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The Environmental Coordinator of the City of Bellevue has determined that this proposal does not have a
probable significant adverse impact upon the environment. An Environmental Impact Statement (EIS) is
not required under RCW 43.21C.030(2)(C). This decision was made after the Bellevue Environmental
Coordinator reviewed the completed environmental checklist and information filed with the Land Use
Division of the Development Services Department. This information is available to the public on request.

o There is no comment period for this DNS. There is a 14-day appeal period. Only persons who
submitted written comments before the DNS was issued may appeal the decision. A written
appeal must be filed in the City Clerk's office by 5:00 p.m. on

w This DNS is issued after using the optional DNS process in WAC 197-11-355. There is no further
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the date below. Comments must be submitted by 5 p.m. on . This
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on .

This DNS may be withdrawn at any time if the proposal is modified so that it is likely to have significant
adverse environmental impacts; if there is significant new information indicating, or on, a proposals
probable significant adverse environmental impacts (unless a non-exempt license has been issued if the
proposal is a private project): or if the DNS was procured by misrepresentation or lack of material
disclosure.
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REQUEST / REVIEW PROCESS

A. REQUEST

The applicant requests approvals of a Planned Unit Development (PUD), Preliminary
Conservation Subdivision (Preliminary Plat), and Critical Areas Land Use Permit (CALUP)
with review under the State Environmental Policy Act (SEPA) to divide one 7.47 acre parcel
in the R-3.5 land use district into seventeen (17) buildable lots, two tracts which provide
access by private road, and 4 native growth protection area (NGPA) tracts. The lots range
in size from 5,043 square feet to 9,844 square feet. Critical areas found on the site include a
stream and steep slopes which place 3.99 acres of the site under Critical Areas Overlay
District regulations. After the proposed modifications under the Critical Areas Land Use
Permit the site will retain 89 percent or 3.55 acres of critical area and buffer. The proposed
PUD maintains single-family housing on the site and requests flexibility in zoning
dimensional standards found in LUC 20.20.010. See Attachment 1 for a site plan of the
proposed subdivision and Figures 1, 1a, and 1b below.

Figure 1: Proposed Subdivision/PUD
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Figure 1b: Lots 6-17
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Figure 1b: Lots 1-5

B. REVIEW PROCESS

The PUD and Preliminary Plat are Process | decisions which require a public hearing before
a Hearing Examiner. The Critical Areas Land Use Permit (CALUP) and SEPA
Determination are Process Il decisions made administratively by the Director. As allowed
under LUC 20.35.080 Process | and Il decisions may be merged together into a
consolidated staff report. As a result, this application combines a PUD, Preliminary Plat,
CALUP, and SEPA review into a consolidated staff report that includes the Director decision
on Process |l applications and a recommendation on Process | applications for review by
the Hearing Examiner.

SITE CONTEXT and DESCRIPTION

A. SITE CONTEXT

The site consists of a single parcel zoned R-3.5 located within an area of single-family
homes east of Interstate 405 in the Newport Hills subarea of Bellevue. The neighborhood to
the north and east of the project site was platted in the 1960s as two separate divisions
(Kimberlee Park | and Il) with lot sizes between 9,542 and 24,590 square feet. Lots
immediately to the south, separated from the project site by SE 60" St. are zoned R-3.5 and
R-5 but have lot sizes exceeding 35,000 square feet. See Figure 2 below for zoning.
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Figure 2: Zoning Map
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The site directly abuts 1-405 along the western property line and SE 60" Street right-of-way
along the southern property line. SE 60™ St. right-of-way is partially improved; the improved
section ends approximately 220 feet from the edge of 1-405 right-of-way. At the north end of
the site, 110" Avenue SE ends at the property line. See Figure 3 below for existing site

condition.
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The site directly abuts existing residential development zoned R-3.5 to the north and
northeast. The project site is vacant, but has been used for unauthorized recreation and
illegal dumping area of yard debris and other garbage. The site is covered primarily in a
forested overstory consisting of maple, fir, alder, cottonwood, madrone, and cedar trees with
an understory of native shrubs and invasive species, especially where clearing and dumping
has occurred. The topography of the site generally slopes from east to west toward 1-405. A
ravine feature containing a stream which drains in an east to west direction is on the site.
Steep slopes of 40 percent or greater form the sides of the ravine and direct drainage down
into the stream. The stream and slopes are in the south and eastern most portions of the
site and effectively splits the site into two separate areas of development potential. See
Attachment 2 and Figure 4 below for critical areas on the site.

Figure 4: Extent of Critical Areas on Site (blue)
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lll. PROPOSED DEVELOPMENT

A. GENERAL PROVISIONS OF THE LAND USE CODE

1. Use
Residential uses are regulated by LUC 20.70.400 (Use Charts). The proposed uses
(single-family residences) are permitted in this R-3.5 zone.
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2. Site Design
The site is generally shaped like an “L” and is bounded by private development to the
north and east, by SE 60" St. to the south, and by Interstate 405 to the west. The
steep slope critical areas and stream form a ravine which runs east to west across
the southeastern portion of the site. The steep slope critical areas, stream, and
buffers will be located in the following tracts in Figure 5 below:

Figure 5: NGPA Tracts
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These tracts will be designated as Native Growth Protection Areas (NGPA) and will
contain a majority of the retained trees. Ciritical areas shown in blue in Figure 5
above which are not within a tract are proposed for modification as discussed later in
this report. Type 3 perimeter landscaping will provide a landscaped transition and
buffer between the proposed development and existing development. Lots which
directly abut existing development are lots 5, 6, and 13 through 17. These lots are
landscaped the full width of the rear and side setbacks where they abut existing
adjacent lots, creating landscape buffers 10 to 15 feet in width. Interior landscaping
is also proposed between each lot and in the front yards. This landscaping is
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provided in order to satisfy PUD decision criteria in LUC 20.30D.150.E, that
landscaping is superior to that normally required. More detailed landscaping plans
will be required as part of the plat infrastructure. Some general spacing and density
of planting was provided but specific spacing and plant quantities will be required on
a final planting plan submitted during infrastructure permitting in order to ensure plant
density. When planting is inspected by Land Use staff additional planting may also
be required in order to ensure sufficient density is provided. See conditions of
approval_in_Section Xl_related to the landscaping and_ Attachment 3 for
landscaping plan.

As shown on the site plan (Attachment 1), access to the project will be provided by
private roads labeled as Tracts A and B on the project plans. Tract A is extending
110™ Avenue SE onto the site and ending it with a cul-de-sac. Tract A will serve lots
6 through 17. Tract B is a smaller driveway which serves lots 1 through 5 and
connects to SE 60™ Street. The route of Tract B has been chosen to meet
transportation design standards and Fire Department requirements for road slope. In
addition, the route is intended to limit tree removal and impacts to critical areas as
much as possible. Access is also provided by a trail easement through Tract C
which will provide a pedestrian path between Tract A and SE 60" Street.
Stormwater detention will be provided within detention vaults located in Tract E and
under the turn-around serving lots 1 through 5. The proposed detention vaults will
outfall to the stream on-site.

Each property will have a separate driveway. Required parking is accommodated in
garages with additional parking on each driveway. Because of Fire Code
requirements (see section VI of this report), there is no parking permitted on the
proposed private access roads. A designated parking area will be available along
SE 60™ for lots 1 through 5 and guests. This parking area is detailed further by
Transportation Review in section VI of this report. See conditions of approval in
Section Xl related to the parking area on SE 60" St.

3. Building Design

The current house designs have been revised to include three different layout
options (A, B, and C) in order to respond to the code constraints and site conditions.
The target square footage of proposed house types is between 3,000 and 3,200
square feet. In order to maintain existing grade as much as possible the house
foundations have been keyed into the existing topography as much as possible. As
a result, either the front or back fagade of the home will be one or two floors in height
while the opposite side will be three floors in order to maintain the grade. See
Figure 6 below for a section view of the proposed houses.
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Figure 6

REPGURY:

Pitched roofs are proposed with a low slope of 2:12; low-slope roofs are not usually
covered in composite or cedar shingles and therefore the proposed roof material is
metal with matte-finish of a neutral color. Exterior materials include horizontal siding,
low emissivity (low-E) glazing, and masonry materials. The unit layouts have been
revised to accommodate the different site slopes by relocating windows and
modifying or removing living elements. The applicant estimates the target prices of
these homes will be comparable to or higher than the surrounding neighborhoods.
See Attachment 4 for proposed floor plans and elevations.

CONSITENCY WITH LAND USE CODE REQUIREMENTS

A. STANDARD REQUIREMENTS AND DIMENSIONS

This project includes an application for a Planned Unit Development. An approved PUD can
modify zoning dimensional requirements found in LUC 20.20.010 subject to requirements in
LUC 20.30D.170. The applicant requests modification of the lot area, lot width, and
structure setbacks through the PUD process. The project qualifies as a conservation
subdivision which automatically reduces required lot size, setbacks, and provides alternative
calculation of lot coverage and impervious surface in order to consolidate development
away from critical areas. With the exception of lot width, the project already complies with
the conservation standards. However, the PUD is the overall application and proposed
modifications have been reviewed under the PUD requirements. Except where noted, the
chart below shows the standard R-3.5 requirement (LUC 20.20.010) and the proposed
development standards for the new lots.

Development Required by LUC 20.20.010 Proposed Standards
Standard Or

Allowed by LUC 20.45A.060

(Conservation Subdivision)

10 10

Front Yard Conservation Subdivision
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25’
15’
Rear Yard . - Except lots 7, 8, and 9
Conservation Subdivision
have a rear setback of
20’
Side Yard 5 5
Conservation Subdivision
2 Side Yards 10 10

Conservation Subdivision

Minimum Lot Area
Acres (A) or Sq. Ft.

6,500 SF
Conservation Subdivision

Average: 6,449 SF
Smallest: 5,043 SF

Modified by PUD

Maximum Lot
Coverage by
Structures
(percent)

See LUC 20.45A.060.B.3.(5) for
maximum lot coverage
calculations

Lot Coverage = .35 x Lot
Coverage Factor

Lot Coverage Factor =
1+ ((10,000 - actual lot
size)/10,000)

Conservation Subdivision

Lot Coverage by
Structures from 36% to
51% of lot area

Lot | Max Lot

Coverage
1 43
2 .50
3 .49
4 .49
S 44
6 .46
7 .50
8 .52
9 .50
10 .51
11 .51
12 .36
13 46
14 46
15 47
16 49
17 46

Impervious Surface
(percent)

Maximum Impervious Surface
coverage is 50% of total site per
20.45A.060.B.3.(6)

Conservation Subdivision

Total Site Impervious
Coverage: 61,456 SF or
(18.8%)
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Lot widths are 45’ wide
Lot Width 70 or greater
Modified by PUD
Lot Depth 80’ All lots at least 80’
30’
Maximum Building , mea_su_red from average
Heiaht 30 existing grade to the
9 mean height between
the eave and the ridge
Density per LUC 20.25H.045
R.3.5 3.5 units per
acre
Gross Site 7.47 acres
Area
. Total Critical 3.99 acres Proposed = 17 units
Dwelling Area )
. - No bonus density
Units/Acre Buildable
3.48 acres proposed under PUD
Area
Development 46
Factor
(3.5x3.48) + (3.5 x3.99 x .46)
= 18.6 or 18 units allowed
Tree Retention 15% of total diameter inches 57%
1. Setbacks

The applicant is using the front and side setbacks per LUC 20.45A.060.B.3. The
rear setback for lots 13-17 is required to be 25 feet per LUC 20.45.060.B.3.(4), due
to adjacent development. In order to locate the homes on lots 6-11 away from
adjacent steep slopes and the freeway as much as possible these lots are proposed
to have a 25-foot rear setback. Lots 7, 8, and 9 are proposed to have a rear setback
of 20 feet measured from the boundary of NGPA Tract G which is located along the
rear of these three lots. See conditions in_Section Xl for rear setbacks and
Attachment 1 for setbacks.

Lot Area and Width

The applicant has proposed a reduction in the minimum lot area and lot width
through the PUD Process. The minimum lot size required in the R-3.5 zone for a
conservation subdivision is 6,500 square feet. The average requested lot size is
6,449 square feet and based on the table below, lots 2, 3, 4, 7, 8, 9, 10, 11, and 16
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have lot areas smaller than 6,500 square feet. See Attachment 5 for Lot Area and
Width on the Preliminary Plat.

Lot 1 7,679 Lot 10 5,442
Lot2 5,850 Lot11 5,465
Lot3 5,874 Lot12 9,844
Lot4 5864 | Lot13 6,773
Lot5 7,494 Lot14 6,823
Lot6 6,856 Lot15 6,616
Lot7 5,598 Lot16 5,983
Lot8 5,043 Lot17 6,774
Lot9 5654

The width of the proposed lots is less than 70’ as required in LUC 20.20.010. The
PUD proposes to modify the minimum lot width as found on the Site Plan as
Attachment 1. The smallest lot width proposed is 45 feet wide on lots 2, 3, and 4.

3. Structural Lot Coverage
The maximum structural lot coverage is calculated by the equation found in LUC
20.45A.060. From the equation the maximum allowed lot coverage of each lot
ranges from 36 percent to 51 percent of the lot area.

Impervious Surface Coverage

4. Per the calculations provided on the Impervious Surfaces plan the largest surface
coverage percentage proposed on an individual lot is 40.1 percent. Total site
impervious surface coverage is limited to 50 percent of the gross site area and
includes any private roads. The Impervious Surfaces plan shows that the proposed
total site coverage is 18.8 percent. Each lot is required to have the maximum
impervious surface stated on the final plat per LUC 20.45A.060. See conditions in
Section Xl for impervious surface coverage on final plat and Attachment 6 for
impervious surface and lot coverage.

5. Conservation and Recreation Space

LUC 20.30D.160 requires at least 40 percent of the gross project area be designated
as conservation design features which can also include any critical areas; over 40
percent of the gross project area is proposed to be placed into Native Growth
Protection Area (NPGA) tracts. The NGPAs meet the requirement for 40 percent
conservation design features. In addition, a PUD must have 10 percent of the gross
project area set aside as common recreation space; however, the requirement for
recreation space may be waived if the total of critical area and critical area buffer
equals at least 40 percent of the gross land area. As the total amount of critical
areas and buffer is 3.99 acres or 53 percent of the project site no common recreation
space is required.
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6. Tree Preservation

Fifteen percent of the diameter inches of significant trees on the site are required to
be retained. The proposed tree retention is 57 percent. Trees are required to be
protected per City BMP T101. See conditions of approval in Section Xl for tree
protection requirements and Attachment 7 for the Tree Retention Plan.

B. CRITICAL AREAS REQUIREMENTS LUC 20.25H

1.

Critical Areas Functions and Values

The project has steep slopes and stream critical areas on-site which have habitat
value. The Land Use Code protects critical areas and their important functions and
values:

i. Streams and Riparian Areas

Most of the elements necessary for a healthy aquatic environment rely on processes
sustained by dynamic interaction between the stream and the adjacent riparian area
(Naiman et al., 1992). Riparian vegetation in floodplains and along stream banks
provides a buffer to help mitigate the impacts of urbanization (Finkenbine et al., 2000
in Bolton and Shellberg, 2001). Riparian areas support healthy stream conditions.

Riparian vegetation, particularly forested riparian areas, affect water temperature by
providing shade to reduce solar exposure and regulate high ambient air
temperatures, slowing or preventing increases in water temperature (Brazier and
Brown, 1973; Corbett and Lynch, 1985).

Upland and wetland riparian areas retain sediments, nutrients, pesticides,
pathogens, and other pollutants that may be present in runoff, protecting water
quality in streams (Ecology, 2001; City of Portland 2001). The roots of riparian plants
also hold soil and prevent erosion and sedimentation that may affect spawning
success or other behaviors, such as feeding.

Both upland and wetland riparian areas reduce the effects of flood flows. Riparian
areas and wetlands reduce and desynchronize peak crests and flow rates of floods
(Novitzki, 1979; Verry and Boelter, 1979 in Mitsch and Gosselink, 1993). Upland and
wetland areas can infiltrate floodflows, which in turn, are released to the stream as
baseflow

Stream riparian areas, or buffers, can be a significant factor in determining the
quality of wildlife habitat. For example, buffers comprised of native vegetation with
multi- canopy structure, snags, and down logs provide habitat for the greatest range
of wildlife species (McMillan, 2000). Vegetated riparian areas also provide a source
of large woody debris that helps create and maintain diverse in-stream habitat, as
well as create woody debris jams that store sediments and moderate flood velocities.

Sparsely vegetated or vegetated buffers with non-native species may not perform the
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needed functions of stream buffers. In cases where the buffer is not well vegetated,
it is necessary to either increase the buffer width or require that the standard buffer
width be restored or revegetated (May 2003). Until the newly planted buffer is
established the near term goals for buffer functions may not be attained.

Riparian areas often have shallow groundwater tables, as well as areas where
groundwater and surface waters interact. Groundwater flows out of riparian wetlands,
seeps, and springs to support stream baseflows. Surface water that flows into
riparian areas during floods or as direct precipitation infiltrates into groundwater in
riparian areas and is stored for later discharge to the stream (Ecology, 2001; City of
Portland, 2001).

ii. Geologic Hazard Areas

Geologic hazards pose a threat to the health and safety of citizens when commercial,
residential, or industrial development is inappropriately sited in areas of significant
hazard. Some geologic hazards can be reduced or mitigated by engineering, design,
or modified construction practices. When technology cannot reduce risks to
acceptable levels, building in geologically hazardous areas is best avoided (WAC
365-190).

Steep slopes may serve several other functions and possess other values for the
City and its residents. Several of Bellevue’s remaining large blocks of forest are
located in steep slope areas, providing habitat for a variety of wildlife species and
important linkages between habitat areas in the City. These steep slope areas also
act as conduits for groundwater, which drains from hillsides to provide a water
source for the City’s wetlands and stream systems. Vegetated steep slopes also
provide a visual amenity in the City, providing a “green” backdrop for urbanized
areas enhancing property values and buffering urban development.

iii. Habitat Associated with Species of Local Importance

Urbanization, the increase in human settlement density and associated
intensification of land use, has a profound and lasting effect on the natural
environment and wildlife habitat (McKinney 2002, Blair 2004, Marzluff 2005, Munns
2006), is a major cause of native species local extinctions (Czech et al 2000), and is
likely to become the primary cause of extinctions in the coming century (Marzluff et
al. 2001a). Cities are typically located along rivers, on coastlines, or near large
bodies of water. The associated floodplains and riparian systems make up a
relatively small percentage of land cover in the western United States, yet they
provide habitat for rich wildlife communities (Knopf et al. 1988), which in turn provide
a source for urban habitat patches or reserves. Consequently, urban areas can
support rich wildlife communities. In fact, species richness peaks for some groups,
including songbirds, at an intermediate level of development (Blair 1999, Marzluff
2005).Protected wild areas alone cannot be depended on to conserve wildlife
species. Impacts from catastrophic events, environmental changes, and evolutionary
processes (genetic drift, inbreeding, colonization) can be magnified when a
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taxonomic group or unit is confined to a specific area, and no one area or group of
areas is likely to support the biological processes necessary to maintain biodiversity
over a range of geographic scales (Shaughnessy and O’Neil 2001). As well,
typological approaches to taxonomy or the use of indicators present the risk that
evolutionary potential will be lost when depending on reserves for preservation
(Rojas 2007). Urban habitat is a vital link in the process of wildlife conservation in the
u.s.

2. Critical Areas Impacts
Pursuant to Land Use Code (LUC) Section 20.25H, steep slope critical areas and
stream critical area and their buffers constitute 3.99 acres or 53 percent of the gross
site area. The applicant is proposing modifications through a Critical Areas Land
Use Permit and Critical Areas Report. See Figure 7 below for critical areas
impacts.

Figure 7: Critical Areas Impacts

Steep Slope/Buffer
Removed/Impacted

Stream Buffer
Removed/Impacted

Total Critical Areas Modifications proposed under LUC 20.25H.055 and by Critical
Areas Report include:
o 2,193 square feet of steep slopes,



Kimberlee Park Ill PUD and Conservation Subdivision
08-135645-LK, 11-103630-LO
Page 17 of 71

o 12,819 square feet of slope buffer,
o 3,960 square feet of stream buffer
18,972 total square feet proposed for modification

After the proposed modifications above, the site will retain 88 percent of the critical
areas and buffer (3.55 acres). These remaining critical areas will be placed into
Native Growth Protection Area (NGPA) tracts that will protect 4.07 acres or 54
percent of the gross site area from future development.

3. Conformance with Critical Areas Performance Standards

The City of Bellevue Land Use Code Critical Areas Overlay District (LUC 20.25H)
establishes performance standards and procedures that apply to development on
any site which contains in whole or in part any portion designated as steep slope
critical area, stream, or buffer. LUC 20.25H.055 establishes certain uses which are
allowed in critical areas. Uses which are not specifically allowed, require evaluation
through a critical areas report. This project proposes to modify steep slopes, slope
buffers, and stream buffer under the allowed use provisions and through evaluation
under a critical areas report. The applicant has prepared the following information
related to critical areas on-site:

i. Geotechnical Engineering Study by Earth Consulting Inc. dated April 3,
2008

ii. Wetland and Stream Analysis Report by Sewall Wetland Consulting Inc.
dated September 25, 2008

iii. Wildlife Habitat Assessment by Sewall Wetland Consulting Inc. dated
September 22, 2008

iv. Stream Bank Exhibit received September 16, 2009

v. Mitigation, Maintenance, and Monitoring Plan prepared by Sewall Wetland
Consulting revised August 2009

vi. Critical Areas Response Form Addendum to Critical Areas Report dated
September 16, 2009

vii. Justification for Proposed Impacts to Critical Areas and Buffers dated
September 16, 2009

In addition, staff also reviewed the following information regarding the stream on-site:

viii. 2009 City of Bellevue Stream Typing Inventory by The Watershed Company

ix. March 2006 Fish and Aquatic Resources Discipline Report as part of the I-
405 Renton to Bellevue Project Environmental Analysis

The project elements are subject to the requirements found in LUC 20.25H as
specified below:
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Proposed Improvement | Critical Area Impacted Code Requirement

Stream Buffer 20.25H.055.C.2.a
Private Road Access 20.25H.055.C.2.b

Pedestrian Trail Stejtegiséogjﬁer 20.25H.055.C.3.f
pslop 20.25H.055.C.3.g

- , Stream
Utilities and Drainage Stream Buffer 20.25H.075.D.3
SaloFarl 20.25H.125
Dmg T' amn: Slope Buffer 20.25H.140
evelopmen 20.25H.145

i. Consistency with LUC 20.25H.055.C.2.a (Private Road Access and Pedestrian
Trail)

New and Expanded Uses or Development. New or expanded facilities and systems

are allowed within the critical area or critical area buffer only where no technically

feasible alternative with less impact on the critical area or critical area buffer exists. A

determination of technically feasible alternatives will consider:

a. The location of existing infrastructure;

No existing infrastructure exists on the site. Public roads adjacent to the site are
110™ Avenue SE and SE 60™ Street which provide the only means for vehicular
access to the property. Access is proposed from SE 60" to serve the 5 lots
south of the stream on-site in order to avoid construction of a permanent stream
crossing which would be required if access was provided only from 110" Ave.
SE. The proposed access road was located in a manner to have the least impact
on the stream and buffer. See project site plan in Attachment 1 for road
locations.

b. The function or objective of the proposed new or expanded facility or
system;

The proposed road is required for the development of the subject property.
Access can be provided from two locations: 110" Avenue SE or SE 60™ Street.
The proposed road is designed to serve lots 1 through 5 and is located in order
to do so with the least impact possible on critical areas as compared to the only
other option which is to bridge the stream and steep slopes and access onto
110" Ave. SE.

¢. Demonstration that no alternative location or configuration outside of the
critical area or critical area buffer achieves the stated function or objective,
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d.

including construction of new or expanded facilities or systems outside of
the critical area;

Due to the overlapping nature and location of critical areas on the site, there is no
alternative that would allow the road access to lots 1 through 5 to be located
outside the critical areas as required by LUC 20.25H.055.C.2. The road access
for lots 1 through 5 was previously designed to cross the stream via a bridge.
The access has been redesigned to avoid the stream and buffer to the extent
possible.

Whether the cost of avoiding disturbance is substantially disproportionate
as compared to the environmental impact of proposed disturbance; and

The alternative bridge across the stream versus the proposed road for lots 1
through 5 would result in much more substantial design and construction costs
than the proposed road connection to SE 60™ St. The bridge would also require
on-going maintenance while the proposed road could just be paved when
needed. The bridge would also be a permanent impact to the stream by locating
a pollution generating surface directly over a stream. The proposed road only
impacts a portion of the stream buffer and does not cross the stream. Therefore,
the proposed road access to lots 1 through 5 results in a lesser environmental
impact compared to the alternatives available.

The ability of both permanent and temporary disturbance to be mitigated.
Restoration planting is proposed to restore areas of the stream buffer as

mitigation for all project impacts to critical areas and stream buffer which include
impacts to critical areas caused by the road access to lots 1 through 5.

ii. Consistency with LUC 20.25H.055.C.3.f and LUC 20.25H.055.C.3.g (Pedestrian
Trail)

Private Nonmotorized Trails. New nonmotorized trails within the critical area or critical

area buffer are limited to those serving nonresidential uses, multifamily residential uses,

and more than one single-family lot. Private nonmotorized trails shall comply with the

performance standards for trails in subsection LUC 20.25H.055.C.3.g as follows:

a.

Trail location and design shall result in the least impacts on the critical
area or critical area buffer;

The trail provides a pedestrian connection between 110" Ave SE and SE 60" St.
In order to provide this connection it will be necessary for the trail to cross steep
slopes, slope buffers, the stream buffer, and the stream itself. The trail is
required to be composed of mulch or wood chips and is limited to being 6 feet
wide. The trail also cannot result in the removal of any significant trees and will
need to be meandered or modified to avoid tree removal. The location of the trail
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will need to be inspected by Land Use staff prior to installation. The proposed
footbridge shall be no more than 6 feet wide, matching the trail width, and any
abutments shall be above the top-of-bank elevations. The trail will be included
within a 10’ wide public easement within Native Growth Protection Area Tract C
so that the trail can be used by the surrounding neighborhood. Access
easements to the trail along the extension of 110™ Ave. SE will also be required
See conditions in Section Xl for trail requirement.

Trails shall be designed to complement and enhance the environmental,
educational, and social functions and values of the critical area with trail
design and construction focused on managing and controlling public
access and limiting uncontrolled access;

The trail is required to be constructed out of bark or mulch in order to limit
impacts, prevent any impervious surfaces in the critical areas, and avoid tree
removal. This trail will provide a pedestrian connection between 110™ Ave. SE
and SE 60" St. which currently does not exist and will be for the proposed homes
as well as the surrounding neighborhood. This trail will be privately owned and
maintained and given its small size is not intended to have a user base outside of
the immediate neighborhood.

Trails shall be designed to avoid disturbance of significant trees and to
limit disturbance of native understory vegetation;

The trail shall not result in the removal of any significant trees and will need to be
meandered or modified to avoid tree removal. The location of the trail will need
to be inspected by Land Use staff prior to installation.

Trails shall be designed to avoid disturbance of habitat used for salmonid
rearing or spawning or by any species of local importance;

The stream on-site has been identified as a Type-N stream which does not
support fish habitat which is discussed later in this report. However, the bridge
crossing is required to be no wider than 6 feet, which is the maximum width of
the trail, and any abutments are required to be above the stream top-of-bank.

The trail shall be the minimum width necessary to accommodate the
intended function or objective;

The trail is limited to being 6 feet in width which is the minimum necessary for its
intended use.

All work shall be consistent with the City of Bellevue’s “Environmental
Best Management Practices” and all applicable City of Bellevue codes and
standards, now or as hereafter amended;
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Review under required infrastructure permits will ensure all applicable BMPs and
codes are met.

The facility shall not significantly change or diminish overall aquatic area
flow peaks, duration or volume or flood storage capacity, or hydroperiod;

The footbridge and its supports are required to be located above the top-of-bank
of the stream.

Where feasible and consistent with any accessibility requirements, any trail
shall be constructed of pervious materials;

The trail is required to be composed of mulch, woodchips, or other similar
material.

Crossings over and penetrations into wetlands and streams shall be
generally perpendicular to the critical area, and shall be accomplished by
bridging or other technique designed to minimize critical area disturbance
considering the entire trail segment and function;

The footbridge proposed is as perpendicular to the stream as it can be while still
avoiding existing vegetation and providing a trail which is usable despite the
significant grade changes. The pedestrian path has a proposed foot bridge over
the existing stream, which has been orientated nearly perpendicular to the
stream channel. The slight angle has been utilized to avoid impacts to existing
native vegetation. See conditions of approval in Section Xl for conditions on

the footbridge.

Areas of new permanent disturbance and all areas of temporary
disturbance shall be mitigated and/or restored pursuant to a mitigation and
restoration plan meeting the requirements of LUC 20.25H.210.

The proposed restoration planting provides mitigation for permanent disturbance
and restoration for temporary impacts. See conditions of approval in Section
Xl for conditions on the mitigation plan.

iii. Consistency with LUC 20.25H.055.C.2.b (Private Road and Access and
Pedestrian Trail)

New and Expanded Uses or Development. If the applicant demonstrates that no

technically feasible alternative with less impact on the critical area or critical area buffer

exists, then the applicant shall comply with the following:

a.

Location and design shall result in the least impacts on the critical area or
critical area buffer;



Kimberlee Park Ill PUD and Conservation Subdivision
08-135645-LK, 11-103630-LO

Page 22 of 71

e.

The proposed access for lots 1 through 5 was chosen to avoid impacting the
stream and to limit tree removal. The road impacts an outer portion of the stream
buffer measuring 3,960 square feet. Given existing grades and the location of
existing public streets the proposed access road is in one of the only suitable
locations on the site.

Disturbance of the critical area and critical area buffer, including
disturbance of vegetation and soils, shall be minimized;

This has been done by careful placement and design of the improvements
associated with this development. The temporarily disturbed areas will be
restored with plantings as appropriate. Only the minimum necessary earth work
will be conducted. Due to the slopes which the trail must cross, a more direct
walking path would limit disturbance but would also limit the usability of the trail.

Disturbance shall not occur in habitat used for salmonid rearing or
spawning or by any species of local importance unless no other technically
feasible location exists;

The stream has been examined several times and visited by staff over the course
of the project review. No salmonid species or other fish were found as the
stream lacks consistent water flow and is primarily the result of storm run-off from
surrounding surfaces. No species of local importance were documented in the
submitted habitat analysis or stream reports; however, the site does provide
habitat. The majority of the property is being maintained in a natural state as it
currently exists which maintains the habitat values provided by the large
significant trees on-site. The road is located as much as possible in areas
outside of stream buffer which are closer to the perimeter of the site and have
been historically disturbed.

Any crossing over of a wetland or stream shall be designed to minimize
critical area and critical area buffer coverage and critical area and critical
area buffer disturbance, for example by use of bridge, boring, or open cut
and perpendicular crossings, and shall be the minimum width necessary to
accommodate the intended function or objective; provided, that the
Director may require that the facility be designed to accommodate
additional facilities where the likelihood of additional facilities exists, and
one consolidated corridor would result in fewer

The proposed road access of lots 1 through 5 to SE 60" St. is an alternative
access to crossing over the stream on-site to access to 110" Ave. SE. The

proposed access avoids creating a crossing over a stream.

All work shall be consistent with applicable City of Bellevue codes and
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standards;

The proposed improvements are either allowed uses consistent with the code or
have been demonstrated to cause the least impact to critical areas, consistent
with the code.

The facility or system shall not have a significant adverse impact on overall
aquatic area flow peaks, duration or volume or flood storage capacity, or
hydroperiod;

By restoring the temporarily impacted areas and providing buffer enhancement to
offset minor impacts to the buffer from the pedestrian walkway, it is not
anticipated that the proposed buffer modifications will have any impact on the
aquatic area flows, duration or volume, or flood storage capacity, or hydroperiod.
The proposed storm drainage systems include storage vaults to hold and slow
the release of storm water to the stream over time. This project is vested to the
2009 stormwater regulations. As the majority of the site is being left undisturbed
the existing drainage characteristics should be maintained. However, any
development will result in some change of flows and storage capacity. The
infrastructure and utility systems will be designed to mimic the existing
conditions.

Associated parking and other support functions, including, for example,
mechanical equipment and maintenance sheds, must be located outside
critical area or critical area buffer except where no feasible alternative
exists; and

No parking is allowed on the access road serving lots 1 through 5. All other
infrastructure will be placed within the paved area of this road or will be outside of
any buffers in order to avoid further impacts.

Areas of new permanent disturbance and all areas of temporary
disturbance shall be mitigated and/or restored pursuant to a mitigation and
restoration plan meeting the requirements of LUC 20.25H.210.

All areas of buffer reduction will be mitigated by a minimum 1:1 mitigation ratio.
The impacts to the stream and slope buffer from the access road to lots 1
through 5 will be mitigated by enhancing the existing critical area buffer with
native plantings. The critical area buffers to be enhanced are degraded with non-
native invasive Himalayan blackberry and other weeds, debris, and garbage.
Part of the mitigation proposed includes removal of the weeds, debris, and
garbage from the Native Growth Protection Area tracts. A final mitigation plan is
required to be submitted as part of plat clearing and grading to address the
following:

e Ensure mitigation planting is at least 18,972 square feet in area based on
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the amount of critical areas and buffer being modified and ensure plans
show all critical area and buffer modifications as found in Attachment 8.

e Specify plant spacing which must be at least 9 to 12 feet on center for
trees, 4 to 6 feet on center for shrubs, and 2 feet spacing for ground
covers.

e Ensure plant quantity is sufficient to achieve the required density and
area coverage which should for each 1,000 square feet should generally
achieve 8 trees, 30 shrubs, and 285 ground covers. At least 18,972
square feet must be planted.

e Separate any areas of temporary disturbance resulting from the sewer
and storm lines crossing the stream or from road and trail construction.
Show how these areas will be restored. Restoration of temporary
disturbance is separate from mitigation.

o Areas of invasive species and debris removal must be identified.

e Update the plan to show the proposed development approved by this
review.

e Provide a cost estimate to carry out the mitigation.

See conditions in Section Xl for final mitigation plan requirements.

iv. LUC 20.25H.075.D.3 (Utilities and Drainage)

Structure Setback Modification - Open Streams on Undeveloped Sites. The Director
may waive or modify the structure setback on an undeveloped site as part of the permit
or approval for the underlying proposal if the applicant demonstrates that:

a.

Water quality, or slope stability as documented in a geotechnical report,
will not be adversely affected;

Water quality and slope stability as documented in a geotechnical report, will not
be adversely affected as water from impervious surfaces should be “tightlined to
a permanent storm drainage facility” so that water does not “discharge onto
slopes” (Geotech Report, Pg. 8). The proposed storm system will drain to the
steam through a system of drains and underground vaults, reducing potential for
uncontrolled inputs to the stream. The slopes which drain to the stream are
being left undisturbed and fully vegetated. A sewer crossing is proposed to cross
the stream and should be bored under in order to avoid any disturbance to the
stream. If boring is demonstrated to not be feasible, other means may be
proposed, provided that only temporary disturbance of the buffer and critical area
is proposed. No sewer utility is located on SE 60" St and the only connections in
the vicinity are in 110™ Ave. SE or within |-405 right-of-way to the south. The
proposed sewer line utility connects to sewer located in 110™ Avenue SE as the
[-405 connection is over 500 feet away and would impact other critical areas if
connection to that facility was proposed. See conditions of approval in
section Xl for utility boring.
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b.

Encroachment into the structure setback will not disturb habitat of a
species of local importance within a critical area or critical area buffer;

No species of local importance were identified on the site; however, the site does
provide sufficient vegetation coverage that the potential for species to use this
site exists. As a result, a majority of the site is being maintained and protected in
tracts to keep existing habitat and protect critical areas. The proposed sewer
crossing could impact riparian habitat; however, the requirement to bore the
sewer under the stream should prevent any disturbance. An analysis of the only
other viable route for sewer showed that much more critical area is impacted by
connecting to the south than by crossing the stream to the north. The proposed
sewer line is located in the most direct orientation to achieve the minimum impact
and still function as needed.

Vegetation in the critical area and critical area buffer will not be disturbed
by construction, development or maintenance activities and will be
maintained in a healthy condition for the anticipated life of the
development; and

No structures are proposed within the structure setback from the stream that will
remove vegetation. As discussed above, this proposed access is the feasible
alternative to construction of a bridge across the stream which would result in
more disturbance than the proposed road. All areas adjacent to the private road
will be placed into Native Growth Protection Area Tracts to restrict future
development. Critical area signs are required to be posted at the boundary of the
development to inform the public and to keep unauthorized activity out. One sign
is required adjacent to any abutting residential properties or spaced at 100 feet
when not adjacent to residential properties. Split rail fencing along NGPA tract
boundaries is required in order to visually separate the restricted areas. See
conditions of approval in Section XI.

Enhancement planting on the boundary between the structure setback and
the critical area buffer will reduce impacts of development within the
structure setback.

Landscaping is proposed around the perimeter of the developed lots. Existing
vegetation will be left undisturbed outside of the developed lots. In addition,
mitigation planting is proposed along the stream corridor and slopes. See
conditions of approval in Section XI.

v. Consistency with LUC 20.25H.125 (Single-Family Development)

Performance standards — Landslide hazards and steep slopes. In addition to
generally applicable performance standards set forth in LUC 20.25H.055, development
within a landslide hazard or steep slope critical area or the critical area buffers of such
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hazards shall incorporate the following additional performance standards in design of the
development, as applicable. The requirement for long-term slope stability shall exclude
designs that require regular and periodic maintenance to maintain their level of function.

Per the submitted geotech report by Earth Consulting Inc. dated April 3, 2008 and the

critical

areas report addendum dated September 9, 2009 the project’s engineers and

geotech have stated that the project has been designed to fit the topography of the site,
“to the extent practical.” The development on the site has been located and clustered to
avoid most of the critical areas on the site.

a.

Structures and improvements shall minimize alterations to the natural
contour of the slope, and foundations shall be tiered where possible to
conform to existing topography;

“The proposed structures for this site have been designed, to the extent practical,
to fit the topography of this site.” (Addendum, Pg. 8). The only steep slopes
proposed for modification are to allow for access road construction and grading
associated with home construction. The slopes to be modified are found in the
“northern portion of the site and one in the south-central portion of the site” as
reviewed by the geotech and each “appears to have been created through
previous grading activity” (Geotech Report, Pg. 7). The northern slope area is
isolated on the site and is recommended to be regraded to match the “contours
of the natural slope” adjacent (Geotech Report, Pg. 7). The proposed access
road to lots 1 through 5 is modifying the southern steep slope. This roadway was
found “feasible” by the geotech provided the surrounding yard waste is removed
from the slope area, the slope area regraded and vegetation restored.

Structures and improvements shall be located to preserve the most critical
portion of the site and its natural landforms and vegetation;

The development on this site has been clustered to avoid most of the major
critical areas on the property. Trees have been retained wherever possible and
impacts to critical areas have been designed to achieve the least impact
possible. A majority of the property area will be placed into protected tracts
which will maintain the most significant topography, vegetation, and habitat
features.

The proposed development shall not result in greater risk or a need for
increased buffers on neighboring properties;

The proposal does not increase the need for increased buffers or increase the
risk for neighboring properties, as no critical areas or buffer adjacent to
neighboring properties are being impacted or modified. All proposed impacts are
contained on the site with the exception of the buffer reduction from the slope
above [-405.



Kimberlee Park Ill PUD and Conservation Subdivision
08-135645-LK, 11-103630-LO

Page 27 of 71

The use of retaining walls that allow the maintenance of existing natural
slope area is preferred over graded artificial slopes where graded slopes
would result in increased disturbance as compared to use of retaining wall;

Retaining walls have been used adjacent to the access road to minimize impacts
on the critical area buffer. Other smaller retaining walls may be needed around
housing units to adjust topography. No significantly large retaining walls or
significant fill/lexcavation is proposed to alter topography between the proposed
housing units and adjacent neighboring properties. The existing topography is
being maintained to the maximum extent possible because proposed homes will
be constructed to fit into the existing topography.

Development shall be designed to minimize impervious surfaces within the
critical area and critical area buffer;

The project is designed to avoid placement of impervious surfaces within critical
areas and buffers and modifies buffers where avoidance is not possible. The
pedestrian trail and footbridge will cross the stream, but will be constructed out of
pervious materials to maintain existing infiltration and limit disturbance.

Where change in grade outside the building footprint is necessary, the site
retention system should be stepped and regrading should be designed to
minimize topographic modification. On slopes in excess of 40 percent,
grading for yard area may be disallowed where inconsistent with this
criteria;

This site layout and housing designs have been modified to minimize the use of
retaining walls and significant fill/lexcavation. The proposal will most maintain
existing grades where adjacent to neighboring properties. Grading and walls
may be necessary for access road construction and driveway access as part of
the plat infrastructure construction.

Building foundation walls shall be utilized as retaining walls rather than
rockeries or retaining structures built separately and away from the
building wherever feasible. Freestanding retaining devices are only
permitted when they cannot be designed as structural elements of the
building foundation;

The housing designs have been modified to allow the houses to maintain existing
topography and fit the foundations into the existing grades as much as possible.
These modifications avoid the previously proposed large freestanding retaining
walls around the site perimeter and avoid significant excavation and fill.

On slopes in excess of 40 percent, use of pole-type construction which
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conforms to the existing topography is required where feasible. If pole-type
construction is not technically feasible, the structure must be tiered to
conform to the existing topography and to minimize topographic
modification;

No construction is being proposed on slopes in excess of 40 percent.

On slopes in excess of 40 percent, piled deck support structures are
required where technically feasible for parking or garages over fill-based
construction types; and

No construction is being proposed on slopes in excess of 40 percent.

Areas of new permanent disturbance and all areas of temporary
disturbance shall be mitigated and/or restored pursuant to a mitigation and

restoration plan meeting the requirements of LUC 20.25H.210.

A mitigation plan has been provided which restores temporary disturbance and
mitigates for proposed buffer reductions.

vi. Consistency with LUC 20.25H.140 (Single-Family Development)

Critical areas report — Additional provisions for landslide hazards and steep
slopes. In addition to the general requirements of LUC 20.25H.230, the following areas
shall be addressed in a critical areas report for geologically hazardous areas:

a.

b.

C.

Site and Construction Plans. The report shall include a copy of the site
plans for the proposal and a topographic survey;

Refer to the plans submitted with the application and the report.

Assessment of Geological Characteristics. The report shall include an
assessment of the geologic characteristics of the soils, sediments, and/or
rock of the project area and potentially affected adjacent properties, and a
review of the site history regarding landslides, erosion, and prior grading.
Soils analysis shall be accomplished in accordance with accepted
classification systems in use in the region;

Refer to the submitted geotechnical report by Earth Consulting Inc. dated April 3,
2008. The assessment of the geological characteristics begins on Page 2 and
addresses the above site characteristics.

Analysis of Proposal. The report shall contain a hazards analysis including
a detailed description of the project, its relationship to the geologic
hazard(s), and its potential impact upon the hazard area, the subject
property, and affected adjacent properties; and
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Refer to the previously submitted geotechnical report by Earth Consulting
Incorporated dated April 3, 2008, and Critical Areas Report Addendum dated
September 16, 2009. These documents review the proposed modifications to
steep slopes and buffers, recommend minimum buffers, and make
recommendations for construction.

Minimum Critical Area Buffer and Building Setback. The report shall make a
recommendation for a minimum geologic hazard critical area buffer, if any,
and minimum building setback, if any, from any geologic hazard based
upon the geotechnical analysis.

The geotech found the site is stable in its current configuration, and
recommended that concentrated runoff is not directed towards the steep slopes
and that structures are located “no less than 20 feet from the steep slope
adjacent to 1-405 and a “minimum of 10 feet” from the slope adjacent to lot 12
(Addendum, Pg. 5). See Attachment 8 for critical area impacts. Based on
their review and recommendations, the geotech found that “the potential risks to
the development due to slope instability are low” (Addendum, Pg.6). See
conditions of approval in section XI.

vii. LUC 20.25H.145 (Single-Family Development)
Critical areas report — Approval of modification. Modifications to geologic hazard

critical

areas and critical area buffers shall only be approved if the Director determines

that the modification:

a.

Will not increase the threat of the geological hazard to adjacent properties
over conditions that would exist if the provisions of this part were not
modified;

The modifications to slopes and slope buffers are restricted to the project site.
The western portion of the site was identified as having areas of steep slopes
which are “not a landslide hazard area” (Addendum, Pg. 6). Steep slopes on the
eastern portion of the site are not proposed to be modified. The slope
modification proposed by this project is to modify:
o 1,355 square feet of steep slope and 2,834 square feet of buffer from this
slope on lots 16 and 17
o 4,862 square feet of slope buffer from steep slopes adjacent to [-405 on
lots 7,8, and 9
o 4,929 square feet of slope buffer from steep slopes adjacent to lot 12
o 838 square feet of steep slope and 194 square feet of slope buffer for
proposed road access to lots 1 through 5.
o Total: 2,193 square feet of steep slope and 12,819 square feet of
slope buffer removed
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As mentioned above, the slope buffers where not totally removed from critical
area status will be reduced to 20 feet or 10 feet.

Will not adversely impact other critical areas;

Most of the proposed changes and impacts are to steep slopes and buffers in
order to avoid the most important critical area on site which is the stream and
riparian corridor. The majority of the site is being left undisturbed in Native
Growth Protection Area tracts which leave significant trees and vegetation
undisturbed. Proposed mitigation will also enhance the riparian corridor and
improve vegetation diversity. No unintended impacts to other critical areas are
anticipated.

Is designed so that the hazard to the project is eliminated or mitigated to a
level equal to or less than would exist if the provisions of this part were not
modified;

“Surface flows from the developed portion of the site are directed away from the
critical areas, and will not increase the likelihood of erosion of soils and discharge
of sediment or saturation of the soils where steep slopes are present”
(Addendum, Pg. 10). The geotech has found, that provided their
recommendations are followed, that the project can be constructed and not
“reduce the stability” of slopes on the site (Geotech Report, Pg. 7).

Is certified as safe as designed and under anticipated conditions by a
qualified engineer or geologist, licensed in the state of Washington;

Refer to the previously submitted geotechnical report by Earth Consulting
Incorporated dated April 3, 2008. The geotech has found, that provided their
recommendations are followed, that “the proposed development can be
completed as planned and should not reduce the stability of the site slopes”
(Geotech Report, Pg. 7). As required in LUC 20.30P.170, the applicant shall
submit a hold harmless agreement in a form approved by the City Attorney which
releases the City from liability for any damage arising from the location of
improvements within a critical area buffer. The hold harmless agreement is
required to be recorded with King County prior to plat infrastructure permit
issuance. See Section Xl of this report for conditions on hold harmless
requirements.

The applicant provides a geotechnical report prepared by a qualified
professional demonstrating that modification of the critical area or critical
area buffer will have no adverse impacts on stability of any adjacent
slopes, and will not impact stability of any existing structures.
Geotechnical reporting standards shall comply with requirements
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developed by the Director in City of Bellevue Submittal Requirements
Sheet 25, Geotechnical Report and Stability Analysis Requirements, now or
as hereafter amended;

The applicant submitted a geotechnical report by Earth Consulting Incorporated
dated April 3, 2008, and an addendum dated September 16, 2009. The geotech
has found, that provided their recommendations are followed, that the project can
be constructed and not “reduce the stability” of slopes on the site (Geotech
Report, Pg. 7). The geotech recommends “maintaining vegetation, revegetating
regraded or cleared slopes, and controlling surface water runoff’ on slopes
adjacent to development (Geotech Report, Pg. 7).

Any modification complies with recommendations of the geotechnical
support with respect to best management practices, construction
techniques or other recommendations; and

The geotech has found that “the proposed development can be completed as
planned and should not reduce the stability of the site slopes” (Geotech Report,
Pg. 7). The geotech reviewed the proposed slope and buffer modifications and
gave recommendations for reduced minimum buffer widths.

The proposed modification to the critical area or critical area buffer with
any associated mitigation does not significantly impact habitat associated
with species of local importance, or such habitat that could reasonably be
expected to exist during the anticipated life of the development proposal if
the area were regulated under this part.

There were no species of local importance found on the site; however, the site
does provide habitat. The proposal will improve the quality of habitat within the
critical areas through mitigation of the riparian corridor. The proposal will not
inhibit the opportunity for any species of local importance to occupy the critical
areas, and will improve vegetation quality by removing invasive species and
vegetation diversity. The proposal will also place most of the site into protected
tracts which are restricted from future development and vegetation alteration.

V. PUBLIC NOTICE AND COMMENT

" Application Date: | November 21, 2008
Notice of Application: January 8, 2009
Public Notice Sign: January 8, 2009
Minimum Comment Period: January 22, 2009

Although the minimum required public comment period ended on January 22, 2009 comments
were accepted up to the date of this recommendation and decision.
comments received, mostly from property owners and the neighborhood association of the

There were numerous
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adjacent neighborhood to the northeast. See summarized comments in Attachment 9 of this
staff report along with City staff responses to the comments. The original letters and
emails can be found in the project file. The public notice period included both the PUD/Plat
and Critical Areas Land Use Permit and comments were received concerning both requested
approvals. Responses are provided below regarding these frequent concemns:

A. Traffic Increase

The Transportation Department has reviewed the project and has found that the 17 new pm
peak hour trips generated by the development are already accounted for within the
anticipated growth of this area and does not require additional study. The Transportation
Department found the increase in traffic resulting from this development falls within the
range of acceptance by the Transportation Department based on its Codes and Standards.

B. Conformance with Comprehensive Plan

The decision criteria in LUC 20.30D.150 for Planned Unit Developments has requirements for
the development to be consistent with the City’s Comprehensive Plan. Many comments were
submitted which stated the project was not in conformance with the comprehensive plan, but
provided limited explanation regarding lack of project conformance. The Comprehensive Plan is
comprised of goals and policies which are implemented by the Land Use Code and other City of
Bellevue codes. Conformance with the codes and consistency with the Comprehensive Plan is
required for project approval. The Comprehensive Plan is a document with goals to guide staff
to achieve a desired vision for the City. See Attachment 10 and Section IX below for review of
project consistency with the Comprehensive Plan.

C. Neighborhood Character and Compatibility

The existing neighborhood is single-family residential with individual, detached houses on
separate lots. The proposed development maintains this development pattern. The surrounding
houses are multi-floor structures with pitched roofs (gable, gambrel, and hipped,) with overhangs
and varying exterior cladding materials and accessory decks and patios. The proposed
development is consistent with these features. Where adjacent to existing development,
perimeter landscaping is provided to buffer the development from adjacent properties. Each lot
in the surrounding neighborhood is serviced by an individual driveway and garage which the
proposed development also provides. Some houses also gain access to the public right-of-way
via private roads, similar to what is proposed. The proposed road extension of 110" Ave SE
matches the existing road for width and provides a turn-around for the use of not only future
residents but those living adjacent to this site.

D. Applicability of Planned Unit Development, Rezone, and Density

The purpose of this Planned Unit Development is to facilitate development on the least sensitive
area of a site and to preserve critical areas. The project is not proposing alternative housing
types or increased density which can also be a function of the PUD process. This is not a
rezone or land use change as the project is required to meet density requirements and use
restrictions of the R-3.5 zone. No bonus density has been requested, although it is available
through the PUD approval process. Calculating density considers the entire property and not
only portions of it; the proposed density meets requirements of the code. No multi-family or
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VL.

attached units are proposed, and the single-family land use design is maintained. The proposed
development is clustered to avoid critical areas, and does not constitute a density transfer as the
density proposed is on the same land as the critical areas. A density transfer leaves a site
undeveloped in exchange for increased density on an off-site location. The proposed
development is on one property and meets the maximum allowed density of 18 units, because
17 are proposed.

E. Encroachment of Existing Uses onto the Site

Public comments have stated there are accesses, structures, utilities, or other existing
improvements encroaching onto the subject property of this proposal. Continuance or removal of
these encroachments would be an issue addressed between the project applicant and the
adjacent private property owners affected. There are no regulations enforced by the City which
facilitate a private property owner to maintain improvements on property which is owned by
another private owner. If there are improvements within unimproved City right-of-way,
continuance of these improvements would be subject to approval by the Right-of-Way Use
Division of the City’s Transportation Department.

F. Stream Typing and Buffer Disturbances

Comments were received from the Muckleshoot Indian Tribe concerning the typing of the stream
on the site and the proposed improvements within buffers. As discussed throughout this report,
the stream was reviewed by separate entities over the course of several years. The stream was
consistently identified as a Type-N stream which was supported by staff visits to the site over the
course of this project. Over 4.07 acres of the site are being placed into Native Growth Protection
Area tracts, which include the stream and almost the entire buffer except for where a driveway is
proposed to access lots 1-5. This driveway is an alternative to construction of a bridge over the
stream and was identified as an alternative with less impact. Utilities are proposed to cross the
stream and are required to be bored, unless a demonstration of infeasibility can be made.

TECHNICAL REVIEW

A. CLEARING & GRADING

The Clearing and Grading Division of the Development Services Department has reviewed
the proposed site development for compliance with Clearing and Grading codes and
standards. The Clearing and Grading staff found no issues with the proposed development
and has approved the application. See Section Xl of this report for Clearing & Grading
related Conditions of Approval.

B. UTILITIES

The Utilities Department has reviewed and approved the current application (08-135645-LK)
only. There are no implied approvals of the utility engineering. Changes to the site layout
may be required to accommodate all water, sewer, and storm drainage. Design review, plan
approval, and field inspection shall be done through the Utility Developer Extension
Agreement process, water application process, side sewer permit(s) and/or storm drainage
connection permits. See Section Xl of this report for Utilities related Conditions of

Approval.
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C. TRANSPORTATION REVIEW

1.

Use of the Right of Way

Applicants often request use of the right of way and of pedestrian easements for
materials storage, construction trailers, hauling routes, fencing, barricades, loading
and unloading, and other temporary uses as well as for construction of utilities and
street improvements. A Right of Way Use Permit for such activities must be acquired
prior to issuance of any construction permit including demolition permit.

Easements

The applicant shall provide private access easements to serve all proposed lots
within the Kimberlee Park 1l PUD development. A public pedestrian easement must
be provided along the private portion of 110" Avenue SE and the trail connection
between 110" Avenue SE and SE 60" Street.

Transportation Improvements

In order to provide safe pedestrian and vehicular access in the vicinity of the site,
and to provide infrastructure improvements with a consistent and attractive
appearance, the construction of Transportation improvements are required as a
condition of development approval. The design of the improvements must conform to
the requirements of the Americans with Disabilities Act and the Transportation
Development Code (BCC 14.60), and the provisions of the Transportation
Department Design Manual.

i. SE 60™ Street

The applicant is responsible for pavement widening to create a 24 foot paved street
width (two 10 foot travel lanes and a 4 foot wide shoulder). The applicant is
responsible for channelization along SE 60™ Street to create two 10 foot travel lanes
and a 4 foot paved shoulder for pedestrian use. Guardrail installation will be
determined by the transportation inspector.

ii. Intersection of SE 60" Street and Lake Washington Boulevard SE

The applicant is responsible for intersection improvements at SE 60™ Street and
Lake Washington Boulevard SE to improve sight distance. This work will include the
installation of new pavement markings and ftraffic signs; removal of existing
pavement markings and traffic signs; removal of existing vegetation and restoration
of greenscapes as needed. The transportation inspector may require more work
items during construction deemed necessary by the engineer.

iii. 110" Avenue SE:

The applicant will be responsible for the extension of 110" Avenue SE with a cul-de-
sac street end. The street extension will match the existing street width of 110"
Avenue SE with pedestrian facilities located on the east side of the street. Said
extension will be private road.



Kimberlee Park Ill PUD and Conservation Subdivision
08-135645-LK, 11-103630-LO
Page 35 of 71

4. Right of Way Dedication
The developer is required to dedicate a small portion of 110" Avenue NE that is
currently located on private property.

5. Site Access

Access to the proposed project will be provided via two private roads. Lots 1 through
5 will gain access to SE 60™ Street via a 20 foot wide private road called “SE 60™
Lane.” Lots 1 through 5 will be addressed off of SE 60™ Lane. In response to
neighborhood concerns, the applicant is responsible for creating a private parking
area for five passenger vehicles west of the intersection of SE 60" Lane to SE 60"
Street. Each parking space will be 9 feet by 16 feet with appropriate signing and
channelization. The City will not enforce parking restrictions for this parking area.
This parking area cannot be located on city right of way.

Lots 6 through 17 will gain access to 110" Avenue SE via a private road extending
south from the current end of this street. The street extension will be private and will
be called “110™ Avenue SE — Private Street”. Lots 6 through 17 will be addressed off
of the private portion of 110" Avenue SE. The street extension will match the
existing width of 110" Avenue NE (approx. 28 feet) with additional width along the
eastern side for a five foot wide concrete sidewalk. The street extension will
terminate with a cul-de-sac type street end. The street extension will be designed to
incorporate street lights as determined by the City’s Street Light Engineer. No other
access connection to city right-of-way is authorized. Upon completion of
construction activity related to the Kimberlee Park |ll PUD, no loading or unloading
activities on city right of way will be authorized.

6. Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide
developers with guidance as to the extent of resurfacing required when a street has
been damaged by trenching or other activities. Under the Trench Restoration
Program, every public street in the City of Bellevue has been examined and placed
in one of three categories based on the street’s condition and the period of time
since it has last been resurfaced. These three categories are “No Street Cuts
Permitted,” “Overlay Required,” and “Standard Trench Restoration.” Each category
has different trench restoration requirements associated with it. Damage to the street
can be mitigated by placing an asphalt overlay well beyond the limits of the trench
walls to produce a more durable surface without the unsightly piecemeal look that
often comes with small strip patching.

Near the development site, both 110" Avenue SE and SE 60™ Street are classified
as “Overlay Required.” Minimum pavement restoration will extend 25 feet from each

side of any street cut.

7. Transportation Impacts and Mitigation



Kimberlee Park Ill PUD and Conservation Subdivision
08-135645-LK, 11-103630-LO
Page 36 of 71

VILI.

To mitigate this proposal’s contribution of increased traffic to the cumulative traffic in
the area, the Transportation Department recommends the conditions of
approval located in Section Xl of this report.

D. Fire

The Fire Department has reviewed and approved the application with conditions for parking
restrictions, fire hydrant locations, and vehicle turnaround requirements. See Section XI of
this report for Fire related Conditions of Approval.

STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental
impacts occurring as a result of the proposal. The Environmental Checklist submitted with
the application adequately discloses expected environmental impacts associated with the
project. The City codes and requirements, including the Clear and Grade Code, Utility Code,
Land Use Code, Noise Ordinance, Building Code and other construction codes are
expected to mitigate potential environmental impacts. Therefore, issuance of an optional
Determination of Non-Significance (DNS) is the appropriate threshold determination under
the State Environmental Policy Act (SEPA) requirements with the incorporation by reference
of the 2009-2020 Transportation Facilities Plan Final Environmental Impact Statement (TFP
EIS), dated April 2009 (available in the Records Office at City Hall). This document
analyzes the transportation and air quality impacts of the City’s Traffic Task Force
recommendations to meet the Comprehensive Plan, Transportation Element, and Mobility
Management goals.

A. EARTH AND WATER

The submitted geotechnical report by Earth Consulting Incorporated, dated April 3, 2008
found the site covered in a 4 to 10 inch thick layer of topsoil and forested duff and fill
material overlaying loose to medium dense silty sand with gravel. Glacial till was found
under the sand/gravel layers at a depth of 9.5 feet. Based on the findings from the test pits
and soil mapping of the site and immediate vicinity, the soils were identified to be advance
outwash deposits consisting of sand and gravel, with glacial till below existing grade.

Light ground water seepage was found where soils were relatively clean sand and gravel.
Based on observations the geotech found the seepage to be likely a result of water
collecting above areas of low permeability soil. Ground water levels were found to fluctuate
depending upon the season, amount of rainfall, runoff and is higher in the winter months and
the report provides recommendations for home construction.

The project proposes to remove an isolated area of steep slope which was found to be
remnant fill material stored on the site and historical yard debris dumping. In addition,
slopes and slope buffers are proposed to be modified for access and home construction.
The maijority of the slopes on site which are critical areas are proposed to be placed within
protected tracts which will prevent future modification.
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The stream on-site has been identified and typed as a Type-N stream which starts on the
site from off-site drainage and then flows under 1-405 via a culvert and into Lake
Washington. The stream has been examined as part of the following studies:

e 2001 field investigation contained in 2009 City of Bellevue Stream Typing Inventory by
Watershed Company (on-site stream identified as 86_21, 86_22, 86_23)

« March 2006 Fish and Aquatic Resources Discipline Report as part of the 1-405 Renton to
Bellevue Project Environmental Analysis (indentified stream as 08.LW-8.7)

e September 2008 Wetland and Stream Report by Sewall Wetland Consulting submitted
with the current project application

These studies all determined that the stream was a Type-N or equivalent. They report that
there is a defined stream channel in the easterly portion of the Kimberlee Park Ill site where
it enters via a culvert. This was confirmed by staff during a site investigation where water
was seen in this upstream area following a snow event. However, from approximately the
middle of the site to 1-405, there was no water visible and intermittent evidence of a defined
channel and sediment deposits leading to a chain link fence along the western property
boundary. The stream disappears into the sediments at the location of the chain link fence.
Between the chain link fence and 1-405 (WSDOT ROW) there was no visible evidence of a
stream, sediments, or any recent movement of water. The WSDOT report concluded there
was an overall lack of a stream channel and due to several culverts (some under houses,
roads, and 1-405) that the stream at time of study does not provide habitat for fish based on
existing conditions. While fish can and do access intermittent seasonal streams, fish use of
the stream on the Kimberlee Park |l site does not appear to be occurring or possible.

B. PLANTS AND ANIMALS

Construction will require removal of some existing trees and vegetation to allow for the
proposed homes and access roads. However, 57 percent of the total diameter inches of
trees on site are proposed to be retained. There is use by smaller mammals which is
consistent with forested areas in an urban setting. However the nature of this vegetation is
isolated and significantly impacted as it is totally surrounded by existing development and
roads on two of the site’s three sides; one side being [-405.

Over 4.07 acres of the site is to be placed into permanent Native Growth Protection Area
Tracts. These tracts will contain the stream, steep slopes, and significant trees which have
the most habitat potential based on evidence of woodpeckers and the proximity of Lake
Washington making any large trees potential perches for avian species. As mitigation for
the impacts to critical areas described above from the proposed development, planting
mitigation is proposed within the riparian corridor of the stream. Perimeter landscaping for
the plat will provide additional tree planting on the developed properties. Fencing and
sighage demarking the boundary of the native growth protection area tracts is required as a
condition of approval. Clearing limits and construction fencing will need to be verified by
land use staff to ensure tree preservation. See Conditions of Approval in Section XI of




Kimberlee Park Ill PUD and Conservation Subdivision
08-135645-LK, 11-103630-LO
Page 38 of 71

this report for tree protection.

C. NOISE

While construction noise and increased vehicle trips are expected during the construction
period, the Bellevue Noise Control Ordinance, Bellevue City Code 9.18, regulates hours of
construction-related noise emanating from the site. The Ordinance provides for an
exemption from the noise restrictions for the hours of 7:00 a.m. to 6:00 p.m. weekdays and
9:00 a.m. to 6:00 p.m. on Saturdays which are not legal holidays. Therefore, no specific
measures to reduce noise during this period are proposed.

D. TRANSPORTATION

1.

Long Term Impacts

The long-term impacts of development projected to occur in the City by 2020 have
been addressed in the City’s Transportation Facilities Plan EIS. The impacts of
growth which are projected to occur within the City by 2020 are evaluated on the
roadway network assuming that all the transportation improvement projects
proposed in the City’s current Transportation Facilities Plan are in place. The
Transportation Facilities Plan EIS divides the City into Mobility Management Areas
(MMA) for analysis purposes. The Kimberlee Park Ill PUD lies within MMA # 14
(Newport Hills), which has a 2020 total growth projection of 111 single family
dwelling units. This development proposes 17 new single family dwelling units.
Therefore, the volume of proposed development is within the assumptions of the
Transportation Facilities Plan EIS.

Mid-Range Impacts

Project impacts anticipated to occur in the next six years are assessed through a
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that
development proposals generating 30 or more p.m. peak hour trips must undergo a
traffic impact analysis to determine if the concurrency requirements of the State
Growth Management Act are maintained. This development will generate
approximately 17 new p.m. peak hour trips; therefore a concurrency analysis is not
required.

Short Term Operational Impacts

City staff analyzed the short term operational impacts of this proposal in order to
recommend mitigation if necessary. These impacts included traffic operations
conditions during the a.m. and p.m. peak hours. This development will distribute 12
new p.m. peak hour trips onto 110™ Avenue SE and 5 new p.m. peak hour trips onto
SE 60™ Street via two private access roads. Due to the low volume of new trip
generation created by this development, and the ample amount of additional traffic
capacity at the nearby system intersections and city streets, short term operational
impacts are anticipated to be negligible.
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VIII.

CHANGES TO PROPOSAL DUE TO CITY REVIEW

A. SITE ACCESS

Initially, access for the entire project was proposed from 110" Ave. SE for all lots; lots 1
through 5 were accessed by a bridge across the stream. Due to staff review, the access
was changed to remove the bridge and have lots 1 through 5 accessed from SE 60" Street
via a private road. This road was determined to have less of an impact to the stream on-site
than a bridge crossing and is cheaper for future residents to maintain.

B. SITE CLEARING AND GRADING

Early iterations of the proposal included large retaining walls or steep artificial slopes without
retaining walls. Public comments were received with concern about the wall heights and
slope stability of the artificial slopes. In addition, City codes limit the amount of excavation
and fill outside of a house footprint, unless necessary for access. The current proposal now
has removed the large retaining walls around the perimeter of the development and will
maintain the existing grades. Between lots 12 through 17 and the existing development up-
slope to the east the existing grade is proposed to be maintained and not require walls.
Some walls may be necessary, but will be smaller and isolated on-site. Some excavation
and fill is still needed, but it is associated with plat infrastructure construction for access to
meet grade requirements. In addition, the road grade for access Tract A, which is the
extension of 110™ Ave SE, has been adjusted to aid the retention of site topography and
reduce the demand for excavation and fill.

C. HOUSE PLANS

The proposed homes have been modified slightly from their original configuration and style.
These changes were a result of the limitation on excavation and fill and the homes have
been designed to better fit into the existing topography and retain the slopes. Each house
now has individual driveways and more traditional front facing garages as a result of the
limitation on excavation and fill.

D. PEDESTRIAN TRAIL

The applicant is constructing a pedestrian trail to connect from 110" Ave SE to SE 60™ St
which will cross through Tract C. This recognizes an informal existing trail which has been
created overtime by residents living in the adjacent neighborhood. The trail will have a
public easement over it so that residents of the surrounding neighborhood can use the trail
in addition to the future residents of the plat. The future homeowner association of this plat
will be responsible for maintaining the trail. If no HOA is formed the trail and all tracts will be
owned in undivided interest by all property owners of the plat. See Conditions of Approval
in_ Section Xl of this report related to the trail easement.

DECISION CRITERIA

A. 20.25H.255 CRITICAL AREAS REPORT DECISION CRITERIA
The Director may approve, or approve with modifications, the proposed modification where
the applicant demonstrates:
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4.

The proposal includes plans for restoration of degraded critical area or critical
area buffer functions which demonstrate a net gain in overall critical area or
critical area buffer functions;

The critical area buffer is generally comprised of a forested canopy with a shrub
under story comprised dominantly of Himalayan blackberry. It is proposed that 1:1
mitigation be provided for all permanent disturbance and any areas of temporary
impact. The mitigation will provide enhancement of the stream buffer, remove non-
native invasive species (Himalayan blackberry) and debris by planting the buffer with
native tree and shrub species. The stream and riparian corridor will gain species,
density and greater structural diversity.

The proposal includes plans for restoration of degraded critical area or critical
area buffer functions which demonstrate a net gain in the most important
critical area or critical area buffer functions to the ecosystem in which they
exist;

Species within the area use the critical areas for refuge, food sources, and water. By
increasing the plant species diversity within the shrub layer, better shelter and a
more diverse food source will be provided. Plantings have been proposed adjacent
to the stream to provide better access to the water source by eliminating blackberry
in these areas and by providing cover for animals. Part of the mitigation plan will
include removal of dumped material and debris on the site in and around the stream
in order to improve this critical area.

The proposal includes a net gain in stormwater quality function by the critical
area buffer or by elements of the development proposal outside of the reduced
regulated critical area buffer;

Installation of tree and shrub plantings on the banks and steep slopes will promote
slope stability, which helps reduce the amount of bank sloughing and turbidity within
the stream channel. The submitted planting mitigation plan proposes to improve the
functions and values of the stream on-site which is the most important feature as well
as provide understory planting to improve vegetation diversity. As mentioned
previously, the geotech has stated that “surface flows from the developed portion of
the site are directed away from the critical areas and will not increase the likelihood
of erosion of soils and discharge of sediment or saturation of the soils where steep
slopes are present” (Addendum, Pg. 10).

Adequate resources to ensure completion of any required restoration,
mitigation and monitoring efforts;

Mitigation planting is required to be maintained and monitored for five years.
Installation of mitigation planting will be required to occur as part of the plat
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infrastructure construction. Sureties will be required to ensure installation and
maintenance which will be based on the cost estimate of plants and materials for the
mitigation planting. The installation performance surety will be released upon Land
Use inspection which verifies plants were installed per plan. The maintenance surety
will be released after five years assuming restoration has been successful per the
submitted maintenance and monitoring provisions. The installation and maintenance
sureties for the mitigation planting are separate from the requirements of the
perimeter landscaping. See Conditions of Approval in_Section Xl of this report.

5. The modifications and performance standards included in the proposal are not
detrimental to the functions and values of critical area and critical area buffers
off-site; and

The modifications and performance measures in this proposal are not detrimental to
the functions and values of the steep slopes and stream on-site. The mitigation
plans specify performance standards to ensure that the mitigation area meets the
intended goals of the project. The geotechnical engineer has provided
recommendations for construction and buffer reduction on the site.

6. The resulting development is compatible with other uses and development in
the same land use district.

The proposal is compatible with the single-family uses in this land use district.

B. 20.30P.140 CRITICAL AREAS LAND USE PERMIT DECISION CRITERIA
The Director may approve, or approve with modifications an application for a Critical Areas
Land Use Permit if:

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

The applicant must obtain development permits to construct all of the proposed
infrastructure and houses which include clearing and grading, utility, building, and
other permits. Plans submitted for the development permits must reflect the plans
reviewed under this approval. See Conditions of Approval in Section Xl of this

report.

2. 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;

The proposal is consistent with required performance standards for projects in steep
slope critical areas and streams. The development has been located on the least
sensitive area of the site to avoid critical areas. 4.07 acres of the site is to be placed
into Native Growth Protection Area Tracts which restrict future development. See
Conditions of Approval in Section Xl of this report.
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3. The proposal incorporates the performance standards of Part 20.25H to the
maximum extent applicable, and ;

As discussed in Section IV of this report, the applicable performance standards of
LUC Section 20.25H are being met.

4. The proposal will be served by adequate public facilities including street, fire
protection, and utilities; and;

The site will be adequately served by existing public facilities.

5. The proposal includes a mitigation or restoration plan consistent with the
requirements of LUC Section 20.25H.210; and

The submitted restoration plan proposes to enhance 20,800 square feet with native
planting, including trees, shrubs, and stake emergent planting per the submitted
mitigation plan by Sewall Wetland Consulting dated August 2009. See attachment
11 for mitigation plan. Maintenance and monitoring will occur for a 5-year period.
Monitoring will occur once each year with a monitoring report submitted following
each monitoring visit. This plan will result in a 100 percent survival rate of all planted
woody vegetation by the end of year 1 and 80 percent survival for all planted woody
vegetation by year 5. All invasive species will be removed from the mitigation area at
planting and not more than 15 percent of the mitigation area will be covered in non-
native invasive species. All litter, paper, plastic, debris, garbage, etc. will be
removed and future dumping on the site will be prevented by permanent fencing and
signage. If plants are installed during summer months a temporary irrigation system
is required. Maintenance and monitoring will be guaranteed by an installation surety
which will be released after plant installation and a maintenance surety will be held
for a 5 year period. As previously stated the submitted mitigation plan is a
conceptual plan and a final mitigation plan is required to be submitted as part of
future clearing and grading permits. See Conditions of Approval in Section Xl of
this report.

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

The proposal complies with all other applicable code requirements as approved or
conditioned.

C. 20.30D.150 PLANNED UNIT DEVELOPMENT PLAN DECISION CRITERIA

This section includes a discussion of the Decision Criteria for Planned Unit Development
action (20.30D.150). The Director may approve or approve with modifications an application
for a Planned Unit Development if the approval criteria are met.

1. The Planned Unit Development is consistent with the Comprehensive Plan
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Finding: The site is located in the Newport Hills Subarea, and designated Single-
Family Medium Density (SF-M) per the Comprehensive Plan. The overall density of
the proposal complies with the Newport Hills Subarea Plan and the site’s SF-M
designation. The proposal is supported by the following goals and policies of the
Comprehensive Plan and as described further in Attachment 10 of this report.

Subarea Goals and Policies

POLICY S-NH-1. Encourage developers of subdivisions or commercial buildings to
engage in early communications with nearby residents and community groups to
identify issues and opportunities.

POLICY S-NH-5. Encourage new development to use the Planned Unit
Development (PUD) mechanism to preserve the visual character of existing open
space and protect environmentally-sensitive areas in new subdivisions by clustering
housing on the least sensitive portions of a site.

POLICY S-NH-8. Protect significant trees and environmentally-sensitive areas (steep
slopes, riparian corridors, and wetlands) in accordance with the provisions of the
Land Use Code.

POLICY S-NH-15. Develop an off-street trail system within the Newport Hills
Subarea, upgrade the existing trail segments to standards, and construct new

segments as land and funding becomes available.

POLICY S-NH-30. Protect and enhance fish and wildlife habitat in environmentally
sensitive areas.

POLICY S-NH-33. Install signs on the perimeter of designated native growth
protection easements to inform residents of the protected status of these areas.

POLICY S-NH-54. Preserve existing visual features such as trees and hilltops, views
of water, and passive open space in new development when feasible.

Environmental Policies

POLICY EN-14. Implement monitoring and adaptive management plans for critical
areas mitigation projects to ensure that the intended functions are maintained or
enhanced over time.

POLICY EN-39. Restrict the runoff rate, volume, and quality to predevelopment
levels for all new development and redevelopment.

POLICY EN-41. Preserve and maintain fish and wildlife habitat conservation areas



Kimberlee Park Ill PUD and Conservation Subdivision
08-135645-LK, 11-103630-LO
Page 44 of 71

and wetlands in a natural state and restore similar areas that have become
degraded.

POLICY EN-45. Protect geologically hazardous areas, especially forested steep
slopes, recognizing that these areas provide multiple critical areas functions.

POLICY EN-54. Utilize specific criteria in decisions to exempt specific small,
isolated, or artificially created steep slopes from critical areas designation.

POLICY EN-55. Minimize and control soil erosion during and after development
through the use of the best available technology and other development restrictions.

POLICY EN-67. Preserve a proportion of the significant trees throughout the city in
order to sustain fish and wildlife habitat.

Urban Design Policies

POLICY UD-3. Encourage a variety of site and building designs which are
compatible and consistent with surrounding development and that implement the
policies of this Plan.

POLICY UD-16. Exemplify the Pacific Northwest character through the retention of
existing vegetation and through use of native plants in new landscaping. Encourage
water conservation in landscape designs.

POLICY UD-17. Consider the maintenance of existing and added vegetation in site
design and development.

POLICY UD-18. Preserve significant trees and mature vegetation, with special
consideration given to the protection of groups of trees and associated undergrowth,
specimen trees, and evergreen trees.

POLICY UD-19. Preserve trees as a component of the skyline to retain the image of
a “City in a Park.”

POLICY UD-20. Preserve and encourage open space as a dominant element of the
community’s character.

POLICY UD-22. Foster and value private open space as a contribution to the visual
character of the community.

POLICY UD-51. Encourage dense plantings, hedges, or large, fast-growing trees to
act as visual screens at locations where existing views of or from freeways are
unappealing.
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POLICY UD-52. Ensure that all development abutting the freeway corridors includes
special design features which provide an attractive entrance to the city and presents
the city in an attractive manner.

POLICY UD-61. Encourage the green and wooded character of existing
neighborhoods.

Housing Policies

POLICY HO-17. Encourage infill development on vacant or under-utilized sites that
have adequate urban services and ensure that the infill is compatible with the
surrounding neighborhoods.

POLICY HO-18. Provide opportunities and incentives through the Planned Unit
Development (PUD) process for a variety of housing types and site planning

techniques that can achieve the maximum housing potential of the site.

Land Use Policies:

POLICY LU-2. Support the state Growth Management Act by developing and
implementing a land use vision that is consistent with the GMA goals, the regional
Vision 2020, and the King County Countywide Planning Policies.

POLICY LU-3. Accommodate growth targets of 10,117 additional households and
40,000 additional jobs for the 2001- 2022 period. These targets represent the city’s
commitment to develop the zoning and infrastructure to accommodate this level of
growth; they are not a commitment that the market will deliver these numbers.

POLICY LU-4. Encourage new residential development to achieve a substantial
portion of the maximum density allowed on the net buildable acreage.

POLICY LU-5. Ensure enough properly-zoned land to provide for Bellevue’s share of
the regionally-adopted demand forecasts for residential, commercial, and industrial
uses for the next 20 years.

POLICY LU-9. Maintain compatible use and design with the surrounding built
environment when considering new development or redevelopment within an already
developed area.

POLICY LU-15. Encourage dedication of open space and preservation and
restoration of trees and vegetation to perpetuate Bellevue’'s park-like setting and
enhance the city’s natural environment.

POLICY LU-16. Promote a variety of techniques to preserve open space and key
natural features, such as sensitive site planning, conservation easements, and open
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space taxation.

POLICY LU-19. Maintain stability and improve the vitality of residential
neighborhoods through adherence to, and enforcement of, the city’s land use
regulations.

POLICY LU-23. Provide, through land use regulation, the potential for a broad range
of housing choices to meet the changing needs of the community.

POLICY LU-24. Encourage adequate pedestrian connections with nearby
neighborhood and transit facilities in all residential site development.

2. The Planned Unit Development accomplishes, by the use of permitted
flexibility and variation in design, a development that is better than that
resulting from traditional development. Net benefit to the City may be
demonstrated by one or more of the following:

i. Placement, type or reduced bulk of structures, or

ii. Interconnected usable open space, or

iii. Recreation facilities, or

iv. Other public facilities, or

v. Conservation of natural features, or

vi. Conservation of critical areas and critical area buffers beyond that
required under Part 20.25H LUC, or

vii. Aesthetic features and harmonious design, or

viii. Energy efficient site design or building features, or

ix. Use of Jow impact development techniques; and

Finding: The proposed project is superior to traditional development as the project
locates development on the least sensitive portions of the site and is preserving over
4.07 acres in Native Growth Protection Area tracts. These tracts will be provided
with signs which note their status as protected areas. Fifty-seven percent of the
trees on site are being retained. A trail is being provided through the largest tract on-
site which allows access and recreational use of this large tract and is for the use of
residents in the surrounding neighborhood and future residents of this plat. The
perimeter of the development is being landscaped to soften the transition to existing
adjacent residences. The development has also been designed to maintain existing
topography where possible. The houses have been designed to fit into the existing
topography rather than requiring the construction of large retaining walls and
significant excavation. The proposed homes are detached and served by individual
driveways which maintains the existing single-family character of the neighborhood.
The homes are 2 to 3 floors and have pitched roofs which can be found in the
surrounding neighborhoods.

3. The Planned Unit Development results in no greater burden on present and
projected public utilities than would result from traditional development and
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8.

the Planned Unit Development will be served by adequate public or private
facilities including streets, fire protection, and utilities.

Finding: The project will connect to existing public utilities. The proposed
development efficiently takes advantage of existing urban levels of service for the
surrounding community. The Ultility, Transportation, and Fire Departments have
reviewed the development and have found the project to be in conformance with
their codes or have required the project to make improvements where necessary.

The perimeter of the Planned Unit Development is compatible with the existing
land use or property that abuts or is directly across the street from the subject
property. Compatibility includes, but is not limited to, size, scale, mass and
architectural design.

Finding: See discussion above in Section V regarding compatibility and character. The
proposed development is detached homes on individual lots which is compatible with the
existing single-family uses adjacent to the site. The surrounding houses are multi-floor
structures with pitched roofs and varying exterior materials. The proposed development
is consistent with these housing features. The development also provides perimeter
landscaping to buffer the development from adjacent properties. Part of the Newport Hills
area character is the large trees found there; this project maintains a majority of the site’s
tree canopy and coverage which improves the compatibility of the project with the

surrounding neighborhood.

Landscaping within and along the perimeter of the Planned Unit Development
is superior to that required by the Code (Section 20.20.520) and enhances the
visual compatibility of the development with the surrounding neighborhood.

Finding: Landscaping for single-family development is not typically required.
However, as part of the PUD requirements, a Type 3 landscaping buffer is proposed
around the perimeter of the development to soften the visual transition to adjacent
existing development. In addition, a large portion of the site will remain undisturbed
abutting adjacent properties.

At least one major circulation point is functionally connected to a public right-
of-way.

Finding: Access to the development will be provided by private roads which connect
to 110" Ave SE and SE 60" St.

Open space within the Planned Unit Development is an integrated part of the
project rather than an isolated element of the project.

Finding: Over 4.07 acres of the property is being preserved in Native Growth
Protection Area tracts which are adjacent to most of the development. The largest
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10.

11.

12.

13.

tract has a trail crossing through it for integration into the development and
pedestrian connection between 110" Ave SE and SE 60™ St. The location of the
open space is largely determined by the location of critical areas which are required
to be preserved and protected.

The design is compatible with and responds to the existing or intended
character, appearance, quality of development and physical characteristics of
the subject property and immediate vicinity.

Finding: See discussion in Sections V and IX above and in the Attachments 4, 9, and
10. As designed this development will maintain the existing development pattern,
compliment, and add diversity to the existing housing stock in the vicinity.

That part of a Planned Unit Development in a Transition Area meets the
Transition Area requirements, LUC 20.25B, although the specific dimensional
requirements of Part LUC 20.25B may be modified through the Planned Unit
Development process.

Finding: Transition Area requirements do not apply in single-family zoned districts.

Roads and streets, whether public or private, within and contiguous to the site
comply with Department of Transportation and Utilities guidelines for
construction of streets.

Finding: Internal circulation meets or exceeds City standards. The site will be served
by two private roads, one an extension of 110" Ave. SE, and the other a private
driveway which connects to SE 60" Street. Transportation review has required an
additional parking area to serve lots 1 through 5 in an area adjacent to SE 60". Per
LUC 20.20.590 the dimensions of the parking stalls are required to be at least 8'8”
wide by at least 16’ long for parking stalls perpendicular to the travel way. The
applicant is extending 110" Ave. SE onto the site as a private road and is
constructing a turnaround for the use of property owners and the public. SE 60™
Street is also required to be widened to provide two 10-foot wide travel lanes and a
4-foot paved shoulder. Improvements to the intersection of SE 60" Street and Lake
Washington Boulevard are also required which will improve signage, pavement
markings, and sight distance. See conditions of approval in Section XI.

Streets and sidewalks, existing and proposed, are suitable and adequate to
carry anticipated traffic within the proposed project and in the vicinity of the
proposed project.

Finding: Per Transportation Department review the project’s trip generation is within
that anticipated by the City’s Transportation Facilities Plan EIS. The proposal does
not generate sufficient trips to require concurrency review, and will have minimal
impact on the capacity at intersections and on streets nearby. No sidewalks exist in
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14.

the vicinity of the project on adjacent public streets 110" Ave SE or SE 60" St. The
extension of 110" Ave SE onto the site includes a sidewalk on the east side of the
private road which connects to the proposed trail at the bottom of the cul-de-sac
turnaround. No sidewalks are proposed along SE 60" St but a 4-foot wide shoulder
is required.

Each phase of the proposed development, as it is planned to be completed,
contains the required parking spaces, open space, recreation space,
landscaping and utility area necessary for creating and sustaining a desirable
and stable environment.

Finding: Phasing is not proposed.

D. 20.45A.130 PRELIMINARY PLAT DECISION CRITERIA
The City may approve or approve with modifications a preliminary plat if:

1.

4.

The preliminary plat makes appropriate provisions for, but not limited to, the
public health, safety and general welfare; for open spaces, drainage ways,
streets, sidewalks, alleys, other public ways, water supplies, sanitary waste,
parks, playgrounds, sites for schools and school grounds; and

Finding: As discussed the project includes open space and amenities available to
existing and future residents and the site has access to existing public facilities and
improvements.

The public use and interest is served by the platting of the subdivision; and

Finding: The preliminary plat serves the public interest by increasing the supply of
homes in accordance with the Comprehensive Plan, by ensuring that environmental
impacts are mitigated, by ensuring compliance with Land Use Code requirements
and conformance with Comprehensive Plan policies, and by incorporating design
measures that will minimize visual impacts of the development to the residents of
nearby properties.

The preliminary plat appropriately considers the physical characteristics of the
proposed subdivision site; and

Finding: The preliminary plat considers the physical characteristics of the site by
establishing Native Growth Protection Area tracts for the steep slope critical area and
critical area buffer, and the stream on the site. In addition, the site and proposed
houses are designed to maintain existing topography to the maximum extent
possible by minimizing excavation and fill outside of the footprint of the proposed
homes.

The proposal complies with all applicable provisions of the Land Use Code,
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BCC Title 20, the Utility Codes, BCC Title 24, the City of Bellevue Development
Standards and Chapter 58.17 RCW; and

Finding: This decision includes approval of a PUD, which allows for flexibility in the
Land Use Code dimensional requirements. As conditioned by this decision, the
proposal complies with all applicable codes and standards as discussed previously in
this report.

5. The proposalis in accord with the Comprehensive Plan, BCC Title 21; and

Finding: As previously discussed under the PUD decision criteria in Section IX and in
Attachment 10, the proposal is in accord with the Comprehensive Plan. The overall
density of the proposal is in compliance with the Newport Hills Subarea Plan
designation of the site as Single-Family Medium Density. Preservation of the most
environmentally sensitive portions of the project area and significant preservation of
trees, by utilizing the PUD process, complies with the Environmental Element
Policies which are intended to integrate the natural and built environments to create
a sustainable urban habitat and livable community (S-NH-5). The PUD process
allows a substantial portion of the maximum density to be developed on a property
that is constrained by critical areas (LU-4 and HO-18). And, the proposed project
provides variety and increased availability in Bellevue’s housing stock which is
supported by the Housing and Land Use Elements (HO-18 and LU-4).

6. Each lot in the proposal can reasonably be developed in conformance with
current Land Use Code requirements without requiring a variance, however
requests for modifications to the requirements of Part 20.25H, where allowed
under the provisions of that Part, may be considered together with a
application for a plat so long as the resulting lots may each be developed
without individually requiring a variance; and

Finding: Each lot can be developed in compliance with the site development plans
approved under the PUD, which do not require a variance. The property is subject to
the Critical Areas Overlay (Part 20.25H), and critical areas on site are being placed
into separate Native Growth Protection Area tracts. Some critical areas and buffer
are being modified by the proposal in order for the development to occur as
discussed in Section IV above. Over 4.07 acres of the site are being preserved and
protected in the NGPA tracts and 57 percent of the significant trees on site are being
preserved. See conditions in Section Xl for restrictions on future variances.

7. All necessary utilities, streets or access, drainage and improvements are
planned to accommodate the potential use of the entire property.

Finding: All necessary utilities and access are available to the property. The
applicant is installing storage vaults to retain storm water that will drain to the stream
on-site. All other utilities are connecting to public services.
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Xl.

CONCLUSION AND DECISION/RECOMMENDATION

After conducting the various administrative reviews associated with this proposal, including Land
Use consistency, SEPA and City Code and Standard compliance reviews, the Director of the
Development Services Department does hereby approve with conditions the Critical Areas Land
Use Permit with SEPA. This approval modifies steep slopes, slope buffers, and modifies a stream
buffer for access and utilities.

In addition, after conducting the various administrative reviews associated with this proposal,
including Land Use consistency and City Code and Standard compliance reviews, the Director of
the Development Services Department does hereby recommend approval with conditions of the
Planned Unit Development and Preliminary Conservation Subdivision.

Note - Expiration _of Approval: The Critical Areas Land Use Permit is combined with and
subordinate to the larger Planned Unit Development and Subdivision which if approved by the
Hearing Examiner will expire 5 years from the date of approval. Therefore, the Critical Areas Land
Use Permit approval expires and is void if the applicant fails to file for a clearing and grading permit
or other necessary development permits within 5 years of the effective date of the approval of the
Planned Unit Development and Subdivision.

CONDITIONS OF APPROVAL

Codes & Ordinances
The applicant shall comply with all applicable Bellevue City Codes and ordinances including but
not limited to:

Applicable Ordinances Contact Person

Clearing and Grading Code- BCC 23.76 | Savina Uzunow, 425-452-7860
Construction Codes- BCC Title 23 | Bldg. Division, 425-452-6864
Fire Code- BCC 23.11 ' Adrian Jones, 425-452-6032
Land Use Code- BCC Title 20 ' Reilly Pittman, 425-452-4350
Noise Control- BCC 9.18 ' Reilly Pittman, 425-452-4350
Sign Code- BCC Title 22B Reilly Pittman, 425-452-4350
Transportation Code- BCC 14.60 ' Ray Godinez, 425-452-7915
Right of Way Use Code- BCC 14.30 Tim Stever, 425-452-4294
Utility Code- BCC Title 24 Arturo Chi, 425-452-4119

A. GENERAL CONDITIONS
The following conditions apply to all phases of development.

1. Variance Restriction
Approval by the City of this plat and PUD (including dimensional modifications) is a
determination that each lot can be reasonably developed in conformance with the
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Land Use Code in effect at the time of this approval without requiring a variance. No
future variance application will be accepted.

PERMIT: 08-135645-LK
AUTHORITY: Land Use Code 20.45B.130.A.6
REVIEWER: Reilly Pittman, Development Services Department

2. Obtain Permits
The applicant shall obtain all other permits for infrastructure, utilities, building and
other improvements. No construction may commence until the appropriate permit is
issued.

PERMIT: 08-135645-LK, 11-103630-LO
AUTHORITY: Land Use Code 20.30P
REVIEWER: Reilly Pittman, Development Services Department

3. Structure Setbacks
The rear setback on all lots shall be 25 feet except for lots 7, 8, and 9 which have a
20-foot rear setback and is required to be noted on the face of the final plat.

PERMIT: 08-135645-LK
AUTHORITY: Land Use Code 20.30D.150
REVIEWER: Reilly Pittman, Development Services Department

4. Construction Hours

Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through
Friday and 9:00 a.m. to 6:00 p.m. on Saturday. Exceptions to the construction noise
hours limitation contained in the Noise Control Code MAY be granted pursuant to BCC
9.18.020C.1 when necessary to accommodate construction which cannot be
undertaken during exempt hours. Prolonged exposure to noise created by extended
hour construction activity is likely to have a significant impact on inhabitants of
surrounding residential properties during the proposed timeline for construction. In
order to minimize detriment on residential uses in the immediate vicinity of the project,
the Contractor shall not rely on City issuance of a blanket exemption from the Noise
Control Code during the construction period. Allowances for short term work outside
of normal construction hours shall be limited and will be reviewed on a case by case
basis to verify necessity and ensure appropriate noise mitigation is utilized to protect
surrounding uses and properties. Written requests for exemption from the Noise
Control Code must be submitted two weeks prior to the scheduled onset of extended
hour construction activity. Such request shall include a noise analysis prepared by a
noise consultant, including recommendations for achieving the noise limitations of the
Noise Ordinance for new residential construction.

PERMIT: 08-135645-LK, 11-103630-LO
AUTHORITY: Bellevue City Code 9.18.040
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REVIEWER: Reilly Pittman, Development Services Department

5. Geotechnical Recommendations
The project shall be constructed per the recommendations of the geotechnical
engineer as found in the submitted geotechnical report dated April 3, 2008 and the
critical areas report addendum dated September 16, 2009.

PERMIT: 11-103630-LO
AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Reilly Pittman, Development Services Department

6. Tree Protection Requirements
To mitigate adverse impacts to nondisturbed areas and trees to be retained during
construction, conformance with BMP T101 for tree protection is required which
includes:

e Clearing limits shall be established at the limit of nondisturbed areas and for
retained trees within the developed portion of the site, outside of drip lines. Six-
foot chain link fencing with driven posts, or an alternative approved by the Clear
and Grade Inspector, shall be installed at the clearing limits prior to initiation of
clearing and grading.

o No excavation or clearing should be performed within drip lines of retained trees,
except as specifically approved on plans. All such work shall be done by hand to
avoid damage to roots and shall be done under the supervision of an arborist
approved by the city.

PERMIT: 08-135645-LK, 11-103630-LO
AUTHORITY: Land Use Code 20.20.520, Bellevue City Code 23.76.060
REVIEWER: Reilly Pittman, Development Services Department

7. Utilities
The Utilities Department has approved the Preliminary Plat proposal only. There are
no implied approvals of the utility engineering. Changes to the site layout may be
required to accommodate the utilities. All water, sewer & storm drainage design
review, plan approval and field inspection shall be done through the Utility Developer
Extension Agreement process, water application process, side sewer permit(s),
and/or storm drainage connection permits.

PERMIT: 08-135645-LK
Authority: Bellevue City Code 24.02, 24.04, 24.06
Reviewer: Arturo Chi, Utilities Department

B. CONDITIONS PRIOR TO ISSUANCE OF ANY PLAT ENGINEERING/CLEAR AND
GRADE PERMIT:
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1. Right of Way Use Permit
The applicant is required to apply for a Right of Way Use Permit before the issuance
of any clearing and grading, building, foundation, or demolition permit. In some
cases, more than one Right of Way Use Permit may be required, such as one for
hauling and one for construction work within the right of way. A Right of Way Use
Permit regulates activity within the city right of way, including but not limited to the
following:

o Designated truck hauling routes.

e Truck loading and unloading activities.

e Hours of construction and hauling.

e Continuity of pedestrian facilities.

o Temporary traffic control and pedestrian detour routing for construction activities.
e Street sweeping and maintenance during excavation and construction.

e Location of construction fences.

e Parking for construction workers.

e Construction vehicles, equipment, and materials in the right of way.

o All other construction activities as they affect the public street system.

PERMIT: 08-135645-LK
AUTHORITY: Bellevue City Code 14.30
REVIEWER: Tim Stever, Transportation Department

2. Site (Civil Engineering) Plans
A street lighting plan and site (civil engineering) plan produced by a qualified
engineer must be approved by the City prior to clear and grading permit approval.
The design of all street frontage improvements must be in conformance with the
requirements of the Americans with Disabilities Act and the Transportation
Development Code, and the provisions of the Transportation Department Design

Manual.
PERMIT: 08-135645-LK
AUTHORITY: Bellevue City Code 14.60.210; Transportation Department Design

Manual
REVIEWER: Ray Godinez, Transportation Department

3. Final Landscaping Plan
A final plat landscaping plan is required to be submitted which includes specific plant
guantities and spacing listed in the plant schedule.

PERMIT: 08-135645-LK, 11-103630-LO
AUTHORITY: Land Use Code 20.30D.150
REVIEWER: Reilly Pittman, Development Services Department
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4. Trail and footbridge design, inspection, and easement

The trail is required to be composed of mulch or wood chips and is limited to 6 feet in
width. The trail cannot result in the removal of any significant trees and will need to
be meandered or modified to avoid tree removal. The location of the trail shall be
inspected by Land Use staff prior to installation. The proposed footbridge shall be no
more than 6 feet wide, matching the trail width, and any abutments shall be above
the top-of-bank elevations. The trail shall be included within a 10’ wide public
easement within Native Growth Protection Area Tract C so that the trail can be used
by residents of the surrounding neighborhood. Access easements to the trail along
the extension of 110" Ave SE will be required. The trail will be maintained by the
Homeowner's Association or owned in undivided interest by all owners of lots 1
through 17 of this subdivision.

PERMIT: 08-135645-LK, 11-103630-LO
AUTHORITY: Land Use Code 20.30D.150
REVIEWER: Reilly Pittman, Development Services Department

5. NGPA Fencing and Signage
The site plan submitted as part of the plat infrastructure permits shall depict split rail
or other fencing on the perimeter of all NGPA tracts. One sign denoting the area is
protected is required to be placed adjacent to every residential lot or spaced every
100 feet where fencing does not abut a residential lot. Signage and fencing will be
verified during Land Use inspection of the landscaping and mitigation planting.

PERMIT: 11-103630-LO
AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Reilly Pittman, Development Services Department

6. Utility Stream Crossing
Any sewer utility lines crossing the stream should be bored under the stream to
prevent disturbance. If boring is not feasible, a full dewatering plan with turbidity
monitoring, erosion control, etc. may be required as part of future infrastructure
permits. Sufficient evidence will need to be presented in order to show that boring is
not feasible.

PERMIT: 08-135645-LK, 11-103630-LO
AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Reilly Pittman, Development Services Department

7. Installation Performance Sureties for Plat Landscaping and Mitigation
An installation performance surety is required based on 150 percent of the installed
cost of the plat landscaping and mitigation planting. The amount of the surety is
determined by a cost estimate submitted as part of the clearing and grading permit
for plat infrastructure. The installation surety will be released upon successful Land
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Use inspection of the planting.

PERMIT: 11-103630-LO
AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Reilly Pittman, Development Services Department

8. Maintenance Surety and 5-Year Monitoring

A maintenance surety for the mitigation planting is required based on the cost
estimate for mitigation planting which includes all costs associated with maintenance
and monitoring for 5 years for monitoring, maintenance activity, plant replacement,
contingencies. The amount of the surety is determined by a cost estimate submitted
as part of the clearing and grading permit for plat infrastructure. The maintenance
surety will be released upon successful completion of the 5-year maintenance and
monitoring period as detailed in the approved conceptual mitigation plan.

PERMIT: 11-103630-LO
AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Reilly Pittman, Development Services Department

9. Final Mitigation Plan

The submitted mitigation plan is considered a conceptual mitigation plan. A final

mitigation plan is required to be submitted as part of future clearing and grading

permits which will document any changes since this plan was created, correct typos,
and address the following:

o Ensure mitigation planting is at least 18,972 square feet in area based on the
amount of critical areas and buffer being modified and ensure plans show all
critical area and buffer modifications as found in Attachment 8.

e Specify plant spacing which must be at least 9 to 12 feet on center for trees, 4 to
6 feet on center for shrubs, and 2 feet spacing for ground covers

o Ensure plant quantity is sufficient to achieve the required density and area
coverage which should for each 1,000 square feet should generally achieve 8
trees, 30 shrubs, and 285 ground covers. At least 18,972 square feet must be
planted.

e Separate any areas of temporary disturbance resulting from the sewer and storm
lines crossing the stream or from road and trail construction. Show how these
areas will be restored. Restoration of temporary disturbance is separate from
mitigation.

o Areas of invasive species and debris removal must be identified.

e Update the plan to show the proposed development approved by this review.

e Provide a cost estimate to carry out the mitigation.

PERMIT: 11-103630-LO
AUTHORITY: Land Use Code 20.30P.140
REVIEWER: Reilly Pittman, Development Services Department
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10. Hold Harmless Agreement

The applicant shall submit a hold harmless agreement in a form approved by the City
Attorney which releases the City from liability for any damage arising from the
location of improvements within a critical area buffer in accordance with LUC
20.30P.170. The hold harmless agreement is required to be recorded with King
County prior infrastructure permit issuance.

PERMIT: 11-103630-LO
AUTHORITY: Land Use Code 20.30P.170
REVIEWER: Reilly Pittman, Development Services Department

C. PRIOR TO FINAL PLAT APPROVAL

1.

Fire Hydrant Location, No Parking, and Cul-de-Sac

Provide a fire hydrant at an approved location at the turnaround for lots 1, 2, 3, 4, & 5
(IFC 508). The access road to the lots 6 through 17 will be posted on both sides
"Fire Lane-No Parking" (IFC Bellevue Amendment 503). The cul-de-sac shall have a
minimum paved surface diameter of 96 feet. (Bellevue Fire Department Development
Standards 3.05).

PERMIT: 08-135645-LK

AUTHORITY: International Fire Code 508, International Fire Code Bellevue
Amendment 503, Bellevue Fire Department Development
Standards 3.05

REVIEWER: Adrian Jones, Fire Department

Street Frontage Improvement

All street frontage improvements and other required transportation elements
including street lighting must be constructed by the applicant and accepted by the
Transportation Department prior to final plat approval, except as provided for in BCC
20.40.490. Specific requirements are detailed below:

i. Site Specific Items:

e Extension of 110" Avenue SE with curb, gutter, five foot wide concrete
sidewalk, street signing, and channelization. Width of street extension will
match the existing street width of 110™ Avenue SE.

o Five foot wide concrete sidewalk along the east side of the private portion of
110" Avenue SE.

e Cul-de-sac street end at the termination of the private portion of 110" Avenue
SE.

o Street lights along the extended portion of 110" Avenue SE (as determined
by the City’s Street Light Engineer).
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20 foot wide private road (SE 60™ Lane) with curb, gutter and street signing
connecting to SE 60" Street.

Street light installation at the intersection of SE 60™ Lane and SE 60™ Street.
Pavement widening and channelization along SE 60" Street to provide for a
24 foot wide street width (two 10 foot wide travel lanes plus a 4 foot shoulder
along the northern side for pedestrian access). Length of pavement widening
shall be from the intersection of SE 60" Lane to Lake Washington Boulevard
SE.

Intersection improvements at SE 60™ Street and Lake Washington Boulevard
SE to improve sight distance. This work will include installation of new
pavement markings and traffic signs; removal of existing pavement markings
and old traffic signs, removal of existing vegetation and restoration of
greenscape as needed. The transportation inspector may require more work
items during construction as deemed necessary by the engineer or the
Transportation Inspector.

Trail connection between 110™ Avenue SE and SE 60" Street (including all
needed public pedestrian access easements).

Right of way dedication at the termination of the existing length of 110"
Avenue SE.

A private parking area for five passenger cars to be located west of the
intersection of SE 60th Lane to SE 60th Street. Each space will require a 9
foot width by a 16 foot length. The parking area will be signed as private.
Each space will be delineated by appropriate pavement markings. The City
will not enforce parking restrictions here. This parking area cannot be located
on city right of way.

Hard surface trail (with stairs) connecting the SE 60" Street private parking
area to lots 1 through 5.

Sub grades for all private access roads shall be per DEV-8.

Miscellaneous:

Landings on sloping approaches are not to exceed a 10% slope for a
distance of 20 feet approaching the back edge of sidewalks. Driveway grades
must be designed to prevent vehicles from bottoming out due to abrupt
changes in grade.

The maximum cross grade of a street at the street end shall be 8%.

Vehicle and pedestrian sight distance must be provided per BCC 14.60.240
and 14.60.241.

The private road shall not be gated or obstructed and must remain open at all
times for emergency and public service vehicles. A note to this effect shall be
placed on the face of the final Subdivision map.

The maintenance responsibility for both private access roads (110th Avenue
SE extension and SE 60th Lane) will assigned to the appropriate
homeowners (lots 1 through 5 will be responsible for maintenance and repair
of SE 60th Lane; lots 6 through 17 will be responsible for maintenance and
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repair of the private portion of 110th Avenue SE). A note to this effect must
be indicated on the face of the final Subdivision map.
PERMIT: 08-135645-LK

AUTHORITY: Bellevue City Code 14.60.100, 110, 130, 150, 170, 190, 210, 240,
241; Transportation Department Design Manual Sections 3, 4, 5, 7,
11, 14, 19

REVIEWER: Ray Godinez, Transportation Department

3. Pavement Restoration
Pavement restoration associated with street frontage improvements or to repair
damaged street surfaces shall be provided as follows:

110™ Avenue SE: Based on this street's excellent condition, it is classified with the
City’s overlay program as “Overlay Required.” Street cutting is permitted only with
extraordinary pavement restoration. Pavement restoration requirements are 25 feet
from each side of the street cut for the full width of the street.

SE 60" Street: Based on this street’s excellent condition, it is classified with the
City’s overlay program as “Overlay Required.” Street cutting is permitted only with
extraordinary pavement restoration. Pavement restoration requirements are 25 feet
from each side of the street cut for the full width of the street.

PERMIT: 08-135645-LK
AUTHORITY: Bellevue City Code 14.60. 250; Design Manual Design Standard
#21

REVIEWER: Tim Stever, Transportation Department

4. Impervious Surface
The maximum impervious surface coverage for each lot is required to be shown on
the final plat. The impervious surface coverage based on the gross site area is also
required to be shown and must be less than 50 percent.

PERMIT: 08-135645-LK
AUTHORITY: Land Use Code 20.30D.150
REVIEWER: Reilly Pittman, Development Services Department

5. Inspection of Landscaping and Mitigation Planting
An inspection by Land Use staff of all plat landscaping and mitigation planting is
required prior to final plat approval. Additional plant quantities may be required to
ensure sufficient density is achieved as stated in the report. This inspection will also
check NGPA signage and fencing.

PERMIT: 08-135645-LK, 11-103630-LO
AUTHORITY: Land Use Code 20.30D.150
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REVIEWER: Reilly Pittman, Development Services Department

6. Native Growth Protection Areas
Tracts C, D, F, and G are to be labeled as Native Growth Protection Area tracts on
the final plat. The following note is required to be placed on the final plat:

NATIVE GROWTH PROTECTION AREA (NGPA) TRACT

DEDICATION OF NATIVE GROWTH PROTECTION AREAS (NGPA)
ESTABLISHES, ON ALL PRESENT AND FUTURE OWNERS AND USERS OF
THE LAND, AN OBLIGATION TO LEAVE UNDISTURBED ALL TREES AND
OTHER VEGETATION WITHIN THE AREA, FOR THE PURPOSE OF
PREVENTING HARM TO, PROPERTY AND ENVIRONMENT, INCLUDING BUT
NOT LIMITED TO CONTROLLING SURFACE WATER RUNOFF AND EROSION,
MAINTAINING SLOPE STABILITY, BUFFERING AND PROTECTING PLANTS
AND ANIMAL HABITAT, EXCEPT, FOR THE REMOVAL, OF DISEASED OR
DYING VEGETATION WHICH PRESENTS A HAZARD OR IMPLEMENTATION OF
AN ENHANCEMENT PLAN REQUIRED OR APPROVED BY THE CITY. ANY
WORK, INCLUDING REMOVAL OF DEAD, DISEASED, OR DYING VEGETATION,
IS SUBJECT TO PERMIT REQUIREMENTS OF THE CITY OF BELLEVUE
CODES. THE OBLIGATION TO ENSURE THAT ALL TERMS OF THE NGPA ARE
MET IS THE RESPONSIBILITY OF THE OWNERS OF LOTS 1 THROUGH 17.
THE CITY OF BELLEVUE SHALL HAVE THE RIGHT, BUT NOT THE
OBLIGATION, TO ENFORCE THE REQUIREMENTS, TERMS, AND CONDITIONS
OF THIS RESTRICTION BY ANY, METHOD AVAILABLE UNDER LAW.

PERMIT: 08-135645-LK, 11-103630-LO
AUTHORITY: Land Use Code 20.25H.030
REVIEWER: Reilly Pittman, Development Services Department
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Attachment 2
Critical Areas Exhibit
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Landscaping Plan
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Home Floor Plans and Elevations
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Critical Areas Impacts
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Page 70 of 71

Attachment 10
Comprehensive Plan Policy Review



Conformance with Comprehensive Plan Policies

LU-1. Support a diverse community in an open and natural setting comprised of strong
residential communities composed of stable neighborhoods with a variety of housing
types and densities; a vibrant, robust Downtown which serves as an urban center; other
employment and commercial areas; and distinctive community and neighborhood retail
districts. Implement land use strategies by balancing community and neighborhood
values, the neighborhood’s quality of life, the natural environment, and the economy.

The Plat PUD is consolidating development away from critical areas to the maximum extent
possible and is retaining 4.07 acres of the site in a natural condition. The proposed homes
create variety in housing type when compared to the surrounding development. The proposal
takes into account the surrounding neighborhood by preserving as much as possible the
existing views of adjacent properties, having larger front setbacks similar to adjacent housing,
and maintaining density.

POLICY LU-2. Support the state Growth Management Act by developing and
implementing a land use vision that is consistent with the GMA goals, the regional Vision
2020, and the King County Countywide Planning Policies.

The proposal is consistent with GMA by providing further housing stock for Bellevue to grow and
is furthering growth within an urban area.

POLICY LU-3. Accommodate growth targets of 10,117 additional households and 40,000
additional jobs for the 2001- 2022 period. These targets represent the city’s commitment
to develop the zoning and infrastructure to accommodate this level of growth; they are
not a commitment that the market will deliver these numbers.

The proposed homes will aid in a small part the growth targets being achieved and will provide
housing for middle to high income workers.

POLICY LU-4. Encourage new residential development to achieve a substantial portion of
the maximum density allowed on the net buildable acreage.

The proposal achieves the maximum number of dwelling units that are practicable considering
the limitations of the critical areas on the site and maintaining the character of the surrounding
neighborhood as much as possible. The applicant has not chosen to request additional density
as allowed under LUC 20.30D for PUDs.

POLICY LU-9. Maintain compatible use and design with the surrounding built
environment when considering new development or redevelopment within an already
developed area.



For the most part this proposal is not directly within an existing development. Previously
developed neighborhoods surround the site, however the site is a separate property at the end
of two streets serving the surrounding neighborhoods. The proposed areas of development with
new homes are adjacent to only 6 existing houses. The area of development has been placed
adjacent to I-405 as much as possible and 4.07 acres, 54 percent of the site, is to remain in a
natural state within a Native Growth Protection Area Tract. The preservation of existing trees
and vegetation largely preserves the existing character of this neighborhood and buffers the
proposed development from adjacent homes. This area of the City is characterized by more
significant trees and vegetation cover which this development is maintaining.

The surrounding properties are zoned R-3.5 however lots and homes sizes are inconsistent
from neighborhood to neighborhood with lot sizes ranging from 4,286 square feet to 21,913
square feet. The neighborhood to the south almost achieves a lower density due to the
development pattern of much larger lots and larger houses, despite having the same zoning
designation. To the east of the project site are properties zoned R-5 that provide higher density.
However the character of the surrounding neighborhood is single-family residential development
with detached homes on individual lots. This development proposes detached homes on
individual lots and does not propose multifamily housing units, attached units, shared lots, or
other options which are more in character with multi-family zoning. The lots are square in shape
which maintains the pattern and layout of the surrounding neighborhood.

The current house designs have been revised to include three different types (A, B, and C) of
unit layout in order to respond to the code constraints and site conditions. The target square
footage of proposed house types is between 3,000 and 3,200 square feet in order to have a
similar floor area to homes in the vicinity. The orientation of the homes is such that one side of
the home will be upslope of the other. This leads to the upslope side being one or two floors in
height and the downslope side being three floors, including a daylight basement. Existing
homes in the vicinity with similar change in topography typically have daylight basements on the
downslope sides of the homes. All proposed homes have a daylight basement, adding a third
floor on the west facades. The facades facing adjacent development properties are only one or
two floors in height. The proposed houses meet the maximum height restriction, which is the
same that is available to existing adjacent development. Existing adjacent homes also have
pitched roofs of varying degree in slope and design including: gable, hip, or gambrel with large
overhang. Pitched roofs are proposed on the new houses with a low slope of 2:12; low-slope
roofs are not usually covered in composite or cedar shingles and therefore the proposed roof
material is metal with matte-finish of a neutral color. The low slope of the roofs is intended to
limit the impacts to view of existing properties above the project site. Exterior materials are
proposed to be horizontal siding, low-E glazing, and masonry materials. The unit layouts have
been revised to accommodate the different site slopes by relocating windows and modifying or
removing living elements. Each house is proposed to have an individual driveway, which is a
revision from the originally proposed shared driveways. These changes have allowed the
houses to better fit into the existing topography of the site and have removed the need for either
significant large retaining walls or significant grading and excavation. Based on the price of



adjacent comparable properties the applicant estimates that target prices of these homes will be
comparable.

These homes have a different architectural style than those adjacent. When the adjacent
homes were built they had a different architectural style than those which have historically
existed in the northwest. Character is not the same as architecture, the City codes do not and
cannot dictate styles or tastes but can require similar elements and configuration. The
proposed development maintains the existing development pattern of the surrounding
neighborhood.

POLICY LU-10. Access high-traffic generating land uses from arterials whenever
possible. If this is not possible, provide mitigation to address access impacts.

The proposed development will generate 17 new p.m. peak hour trips and 170 daily trips. The
City’s Transportation Department has determined that nearby street capacity is sufficient to
accommodate these new trips and anticipates negligible impacts to the existing traffic conditions
in the vicinity of the project. However, the project is improving the intersection of SE 60™ and
Lake Washington Blvd. and is improving street frontage along SE 60" Street, between Lake
Washington Blvd. and the project site.

POLICY LU-11. Encourage the master planning of large developments which emphasize
aesthetics and community compatibility. Include circulation, landscaping, open space,
storm drainage, utilities, and building location and design in the master plan.

The proposed project is utilizing the Planned Unit Development process which is essentially a
master plan for the development of the property.

POLICY LU-13. Reduce the regional consumption of undeveloped land by facilitating
redevelopment of existing developed land when appropriate.

While this is an undeveloped property, the site is surrounded by existing development and is
highly urban. A maijority of the property is being maintained as vegetated open space due to
critical areas on the property.

POLICY LU-15. Encourage dedication of open space and preservation and restoration of
trees and vegetation to perpetuate Bellevue’s park-like setting and enhance the city’s
natural environment.

The project is placing 4.07 acres into protected open space tracts which will remain undisturbed,
protecting existing vegetation and critical areas.

POLICY LU-16. Promote a variety of techniques to preserve open space and key natural
features, such as sensitive site planning, conservation easements, and open space
taxation.



4.07 acres of the site are being placed into protected open space tracts which will remain
undisturbed, protecting existing vegetation and critical areas. The project also is using a more
innovative approach to development as it includes the Planned Unit Development process to
further limit the area of development while maintaining the potential density otherwise allowed if
critical areas were not present.

POLICY LU-17. Support provision of child care equitably throughout the city:

1. Allow family child care homes in residences in all single-family land use districts
through a discretionary review process, unless otherwise required by state law or
regulation.

2. Permit child care centers in all non-single-family land use districts and allow child care
centers as part of a community facility as long as the center has been identified as part
of any discretionary review permit.

Child care would be allowed in the future homes as they are allowed in other existing single-
family residences.

POLICY LU-19. Maintain stability and improve the vitality of residential neighborhoods
through adherence to, and enforcement of, the city’s land use regulations.

Based on staff review this preliminary plat proposal is in conformance with code requirements or
has been conditioned to be in conformance. Future development will be subject to the City of
Bellevue codes.

POLICY LU-20. Promote maintenance and establishment of small-scale activity areas
within neighborhoods that encourage pedestrian patronage and provide informal
opportunities for residents to meet.

The development has two dead-end trees which will help to foster a closer neighborhood. In
addition a trail is proposed to cross the large Native Growth Protection Area tract on the
property which can provide another means of access from 110" Ave. SE and SE 60" St. The
trail would also provide opportunity for informal meetings between trail users.

POLICY LU-22. Protect residential areas from the impacts of non-residential uses of a
scale not appropriate to the neighborhood.

The proposed development is for single-family residences on individual lots which maintains the
existing zoning and land use policies and matches the existing residential scale as no multi-
family or commercial development is proposed.

POLICY LU-23. Provide, through land use regulation, the potential for a broad range of
housing choices to meet the changing needs of the community.



The land use regulations have allowed the project to provide an updated and alternative
housing choice adjacent to a large and protected open space.

POLICY LU-24. Encourage adequate pedestrian connections with nearby neighborhood
and transit facilities in all residential site development.

The proposed trail will allow residents within the proposed development and those who live
adjacent to cross from 110™ Ave. SE to SE 60™ St.

POLICY HO-4. Initiate and encourage neighborhood and community involvement to
foster a positive civic and neighborhood image through the Neighborhood Enhancement
Program, or similar program.

The proposed project has had considerable public comment and involvement. Some of the
issues regarding traffic and access would be addressed through the Neighborhood
Enhancement Program, or similar program and not part of the proposed development.

POLICY HO-5. Assure that site and building design guidelines create an effective
transition between substantially different land uses and densities.

The single-family land use and density proposed is the same as exists adjacent to the site.
Landscape buffers have been proposed around the perimeter of the development to provide
screening. Most of the site will be left undisturbed in protected tracts which will maintain
existing vegetation coverage and screen the development.

POLICY HO-17. Encourage infill development on vacant or under-utilized sites that have
adequate urban services and ensure that the infill is compatible with the surrounding
neighborhoods.

The proposal is to develop an undeveloped property surrounded by existing neighborhoods with
existing urban services. A majority of the property is being left undisturbed due to critical areas
on the site. The proposal maintains the existing single-family residential land use and detached
housing on individual lots.

POLICY HO-18. Provide opportunities and incentives through the Planned Unit
Development (PUD) process for a variety of housing types and site planning techniques
that can achieve the maximum housing potential of the site.

The proposal is using the Planned Unit Development process in order to reduce lot size and
width in order to achieve an alternate design which maintains density while protecting the critical
areas on site. Additional density bonuses are available through a PUD, but no additional
density bonus is requested by the applicant. The project proposes some innovative housing



features in order to adapt the development to fit the existing topography while maintaining
comparable floor areas to the adjacent housing.

POLICY S-NH-1. Encourage developers of subdivisions or commercial buildings to
engage in early communications with nearby residents and community groups to identify
issues and opportunities.

This project has had two public meetings and two public comment periods (due to separate
permits) which have engaged the residents surrounding the site. In addition the project
architects have met with surrounding residents.

POLICY S-NH-5. Encourage new development to use the Planned Unit Development
(PUD) mechanism to preserve the visual character of existing open space and protect
environmentally-sensitive areas in new subdivisions by clustering housing on the least
sensitive portions of a site.

The project complies exactly with the policy as it uses the PUD process and is preserving a
majority of the site as open space, protects critical areas and vegetation, and locates the
development on the least sensitive portions of the site. Additional density is not being
requested.

POLICY S-NH-8. Protect significant trees and environmentally-sensitive areas (steep
slopes, riparian corridors, and wetlands) in accordance with the provisions of the Land
Use Code.

A majority of the site is steep slope and riparian corridor which is being protected within Native
Growth Protection Easements. Over 60 percent of the trees on-site are being retained.

POLICY S-NH-15. Develop an off-street trail system within the Newport Hills Subarea,
upgrade the existing trail segments to standards, and construct new segments as land
and funding becomes available.

The project proposes a trail to connect 110™ Ave. SE and SE 60™ St. This trail is not part of the
pedestrian and bike plans and will be a private trail maintained by the Home Owners
Association of this project. The trail will include an easement to allow public use by the
surrounding neighborhood.

POLICY S-NH-20. Address cut-through traffic, speeding, and other traffic control
problems through the City of Bellevue’s Neighborhood Traffic Control Program.

Many of the public comments concerned speeding and unsafe road conditions which could be
addressed through this program.



POLICY S-NH-30. Protect and enhance fish and wildlife habitat in environmentally
sensitive areas.

The proposal is protecting 4.07 acres which included habitat and riparian corridor and includes
restoration planting.

POLICY S-NH-33. Install signs on the perimeter of designated native growth protection
easements to inform residents of the protected status of these areas.

The project will be required to post signs on the perimeter of the Native Growth Protection Area
tracts and may be required to have some fencing in certain locations.

POLICY S-NH-54. Preserve existing visual features such as trees and hilltops, views of
water, and passive open space in new development when feasible.

4.07 acres of the site is to be protected in separate tracts. 57 percent of the trees on-site are
being retained. The proposed homes are designed to fit into existing topography and have
lower profile roofs in order to preserve views of the adjacent housing which up-slope of the
project site.

POLICY EN-13. Utilize science based mitigation for unavoidable adverse impacts to
critical areas to protect overall critical areas function in the watershed.

The project includes mitigation planting for the impacts to steep slopes and their buffers which
the project proposes as designed by the project wetland biologist.

POLICY EN-14. Implement monitoring and adaptive management plans for critical areas
mitigation projects to ensure that the intended functions are maintained or enhanced
over time.

The project includes maintenance and monitoring for 5 years.

POLICY EN-39. Restrict the runoff rate, volume, and quality to predevelopment levels for
all new development and redevelopment.

The project includes storm system designs which propose to collect runoff in storage vaults in
order to restrict the rate of flow to the stream on-site.

POLICY EN-41. Preserve and maintain fish and wildlife habitat conservation areas and
wetlands in a natural state and restore similar areas that have become degraded.

The project is preserving 4.07 acres of the site in Native Growth Protection Area Tracts.



POLICY EN-45. Protect geologically hazardous areas, especially forested steep slopes,
recognizing that these areas provide multiple critical areas functions.

The protected tracts on the site consist of forested steep slopes which are being protected.

POLICY EN-52. Utilize geotechnical information and an analysis of critical areas
functions and values to evaluate the geologic and environmental risks of potential
development on slopes between 15% and 40%, and implement appropriate controls on
development.

The project has been reviewed by a geotechnical engineer who made recommendations on
construction and the buffer reduction and slope alteration proposed.

POLICY EN-54. Utilize specific criteria in decisions to exempt specific small, isolated, or
artificially created steep slopes from critical areas designation.

The slopes being altered were identified as fill placed on the site from prior development. Some
slope buffers are being reduced to allow for development and access to occur. The proposed
alterations are mostly to slopes which are isolated and located on the project site.

POLICY EN-55. Minimize and control soil erosion during and after development through
the use of the best available technology and other development restrictions.

The project will be required to comply with clearing and grading codes and best management
practices as implemented by the Clearing and Grading Division of Development Services.

POLICY EN-67. Preserve a proportion of the significant trees throughout the city in order
to sustain fish and wildlife habitat.

4.07 acres of the site is to be protected in separate tracts. 57 percent of the trees on-site are
being retained.

POLICY UD-3. Encourage a variety of site and building designs which are compatible and
consistent with surrounding development and that implement the policies of this Plan.

The proposal provides variety to the neighborhood and updates Bellevue’s housing stock.

POLICY UD-16. Exemplify the Pacific Northwest character through the retention of
existing vegetation and through use of native plants in new landscaping. Encourage
water conservation in landscape designs.

Proposed plantings are primarily native species.



POLICY UD-18. Preserve significant trees and mature vegetation, with special
consideration given to the protection of groups of trees and associated undergrowth,
specimen trees, and evergreen trees.

The protected tracts on the site consist of forested steep slopes which are being protected.

POLICY UD-19. Preserve trees as a component of the skyline to retain the image of a
“City in a Park.”

The topography and significant trees on site are being largely maintained and will preserve the
existing skyline of the neighborhood.

POLICY UD-20. Preserve and encourage open space as a dominant element of the
community’s character.

The vegetation and significant trees on this property are an important part of the character of the
neighborhood in this area. 4.07acres of the site are being retained which preserves most of the
trees and vegetation in separate and protected tracts that will be restricted from future
development, preserving an important element of neighborhood character.

POLICY UD-21. Encourage major development to integrate public and semipublic open
spaces.

The development provides pedestrian trail access through the large open space tract on the
site. The trail is open to the public for the use of the surrounding neighborhood.

POLICY UD-22. Foster and value private open space as a contribution to the visual
character of the community.

4.07 acres of the site are being retained which preserves most of the trees and vegetation in
separate and protected tracts that, preserving an important element of neighborhood character.

POLICY UD-51. Encourage dense plantings, hedges, or large, fast-growing trees to act as
visual screens at locations where existing views of or from freeways are unappealing.

The perimeter of the development is being landscaped to buffer the development from the
existing neighborhood. The freeway side of the development is proposed to be landscaped as
well.

POLICY UD-52. Ensure that all development abutting the freeway corridors includes
special design features which provide an attractive entrance to the city and presents the
city in an attractive manner.

The site is currently undeveloped with vegetation visible to the freeway. Initially the houses
constructed will be visible to the freeway which will lessen over time as perimeter landscaping
and native vegetation grow.



POLICY UD-61. Encourage the green and wooded character of existing neighborhoods.

4.07 acres of the site are being retained which preserves most of the trees and vegetation in
separate and protected tracts that will be restricted from future development, preserving an
important element of neighborhood character.
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