  

Answer these questions if you can.  If you have problems, the Planner in the Permit Center can assist you. 

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time or on 

different parcels of land.  Attach any additional information that will help describe your proposal or its environmental 

effects.  Include references to any reports or studies that you are aware of which are relevant to the answers you 

provide.  The City may ask you to explain your answers or provide additional information reasonably related to 

determining if there may be significant adverse impacts. 

 

 

Use of a Checklist for Nonproject Proposals:  A nonproject proposal includes plans, policies, and programs 

where actions are different or broader than a single site-specific proposal. 

For nonproject proposals, complete the Environmental Checklist even though you may answer "does not apply" to 

most questions.  In addition, complete the Supplemental Sheet for Nonproject Actions available from Permit 

Processing. 

 

For nonproject actions, the references in the checklist to the words project, applicant, and property or site should be 

read as proposal, proposer, and affected geographic area, respectively. 

 

 

Attach an 8½” x 11” vicinity map which accurately locates the proposed site. 
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City of Bellevue Submittal Requirements 27a 

ENVIRONMENTAL CHECKLIST 
12/21/00 

If you need assistance in completing the checklist or have any questions regarding the environmental review 

process, please visit or call the Permit Center (425-452-6864) between 8 a.m. and 4 p.m., Monday through Friday 

(Wednesday, 10 to 4).  Our TTY number is 425-452-4636. 

BACKGROUND INFORMATION 

Property Owner:   Steve and June Lee 

  66 Skagit Key 

  Bellevue, WA 98006 

 

Contact Person:  Kenny Booth, The Watershed Company 

(If different from the owner.  All questions and correspondence will be directed to the individual listed.) 

Address: 750 6th Street South, Kirkland, WA 98033 

Phone:  (425) 822-5242 

Proposal Title:   Lee Streambank Stabilization 

Proposal Location (Street address and nearest cross street or intersection) Provide a legal description if available: 

 

Street Address: 

66 Skagit Key  

Bellevue, WA 98006 

 

Parcel: 

6065310640 

 

Legal Description:  

NEWPORT DIV #3  

Plat Block: 3  

Plat Lot: 21 

 

Please attach an 8½“ X 11” vicinity map that accurately locates the proposal site. See last page. 

Give an accurate, brief description of the proposal’s scope and nature: 

General description:  

The project site is located within the Newport Shores neighborhood at 66 Skagit Key in Bellevue, WA (tax 

parcel 6065310640).  The site is surrounded by single-family residences with Coal Creek flowing in a 

northwesterly direction along the northeast property line.  The site includes a two-story residence 

constructed in 1989.  The parcel is 20,428 square feet in size with the residence situated approximately 45 

feet from the top of the Coal Creek streambank.   

The site is relatively flat although the banks of Coal Creek slope rather steeply toward the northeast.   The 

stream channel adjacent to the site is 4 to 6 feet below the yard level and is approximately 12 feet wide 

with steep, primarily grass and ivy-covered banks.  The yard area is mostly lawn with landscaping shrubs 

around the perimeter.   
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In the past, high flows in the stream eroded a portion of the bank, resulting in an undercut bank which gave 

way beneath the property owner.  Repair work completed in 2015 included the placement of angular rock 

along the toe of the bank, partially within the stream, and soil along the upper bank.  This work triggered an 

enforcement action by the City of Bellevue.  In order to rectify the violation, stream bank repair work is now 

proposed.   

The proposal will involve hand hand-removal of the existing angular toe rock.  A layer of coir fabric will be 

placed on the bank, extending approximately 18 inches into the stream.  Two rows of coir logs will then be 

staked on top of the fabric at the toe, the lower one partially submerged.  The loose fabric up the slope will 

then be temporarily rolled or folded back on top of the coir logs to allow smoothing and shaping of the 

upper slope using hand tools.  Finally, the fabric will be pulled up the slope, keyed in at the top, and staked 

throughout.  A planting plan will be implemented by driving live stakes through the fabric and cutting small 

holes for plantings.   

 

1. Acreage of site: The entire parcel is 20,428 square feet (.469 acre)  

2. Number of dwelling units/buildings to be demolished: None.    

3. Number of dwelling units/buildings to be constructed: None. 

4. Square footage of buildings to be demolished: None.      

5. Square footage of buildings to be constructed: None.   

6. Quantity of earth movement (in cubic yards): ~5 cy cut / 0 cy fill  

7. Proposed land use: No changes are proposed to the existing land use.   

8. Design features, including building height, number of stories, and proposed exterior materials: Not 

applicable.    

 10.  Other 

 

 

Estimated date of completion of the proposal or timing of phasing: 

Construction would begin immediately following permit issuance subject to any WDFW required 

work windows.   

Do you have any plans for future additions, expansion, or further activity related to or connected with this proposal?  

If yes, explain.   

None at this time. 

List any environmental information you know about that has been prepared, or will be prepared, directly related to 

this proposal.  

None.  

 

hbedwell
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Do you know whether applications are pending for governmental approvals of other proposals directly affecting the 

property covered by your proposal?  If yes, explain.  List dates applied for and file numbers, if known. 

The parcel is the subject of an open code enforcement case (15-126107-DC).  Otherwise, no other 

applications are pending for government approvals of other proposals directly affecting the subject 

property. 

 

List any government approvals or permits that will be needed for your proposal, if known.  If permits have been 

applied for, list application date and file numbers, if known. 

-Critical Areas Land Use Permit, City of Bellevue 

-Clearing and Grading Permit, City of Bellevue 

-Hydraulic Project Approval, Washington Department of Fish and Wildlife 

 

Please provide one or more of the following exhibits, if applicable to your proposal. 

(Please check appropriate box(es) for exhibits submitted with your proposal): 

 Land Use Reclassification (rezone)  

Map of existing and proposed zoning 

 Preliminary Plat or Planned Unit Development 

Preliminary plat map 

 Clearing & Grading Permit 

Plan of existing and proposed grading 

Development plans 

 Building Permit (or Design Review) 

Site plan 

Clearing & grading plan 

 Shoreline Management Permit 

Site plan 

hbedwell
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A.  ENVIRONMENTAL ELEMENTS 

1.   EARTH 

a. General description of the site (circle one):  Flat   Rolling   Hilly   Steep slopes   Mountains   Other:   

b. What is the steepest slope on the site (approximate percent slope)? 

The site is relatively flat with the exception of the streambanks.              

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat, muck)?  If you 

know the classification of agricultural soils, specify them and note any prime farmland. 

According to Natural Resources Conservation Service (NRCS) soil maps, the property contains 

Briscot silt loam (Br) within the project area and Urban Land (Ur) to the south. 

 

d.  Are there surface indications or history of unstable soils in the immediate vicinity?  If so, describe.   

Portions of the toe of the stream bank have been eroded by high stream flows.   

e. Describe the purpose, type, and approximate quantities of any filling or grading proposed.  Indicate 

source of fill. 

 Cut:  Approximately 5 CY of angular rock will be removed from the site. 

 Fill:  No new fill is proposed.   

f.  Could erosion occur as a result of clearing, construction, or use?  If so, generally describe. 

Some minor erosion could occur during installation of the stream bank repairs.  However, 

BMPs would be incorporated to minimize impacts during all clearing and grading activities.  

 

g. About what percent of the site will be covered with impervious surfaces after project construction (for 

example, asphalt or buildings)? 

No new impervious surfaces are proposed.    

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: 

All clearing and grading construction would be in accordance with City of Bellevue Clearing 

& Grading Code (Chapter 23.76), permit conditions, and all other applicable codes, 

ordinances, and standards.  

2. AIR 

a.  What types of emissions to the air would result from the proposal (i.e., dust, automobile, odors, 

industrial wood smoke) during construction and when the project is completed?  If any, generally 

describe and give approximate quantities if known. 

Emissions from vehicle trips and construction equipment would occur for a short period of 

time during site construction.  After project completion, there would be no change in emissions 

from existing conditions.   

hbedwell
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b. Are there any off-site sources of emissions or odor that may affect your proposal?  If so, generally 

describe. 

No off-site sources of emissions or odor would affect the proposal. 

c.  Proposed measures to reduce or control emissions or other impacts to air, if any: 

Vehicles and construction equipment would be kept in good working order. 

3.   WATER 

a. Surface: 

1) Is there any surface water body on or in the immediate vicinity of the site (including year-round and 

seasonal streams, saltwater, lakes, ponds, wetlands)?  If yes, describe type and provide names.  If 

appropriate, state what stream or river it flows into. 

Coal Creek. 

2)  Will the project require any work over, in, or adjacent to (within 200 feet) the described waters?  If yes, 

please describe and attach available plans. 

The entirety of the proposed project will occur within 200 feet of Coal Creek.   

3)  Estimate the amount of fill and dredge material that would be placed in or removed from surface water 

or wetlands and indicate the area of the site that would be affected.  Indicate the source of fill material. 

None.   

4)  Will the proposal require surface water withdrawals or diversions?  Give general description, purpose, 

and approximate quantities if known. 

The proposal would not require surface water withdrawals or diversions. 

5)  Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan. 

Yes, the proposal lies within a 100-year floodplain. 

6)  Does the proposal involve any discharges of waste materials to surface waters?  If so, describe the 

type of waste and anticipated volume of discharge. 

The proposal does not involve any discharges of waste materials to surface waters. 

b. Ground 

1. Will ground water be withdrawn, or will water be discharged to ground water?  Give a general 

description, purpose, and approximate quantities if known. 

No withdrawal of ground water or discharge of water to ground water would occur as part of 

this project. 

2) Describe waste material that will be discharged into the ground from septic tanks or other sources, if 

any (for example:  Domestic sewage; industrial, containing the following chemicals. . . ; agricultural; 

hbedwell
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etc.).  Describe the general size of the system, the number of such systems, the number of houses to 

be served (if applicable), or the number of animals or humans the system(s) are expected to serve. 

No waste material from septic tanks or other sources would be discharged into the ground as 

part of this project. 

c.  Water runoff (including stormwater): 

1. Describe the source of runoff (including storm water) and method of collection and disposal, if any 

(include quantities, if known).  Where will this water flow?  Will this water flow into other waters?  If so, 

describe. 

Runoff from the immediate project site is not expected except at natural, near pre-project 

rates.  In general, precipitation is expected to infiltrate into vegetated soils. 

2) Could waste materials enter ground or surface waters?  If so, generally describe. 

 Waste materials would not enter ground or surface waters due to water runoff. 

d. Proposed measures to reduce or control surface, ground, and runoff water impacts, if any: 

The erosion control measures described under question 1h would be implemented as 

necessary.  

4.   PLANTS 

a. Check or circle types of vegetation found on the site: 

deciduous tree:  alder, maple, aspen, other 

evergreen tree:  fir, cedar, pine, other  

shrub:   

pasture 

crop or grain 

wet soil plants:  cattail, buttercup, bulrush, skunk cabbage, other:   

water plants:  water lily, eelgrass, milfoil, other 

other types of vegetation: grass 

b. What kind and amount of vegetation will be removed or altered? 

Lawn grass and ivy will be removed as part of the project.    

c. List threatened or endangered species known to be on or near the site. 

No threatened or endangered plant species are known to be on or near the site. 

d.  Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation on 

the site, if any: 

The proposal involves the planting of approximately 852 square feet of native vegetation on 

the project site.  Proposed plantings will include Oregon ash, Sitka spruce, western red 

cedar, pacific ninebark, cluster rose, red-flowering currant, salmonberry, oceanspray, shore 

sedge, coastal strawberry, kinnikinnick, lady fern, red-osier dogwood, Sitka willow, and 

Pacific willow.    

hbedwell
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5.   ANIMALS 

a. Circle any birds and animals which have been observed on or near the site or are known to be on or 

near the site: 

 birds:  hawk, heron, eagle, songbirds, other: 

 mammals:  deer, bear, elk, beaver, other:   

 fish:  bass, salmon, trout, herring, shellfish, other 

b. List any threatened or endangered species known to be on or near the site. 

Adult and juvenile Chinook salmon and steelhead trout (listed as Threatened under the Federal 

Endangered Species Act) migrate through Coal Creek.  Adults migrate upstream to reach 

spawning grounds; juveniles migrate downstream from their natal streams to reach the ocean.  

Coal Creek also contains coho salmon (Species of Concern under the Federal Endangered 

Species Act).   

 

c.  Is the site part of a migration route?  If so, explain. 

As described above, adult and juvenile salmon migrate up and downstream, respectively, 

through Coal Creek.   

d. Proposed measures to preserve or enhance wildlife, if any: 

The proposed project will enhance wildlife habitat through the installation of approximately 

852 square feet of native plantings adjacent to the stream.   

6.   ENERGY AND NATURAL RESOURCES 

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet the completed 

project's energy needs?  Describe whether it will be used for heating, manufacturing, etc. 

There is no proposed change in the existing forms of energy currently used for the residence. 

b.  Would your project affect the potential use of solar energy by adjacent properties?  If so, generally 

describe. 

The project would not affect the potential use of solar energy by adjacent properties. 

c. What kinds of energy conservation features are included in the plans of this proposal?  List other 

proposed measures to reduce or control energy impacts, if any: 

No changes to energy features are proposed.   

7.   ENVIRONMENTAL HEALTH 

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire and 

explosion, spill, or hazardous waste, that could occur as a result of this proposal?  If so, describe. 

Typical environmental hazards associated with residential construction work (e.g. risk of fire, 

spills) could occur as part of this proposal.   

1)  Describe special emergency services that might be required. 

hbedwell
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Special emergency services are not anticipated at the site.  In the unlikely event that a serious 

accident (e.g. fire or spill) occurs during construction, local fire department or emergency 

medical services might be required.  After project completion, no special emergency services, 

other than those typically associated with residential uses, might be required.    

2)  Proposed measures to reduce or control environmental health hazards, if any: 

During construction, standard precautions would be taken to ensure the safety of the work 

crew.  Safety and accident response supplies would be on site.  The construction manager 

would be contacted by a crew member immediately upon discovery of a spill.  The 

construction manager would then ensure that the spill is cleaned up in the appropriate 

manner and would contact the appropriate authorities. 

b. Noise 

1) What types of noise exist in the area which may affect your project (for example:  traffic, equipment, 

operation, other)? 

Typical noise associated with adjacent traffic exists in the project area.   

2) What types and levels of noise would be created by or associated with the project on a short-term or a 

long-term basis (for example:  traffic, construction, operation, other)?  Indicate what hours noise would 

come from the site. 

Noise associated with project construction would be restricted to use of construction 

vehicles and hand-held power tools.  A small excavator may also be utilized.  Construction 

noise would be limited to normal daytime working hours.  There would be no long-term noise 

associated with the completed project, other than that associated with a typical residential 

property.    

3)  Proposed measures to reduce or control noise impacts, if any: 

As mentioned above, construction noise would be limited to daylight working hours.  No other 

noise-control measures are necessary. 

8.   LAND AND SHORELINE USE 

a. What is the current use of the site and adjacent properties? 

The site and adjacent properties are currently in single-family residential use. 

b.  Has the site been used for agriculture?  If so, describe. 

The site has not been used for agriculture in recent history.   

c.  Describe any structures on the site. 

The project site includes a single-family residence. 

d.  Will any structures be demolished?  If so, what? 

No.   

hbedwell
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e.  What is the current zoning classification of the site? 

The current zoning classification is R-2.5 (Single-Family Residential). 

f.  What is the current comprehensive plan designation of the site? 

The current comprehensive plan designation is SF-M (Single-family Medium-density).  

g. If applicable, what is the current shoreline master program designation of the site? 

N/A 

h.  Has any part of the site been classified as an "environmentally sensitive" area?  If so, specify. 

Coal Creek has been classified as an “environmentally sensitive” area.  Additionally, the stream 

is within the mapped 100-year floodplain.   

i.  Approximately how many people would reside or work in the completed project? 

The project would not change the number of people who reside on the property.   

j.   Approximately how many people would the completed project displace? 

No people would be displaced as a result of this project. 

k.  Proposed measures to avoid or reduce displacement impacts, if any: 

No such measures are necessary. 

l. Proposed measures to ensure the proposal is compatible with existing and projected land uses and 

plans, if any: 

The proposal would comply with all applicable regulatory plans and codes. 

9. HOUSING 

a.  Approximately how many units would be provided, if any?  Indicate whether high, middle, or low-income 

housing. 

The property currently features one single-family residence.  This proposal would not affect the 

number of housing units on the property. 

   b. Approximately how many units, if any, would be eliminated?  Indicate whether high, middle, or low-

income housing. 

None.  

c.   Proposed measures to reduce or control housing impacts, if any: 

No such measures are necessary.   

hbedwell
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10.  AESTHETICS 

a. What is the tallest height of any proposed structure(s), not including antennas; what is the principal 

exterior building material(s) proposed? 

No new structures are proposed.   

b. What views in the immediate vicinity would be altered or obstructed? 

Views will not be negatively affected by the proposed project.  In fact, new native plantings may 

improve views within the area.   

c.  Proposed measures to reduce or control aesthetic impacts, if any: 

No such measures are necessary. 

11.  LIGHT AND GLARE 

a. What type of light or glare will the proposal produce?  What time of day would it mainly occur? 

Light or glare will not be produced by the finished project.   

b. Could light or glare from the finished project be a safety hazard or interfere with views? 

No.  

c.  What existing off-site sources of light or glare may affect your proposal? 

None.  

d.  Proposed measures to reduce or control light and glare impacts, if any: 

No such measures are necessary.   

12.   RECREATION 

a. What designated and informal recreational opportunities are in the immediate vicinity? 

In the immediate vicinity, Lake Washington provides recreational activities such as 

swimming, boating, and fishing.  Newcastle Beach Park is located approximately 0.5 mile to 

the southwest.   

b.   Would the proposed project displace any existing recreational uses?  If so, describe. 

The proposed project would not displace any existing recreational uses. 

c.  Proposed measures to reduce or control impacts on recreation, including recreation opportunities to be 

provided by the project or applicant, if any: 

No such measures are necessary. 

hbedwell
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13. HISTORIC AND CULTURAL PRESERVATION 

a. Are there any places or objects listed on, or proposed for, national, state, or local preservation registers 

known to be on or next to the site?  If so, generally describe. 

No such places or objects are known to be on or next to the site. 

b. Generally describe any landmarks or evidence of historic, archaeological, scientific, or cultural 

importance known to be on or next to the site. 

No such landmarks or evidence is known to be on or next to the site.  

c.  Proposed measures to reduce or control impacts, if any: 

Should historic, archeological, scientific or culturally significant items be encountered during 

implementation of this project, work would be temporarily stopped while the appropriate 

agencies are notified. 

14. TRANSPORTATION 

a. Identify public streets and highways serving the site, and describe proposed access to the existing 

street system.  Show on site plans, if any. 

The property takes access from Skagit Key.  Site access would not be changed as a result of 

the proposed project. 

 

b.  Is site currently served by public transit?  If not, what is the approximate distance to the nearest transit 

stop? 

The nearest King County Metro transit stop is located approximately 0.5 mile feet to the 

southeast of the subject parcel, at the junction of Coal Creek Parkway and Interstate-405.   

c. How many parking spaces would the completed project have?  How many would the project eliminate? 

The proposed project would not affect parking on the property. 

d.   Will the proposal require any new roads or streets, or improvements to existing roads or streets, not 

including driveways?  If so, generally describe (indicate whether public or private).   

The proposal would not require any new roads, or improvements to existing roads. 

e.  Will the project use (or occur in the immediate vicinity of) water, rail, or air transportation?  If so, 

generally describe. 

Water, rail, or air transportation would not be utilized by the completed project.   

f.   How many vehicular trips per day would be generated by the completed project?  If known, indicate 

when peak volumes would occur. 

Traffic generation would not change as result of the proposed project.  

g.  Proposed measures to reduce or control transportation impacts, if any: 

No such measures are necessary. 

hbedwell
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15. PUBLIC SERVICES 

a.  Would the project result in an increased need for public services (for example: fire protection, police 

protection, health care, schools, other)?  If so, generally describe. 

No increase in public service needs would result from this project.  

b. Proposed measures to reduce or control direct impacts on public services, if any. 

No such measures are necessary. 

16. UTILITIES 

a.  Circle utilities currently available at the site:  electricity, natural gas, water, refuse service, telephone, 

sanitary sewer, septic system, other.  

b.  Describe the utilities that are proposed for the project, the utility providing the service, and the general 

construction activities on the site or in the immediate vicinity which might be needed. 

The site is currently served by utilities.  No new utilities are proposed as part of the project.   

Signature 

The above answers are true and complete to the best of my knowledge.  I understand that the lead agency is relying 

on them to make its decision. 

Signature  

 
 Kenny Booth, AICP 

Senior Planner 

  

Date Submitted:   June 24, 2016 
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Vicinity Map from iMAP (top) Google Maps (below) 
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Lee Residence – Bank Stabilization 

Critical Areas Land Use Permit 

Narrative Description 

June 2016 

 

Description of the project site, including landscape features, existing development, and 

site history as applicable.   

Response:  The project site is located within the Newport Shores neighborhood 

at 66 Skagit Key in Bellevue, WA (tax parcel 6065310640).  The site is surrounded 

by single-family residences with Coal Creek flowing in a northwesterly direction 

along the northeast property line.  The site includes a two-story residence 

constructed in 1989.  The parcel is 20,428 square feet in size with the residence 

situated approximately 45 feet from the top of the Coal Creek streambank.   

The site is relatively flat although the banks of Coal Creek slope rather steeply 

toward the northeast.  The stream channel adjacent to the site is 4 to 6 feet below 

the yard level and is approximately 12 feet wide with steep, primarily grass and 

ivy-covered banks.  The yard area is mostly lawn with landscaping shrubs 

around the perimeter.   

In the past, high flows in the stream eroded a portion of the bank, resulting in an 

undercut bank which gave way beneath the property owner.  Repair work 

completed in 2015 included the placement of angular rock along the toe of the 

bank, partially within the stream, and soil along the upper bank.  This work 

triggered an enforcement action by the City of Bellevue.  In order to rectify the 

violation, stream bank repair work is now proposed.   

Coal Creek is classified as a Type F (fish-bearing) stream and flows into Lake 

Washington approximately 700 feet downstream from the site.  Coal Creek 

within the project area includes an associated 100-year floodplain.  Type F 

streams on sites with existing primary structures require standard buffer widths 

of 50 feet.  Beyond the stream and floodplain, no additional critical areas are 

found on-site or in the immediate vicinity.  

A description of how the design constitutes the minimum necessary impact to the 

critical area.  

Response:  As mentioned, a portion of the bank has experienced erosion and the 

toe of the bank is currently stabilized by angular rock.  Continued erosion would 



 

 
Lee Residence:  Critical Areas Land Use Permit – Narrative Description 

June 2016 

Page 2 

  

 

likely have resulted in a loss of additional rear yard area, and if the erosion were 

left unchecked, significant property loss may have occurred, with the possibility 

of the residence eventually becoming threatened.  The placement of the angular 

rock in 2015 appears to have stopped the erosion and temporarily stabilized the 

bank.  The current proposal is to remove the angular rock and install soft 

stabilization measures including coir logs, a coir fabric blanket, and native 

plantings.   

The proposed work constitutes the minimum necessary impact, as soft 

stabilization methods will fortify an existing eroded (albeit temporarily 

stabilized) bank area and therefore will not result in any measurable increase in 

the base flood elevation or cause further channel constriction.  Once complete 

and established, the project site will be returned to a more natural bank 

condition, stabilized by native plantings and their root systems.   

Further, temporary impacts have been minimized to the greatest extent feasible 

by minimizing the length and area of stabilization and positioning any 

equipment or machinery above the stream’s OHWM.  The project has been 

designed such that it can be implemented with hand tools and smaller 

equipment.  Coir logs will be placed along the streambank initially, and so will 

be in place to serve as a sediment barrier during the process of smoothing the 

bank, protecting it with a coir fabric blanket, and implementing a native 

revegetation plan.  Standard BMPs will also be followed to minimize disturbance 

during construction. 

A description of why there is no feasible alternative with less impact to the critical 

area, critical area buffer, or critical area structure setback.  

Response:  Bank erosion during and before 2015 resulted in the need for some 

form of stabilization.  Angular rock was placed along the toe of the bank without 

permits in 2015 as a temporary solution to the erosion problem.  The current 

project includes removal of the angular rock and stabilization of the bank with 

coir logs, a coir fabric blanket, and native plantings.  The erosion that has 

occurred to date necessitates some type of longer-term stabilization action.  The 

current proposal includes the softest method feasible.  Specifically, rock will be 

removed without replacement along the bank.  Following successful 

establishment, bank stabilization measures will consist only of native plantings 

with deep root systems.   

Another natural in-stream remedy to the bank erosion, including the use of large 

woody debris, was studied.  However, wood was not included in the design for 

two primary reasons - 1) large wood installed near the toe of the bank could 

cause additional scour, not only downward but possibly into the subject bank or 
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the opposite bank; and 2) placing wood in the channel would result in some level 

of flow constriction, thereby potentially worsening flooding.  The existing 

channel appears to have little or no excess capacity to pass high flows, which 

have likely increased over time due to urbanization of the basin.  For these 

reasons large woody debris was not included in the proposal.  However, despite 

the lack of wood, the project does include soft stabilization measures including 

placement of the coir logs and coir blanket, and extensive native vegetative 

plantings.  Additional alternatives considered consisted of hard stabilization 

measures including the placement of exposed rock or concrete above and below 

the OHWM.  While these alternatives would have remedied the erosion problem, 

they were not proposed as they constitute stabilization techniques ‘harder’ than 

the selected alternative.  Therefore, there is no feasible alternative with less 

impact to the stream or stream buffer.   

A description of alternatives considered and why the alternative selected is preferred.  

Response:  The alternatives considered as described above either cause 

unintended consequences or constitute design techniques with greater critical 

area or buffer impact than the selected alternative.  Specifically, the use of large 

woody debris could cause additional scour, not only downward but possibly 

into the bank as well.  In addition, placing wood in the channel would result in 

some level of flow constriction (the existing channel appears to have little or no 

excess capacity to pass high flows), thereby potentially worsening flooding in the 

immediate vicinity.  The more impactful alternatives (placement of exposed rock 

or concrete) would have resulted in greater impact to the habitat functions of the 

stream by preventing or inhibiting vegetation growth along the treated bank 

sections.  Vegetation provides shade and organic stream inputs, helps stabilize 

banks, and produces terrestrial insects as food for fish. 

A summary of how the proposal meets each of the decision criteria contained in Land 

Use Code Section 20.30P. 

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

Response:  The project applicant has applied for a Critical Areas Land Use 

Permit (LO) to conduct an allowed activity (stabilization measures) within a 

stream critical area and area of special flood hazard.  No other City of Bellevue 

land use permits are required of the project at this time.   

B.    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; 
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Response:  The proposed streambank stabilization project will include removal 

of hardened stabilization components that were installed without permits.  

Following removal of these features, soft stabilization techniques will be utilized 

to repair the bank.  This includes the use of coir logs and native plantings.  The 

use of these features will result in the least impact on the stream and stream 

buffer.  Specifically, the coir logs will allow for stabilization of the bank with a 

biodegradable material that will allow native plantings to become established 

along the bank and extending up the sideslope.  Over time the coir logs will 

degrade as the plantings and their roots take hold.  Over the course of a few 

years, the bank will achieve a naturally-vegetated and stable condition without 

any hard stabilization components included.  Thus, over the intermediate and 

long term, the bank condition will be improved in terms of both stability and 

habitat function, with no long-term impacts to the stream or stream buffer.   

Temporary impacts will also be minimized, as all work will occur with the use of 

hand tools and small machinery positioned above the OHWM with standard 

BMPs followed.  The coir logs will be placed along the toe of the streambank 

slope as one of the first steps in the implementation process, and so will be in 

place to protect the stream from any silty runoff as the upper slopes are 

protected by coir fabric placement and revegetation.  Therefore, the project has 

utilized the best available construction, design, and development techniques to 

limit impacts to the stream and stream buffer.    

C.    The proposal incorporates the performance standards of Part 20.25H LUC to the maximum 

extent applicable; 

Response:  See below for stream critical area (LUC 20.25H.080.A) and areas of 

special flood hazard (LUC 20.25H.180.C) performance standard compliance.   

D.    The proposal will be served by adequate public facilities including streets, fire protection, 

and utilities; 

Response:  The existing site is served by adequate public facilities.  No increase 

in demand for public services will result from the proposed streambank 

stabilization project.   

E.    The proposal includes a mitigation or restoration plan consistent with the requirements of 

LUC 20.25H.210; except that a proposal to modify or remove vegetation pursuant to an approved 

Vegetation Management Plan under LUC 20.25H.055.C.3.i shall not require a mitigation or 

restoration plan; 

 

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.210
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Response:  A restoration plan has been prepared in accordance with the 

requirements of LUC 20.25H.210.  The plan has been submitted concurrently 

with this project narrative.     

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

Response:  The proposed project complies with all other applicable City of 

Bellevue Land Use Codes. 

A summary of how the proposal meets each of the criteria and performance standards 

contained in Land Use Code Section 20.25H associated with the critical area you are 

modifying.    

Response:  Stabilization measures within stream critical areas and areas of 

special flood hazard are allowed pursuant to LUC 20.25H.055.C.3.m, provided 

compliance with LUC 20.25H.080.A and LUC 20.25H.180.C is shown.  A 

discussion of compliance with these sections is presented below.   

20.25H.055.C.3.m.    Stabilization Measures.  

See LUC 20.25E.080.E for standards regulating shoreline stabilization measures. Proposed 

stabilization measures within a critical area or critical area buffer to protect against streambank 

erosion or steep slopes or landslide hazards may be approved in accordance with this subsection. 

i.    When Allowed. New or enlarged stabilization measures shall be allowed only to protect 

existing primary structures and infrastructure, or in connection with uses and development 

allowed pursuant to subsection B of this section. Stabilization measures shall be allowed only 

where avoidance measures are not technically feasible.  

Response:   The proposed stabilization measures are intended to stabilize an 

existing streambank that is situated in the rear yard area of the existing residence 

at 66 Skagit Key.  Erosion washed away upwards of 6 feet of the bank prior to the 

repair work initiated in 2015.  Had repair work not been undertaken, erosion 

would have continued unchecked, potentially washing away significant portions 

of the rear yard area.  Therefore, the stabilization efforts were necessary in order 

to prevent significant loss of property.  The proposed project includes retroactive 

permitting for the stabilization efforts and modification of the repair work to 

include the softest measures feasible.  Avoidance measures are not technically 

feasible, in that avoidance would lead to further bank erosion, resulting in 

continued loss of property and eventually threats to the existing residence. 
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ii.    Type of Stabilization Measure Used. Where a stabilization measure is allowed, soft 

stabilization measures shall be used, unless the applicant demonstrates that soft stabilization 

measures are not technically feasible. An applicant asserting that soft stabilization measures 

are not technically feasible shall provide the information relating to each of the factors set forth 

in subsection C.3.m.iii.(D) of this section for a determination of technical feasibility by the 

Director. Only after a determination that soft stabilization measures are not technically 

feasible shall hard stabilization measures be permitted. 

iii.    Definitions. 

(A)    Hard Stabilization Measures. As used in this part, “hard stabilization measures” 

include: rock revetments, gabions, concrete groins, retaining walls, bulkheads and similar 

measures which present a vertical or nearly vertical interface with the water.  

(B)    Soft Stabilization Measures. As used in this part, “soft stabilization measures” 

include: biotechnical measures, bank enhancement, anchor trees, gravel placement, stepped 

back rockeries, vegetative plantings and similar measures that use natural materials 

engineered to provide stabilization while mimicking or preserving the functions and values 

of the critical area. 

(C)    Avoidance Measures. As used in this part, “avoidance measures” refer to techniques 

used to minimize or prevent erosion or slope collapse that do not involve modification of the 

bank or slope. “Avoidance measures” include vegetation enhancement, upland drainage 

control, and protective walls or embankments placed outside of the critical area and critical 

area buffer. 

(D)    Technically Feasible. The determination of whether a technique or stabilization 

measure is “technically feasible” shall be made by the Director as part of the decision on the 

underlying permit after consideration of a report prepared by a qualified professional 

addressing the following factors: 

(1)    Site conditions, including topography and the location of the primary structure in 

relation to the critical area;  

(2)    The location of existing infrastructure necessary to support the proposed measure 

or technique; 

(3)    The level of risk to the primary structure or infrastructure presented by erosion or 

slope failure and ability of the proposed measure to mitigate that risk; 

(4)    Whether the cost of avoiding disturbance of the critical area or critical area buffer is 

substantially disproportionate as compared to the environmental impact of proposed 

disturbance, including any continued impacts on functions and values over time; and 
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(5)    The ability of both permanent and temporary disturbance to be mitigated. 

Response:  The proposed design represents a soft stabilization measure.  Both 

the coir logs and proposed plantings are a ‘soft’ technique.  Prior unpermitted 

repair work included the placement of angular rock; however, all rock will be 

removed under the current proposal.  Therefore, the as-modified project will 

have avoided the use of ‘hard’ stabilization measures.   

20.25H.180.C – Development in the area of special flood hazard: General Performance 

Standards  

4.    No Rise in the Base Flood Elevation (BFE). Any allowed use or development shall not result 

in a rise in the BFE. 

Response:  The proposed project includes the placement of coir logs along the 

toe of the Coal Creek streambank.  The coir logs will replace angular rock which 

was placed without permits following extensive erosion.  Therefore, because the 

bank had been eroded and the channel widened as a result, the placement of the 

coir logs within these areas will not result in a channel constriction or otherwise 

decrease in the cross-sectional area of the stream channel below its pre-erosion 

state, and so will not result in an impediment to stream flow.  Rather, coir log 

placement will return the bank closer to its pre-existing dimensions, but still with 

some increased capacity.  Also, the coir logs are not permanent and will 

deteriorate in the intermediate term, over a several-year period.  Therefore, there 

will be no rise in the base flood elevation of Coal Creek within the project 

vicinity.   

7. Compensatory Storage. Development proposals must not reduce the effective base flood storage 

volume of the area of special flood hazard. Grading or other activity that would reduce the 

effective storage volume must be mitigated by creating compensatory storage on the site. 

Response:  As explained in the above response, there is anticipated to be no net 

change in streambank dimensions and no rise in the base flood elevation over 

pre‐existing conditions due to the proposed actions.  Therefore, no reduction in 

the effective base flood storage volume of the area is expected. 

20.25H.080.A Performance Standards. 

Development on sites with a type S or F stream or associated critical area buffer shall incorporate 

the following performance standards in design of the development, as applicable: 

1. Lights shall be directed away from the stream. 
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Response:  No lights are proposed as part of the streambank stabilization project.   

2. Activity that generates noise such as parking lots, generators, and residential uses shall 

be located away from the stream or any noise shall be minimized through use of design 

and insulation techniques. 

Response:  The streambank stabilization project will not result in any new long-

term noise generating activities.   

3. Toxic runoff from new impervious area shall be routed away from the stream. 

Response:  No new impervious surfaces are proposed as part of the project.  

4. Treated water may be allowed to enter the stream critical area buffer. 

Response:  No change in on-site runoff patterns or drainage facilities is 

proposed.   

5. The outer edge of the stream critical area buffer shall be planted with dense vegetation to 

limit pet or human use. 

Response:  New plantings are proposed to help stabilize the streambank.  

Plantings include Oregon ash, Sitka spruce, western red cedar, pacific ninebark, 

cluster rose, red-flowering currant, salmonberry, oceanspray, shore sedge, 

coastal strawberry, kinnikinnick, lady fern, red-osier dogwood, Sitka willow, and 

Pacific willow.    

6. Use of pesticides, insecticides and fertilizers within 150 feet of the edge of the stream 

critical area buffer shall be in accordance with the City of Bellevue’s “Environmental Best 

Management Practices,” now or as hereafter amended. 

Response:  Generally, weed control efforts in the stream buffer will employ 

manual removal.  If any persistent weed or pest problems require pesticide 

control, the City would be contacted to verify compliance with City of Bellevue 

BMPs and, if allowed, a licensed pesticide applicator would be hired. 


