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Proposal Description

The applicant proposes to reduce the 25-foot structure setback required from a stream
buffer critical area to construct a new house and provide access around it. 265 square feet
of the stream buffer is also proposed to be removed through buffer averaging to provide
access around the house. Total setback reduction amounts to 2,116 square feet and 2,116
square feet of planting in the stream buffer is proposed as mitigation.
mitigation planting meets a 1:1 ratio of setback reduction to mitigation provided. A Ciritical
Area Land Use Permit is required to approve modification of the setback and buffer. See
Figure 1 showing the proposed activities and Attachment 1 for the proposed mitigation plan.
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Site Description, Zoning, Land Use and Critical Areas

A. Site Description

The project site is located at 13612 SE 7™ Street in the Southeast Bellevue subarea of the
City, SW quadrant of Section 34, Township 24 North, Range 5 East. The site is lot 2 of a 4-
lot short plat recorded in 2004. Other single-family zoned properties surround the site.
Vehicle access to SE 7™ Street to the south is gained by access easement which crosses
the SW corner of the site and serves all 4 lots of the short plat. See Figure 2 for existing site
condition.

Figure 2

B. Zoning
The property and surrounding properties are zoned R-1.8, single-family residential. The
proposed work is allowed in this zone.

C. Land Use Context

The property has a Comprehensive Plan Land Use Designation of SF-L (Single-Family Low
Density).

D. Critical Areas On-Site and Regulations

i. Wetlands
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Wetlands provide important functions and values for both the human and biological
environment—these functions include flood control, water quality improvement, and
nutrient production. These “functions and values” to both the environment and the
citizens of Bellevue depend on their size and location within a basin, as well as their
diversity and quality. While Bellevue’s wetlands provides various beneficial functions,
not all wetlands perform all functions, nor do they perform all functions equally well
(Novitski et al., 1995). However, the combined effect of functional processes of
wetlands within basins provides benefits to both natural and human environments.
For example, wetlands provide significant stormwater control, even if they are
degraded and comprise only a small percentage of area within a basin.

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
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
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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).

iii. Critical Areas Overlay District/Critical Area Land Use Permit
A Critical Area Land Use Permit (CALUP) is required to modify portions of the 25-
foot structure setback from a stream buffer and to allow buffer averaging. The site
contains a wetland which was placed in a Native Growth Protection Area easement
when the lot was short platted in 2004. Per LUC 20.25H.095 the wetland and buffer
are as established at the time the easement was created. The site is considered
developed and no additional wetland buffers or setbacks are applicable. As a result,
only the stream setback and buffer are proposed for modification.

Consistency with Land Use Code Requirements:

A. Zoning District Dimensional Requirements:

The R-1.8 zoning dimensional requirements found in LUC 20.20.010 apply to the proposed
home construction. Based on the plans and information submitted the structural lot
coverage will be 17 percent and the impervious surface coverage will be 32 percent. The
plans submitted generally demonstrate conformance with zoning dimensional standards,
however conformance will be verified during building permit review. See Conditions of
Approval in Section X of this report.

B. Critical Areas Requirements LUC 20.25H:

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 critical area, critical area buffer
or structure setback from a critical area or buffer. The site is also located within a 25-foot
stream structure setback and 25-foot buffer. The performance standards found in LUC
20.25H as specified in the table below are applicable:

Critical Area Streams
Performance Standards LUC 20.25H.080

i. Consistency With LUC 20.25H.080
Development on sites with a wetland or wetland critical area buffer shall incorporate the
following performance standards in design of the development, as applicable:

1. Lights shall be directed away from the wetland.
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2. Activity that generates noise such as parking lots, generators, and residential
uses, shall be located away from the wetland, or any noise shall be minimized
through use of design and insulation techniques.

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

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

The outer edge of the wetland critical area buffer shall be planted with dense

vegetation to limit pet or human use.

6. Use of pesticides, insecticides and fertilizers within 150 feet of the edge of the
stream buffer shall be in accordance with the City of Bellevue's
“Environmental Best Management Practices,” now or as hereafter amended.

&

The above performance standards are incorporated into the project as found on
page 8 of the submitted critical areas report which is Attachment 2 of this staff report.
In addition the perimeter of the stream buffer and Native Growth Protection
Easement will be fenced and have signage posted per the mitigation plan which is
Attachment 1 of this report. See Conditions of Approval in_Section X of this

report.

Public Notice and Comment

Application Date: May 6, 2011
Public Notice (500 feet): June 2, 2011
Minimum Comment Period: June 16, 2011

The Notice of Application for this project was published the City of Bellevue weekly permit
bulletin on June 2, 2011. It was mailed to property owners within 500 feet of the project site.
No comments were received.

Summary of Technical Reviews

A. Clearing and 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.

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 a
Determination of Non-Significance (DNS) is the appropriate threshold determination under
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the State Environmental Policy Act (SEPA) requirements.

A. Earth, Air, and Water

No dredging, withdrawals, diversions, or discharges are anticipated from the proposed
mitigation planting. Erosion and sedimentation control requirements and BMPs will be
reviewed by the Clearing and Grading Department as part of a clearing and grading permit
for removal of existing invasive vegetation as part of the planting.

B. Animals

Per the submitted critical areas report the presence of dense blackberry has created “poor”
potential for wildlife usage due to the lack of native plant understory (Pg. 8). The tree
coverage has usage by common avian species but no habitat features are found other than
the stream (Pg. 8).

C. Plants

No trees are being removed by the proposal. The house is located on previously cleared
land. The resulting planting will establish native trees and shrubs in the stream buffer and
remove a large area of blackberry adjacent to the stream.

D. Noise

The site is adjacent to single-family residences whose residents are most sensitive to
disturbance from noise during evening, late night and weekend hours when they are likely to
be at home. Construction noise will be limited by the City’s Noise Ordinance (Chapter 9.18
BCC) which regulates construction hours and noise levels. See Section X for a related
condition of approval.

Changes to Proposal Due to Staff Review

Staff requested additional information concerning the wetlands on-site and required lot
coverage and impervious surface be confirmed. Staff also requested that all improvements
on the site be shown on the plans. A paved guest parking area, patio, and paved area were
reduced in size within the structure setback from the stream. Mitigation planting was
provided for the small remaining areas of disturbance within the setback. The mitigation
plan submitted with the building permit will be reviewed to confirm that the planting achieves
the minimum plant density and spacing established by the planting templates in the critical
areas handbook. See Section X for a related condition of approval.

Decision Criteria

A. 20.25H.075. Buffer averaging

Buffer averaging may be allowed if all the following criteria are satisfied. Proposals to
average the stream critical area buffer under this subsection shall require a Critical
Areas Land Use Permit; provided, that a mitigation or restoration plan is not required
for buffer averaging.

1. Buffer averaging may be approved only if the applicant demonstrates that a
modification to non-critical area setbacks pursuant to LUC 20.25H.040 would
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not accommodate the proposed development in a manner consistent with its
intended use and function.

The non-critical areas setback reduction allowed under LUC 20.25H.040 is not being
utilized as the setback required from the access easement is greater than the
setback from the adjacent property lines. However, no structure is proposed in the
buffer area being averaged as it is being removed solely to allow access around the
house outside of the buffer.

2. Through buffer averaging, the ecological structure and function of the

resulting buffer is equivalent to or greater than the structure and function
before averaging.
The existing buffer function in the area proposed for averaging has limited function
as it lacks vegetation coverage and where coverage exists it is by Himalayan
blackberry as described on page 8 of the critical areas report. The functions in the
area of buffer enlargement are equivalent to or better than the functions found in the
buffer area being removed.

3. The total buffer area is not reduced.
The buffer averaging maintains the total buffer square footage. 265 square feet of
buffer is proposed to be averaged and is maintained.

4. The buffer area is contiguous.
The buffer averaging is contiguous to the buffer.

5. Averaging does not result in any impact to slope stability and does not
increase the likelihood of erosion or landslide hazard.
The buffer averaging does not impact slope stability as the grades in buffer are
gradual.

6. Averaging does not result in a significant adverse impact to habitat associated
with species of local importance.
The averaging is not impacting vegetation associated with habitat. Required
mitigation planting and removal of invasive plants is restoring the buffer along the
stream bank adjacent to the proposed home.

7. At no point is the critical area buffer width less than 75 percent of the required
buffer dimension.
At no point is the buffer less than 75 percent of the required buffer dimension.

B. 20.25H.255.A Critical Areas Report Decision Criteria
The Director may approve, or approve with modifications, the proposed
modification where the applicant demonstrates:

1. The modifications and performance standards included in the proposal lead to
levels of protection of critical area functions and values at least as protective
as application of the regulations and standards of this code;
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The performance standards related to streams and wetlands are being met by this
proposal as no critical area is to be modified and the buffer averaging is proposed. A
large portion of the site is already designated in a Native Growth Protection
Easement and is not be impacted except for the proposed mitigation planting.

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

Mitigation planting is proposed along the stream bank adjacent to the house and will
screen the proposed home from the stream. Attachment 1 contains the mitigation
plan and 5 year monitoring plant required. The monitoring will also be guaranteed by
surety. See Section X for a related condition of approval.

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;

Per the submitted critical areas report the proposal, with mitigation will enhance
functions and values of the stream buffer as found in pages 7-8 of the critical areas
report. No development is proposed within any critical area and only the setback
from the stream is being reduced.

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

The proposal is requested in order to construct a single-family home which is a
compatible use with the adjacent single-family uses.

C. 20.30P.140 Critical Area Land Use Permit Decision Criteria — Decision Criteria
The Director may approve, or approve with modifications an application for a Critical
Area Land Use Permit if:

1.

The proposal obtains all other permits required by the Land Use Code;
Finding: The applicant must submit a development permit application for a building
permit to construct the home. See Conditions of Approval in Section X of this

report.

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;

Finding: The proposal is consistent with required performance standards for streams
and wetlands as discussed in Section Il of this report. The zoning setbacks required
have been modified under LUC 20.25H.040 to place the house away from the
stream. The resulting mitigation will remove existing invasive plants and replant the
stream bank adjacent to the home.

The proposal incorporates the performance standards of Part 20.25H to the
maximum extent applicable, and;
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Finding: As discussed in Section Il of this report, the applicable performance
standards are being met.

4. The proposal will be served by adequate public facilities including street, fire
protection, and utilities; and;
Finding: The proposed activity will not affect public services or facilities.

5. The proposal includes a mitigation or restoration plan consistent with the
requirements of LUC Section 20.25H.210; and
Finding: A mitigation plan consistent with LUC 20.25H.210 has been submitted to
plant 2,116 square feet of area of the buffer and is Attachment 1 of this report. The
project is required to be monitored for five years. The monitoring, maintenance, and
reporting schedule will be as proposed in the mitigation plan. See Conditions of
Approval in Section X of this report.

6. The proposal complies with other applicable requirements of this code.
Finding: As discussed in this report, the proposal complies with all other applicable
requirements of the Land Use Code.

Conclusion and Decision

After conducting the various administrative reviews associated with this proposal, including
Land Use Code consistency, SEPA, City Code and Standard compliance reviews, the
Director of the Development Services Department does hereby approve with conditions
the modification of the 25-foot stream setback, buffer averaging, with at least 2,116 square
feet of mitigation planting in order to construct a new single-family residence.

Approval of this Critical Areas Land Use Permit does not constitute a permit for
construction. A building permit, clear and grade permit, and/or utility permit is
required and all plans are subject to review for compliance with applicable City of
Bellevue codes and standards.

Note- Expiration of Approval: In accordance with LUC 20.30P.150 a Critical Areas Land
Use Permit automatically expires and is void if the applicant fails to file for a Building Permit
or other necessary development permits within one year of the effective date of the
approval.

Conditions of Approval

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
Land Use Code- BCC Title 20 Reilly Pittman, 425-452-4350
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| Noise Control- BCC 9.18 Reilly Pittman, 425-452-2973 |

The following conditions are imposed under the Bellevue City Code or SEPA
authority referenced:

1.

Building Permit Required: Approval of this Critical Areas Land Use Permit does not
constitute an approval of a development permit. A Building Permit (type BS) is required.
Plans submitted as part of either permit application shall be consistent with the plans
reviewed as part of this approval.

Authority: Land Use Code 20.30P.140
Reviewer: Reilly Pittman, Development Services Department

Conformance to Zoning Requirements: Conformance with the zoning requirements
of the R-1.8 zone is required and will be determined at time of building permit
application.

Authority: Land Use Code 20.20.025; 20.20.010
Reviewer: Reilly Pittman, Development Services Department

Critical Area Fencing and Signage: The perimeter of the averaged stream buffer and
the Native Growth Protection Easement shall have fencing and signage placed as
shown on the mitigation plan which is Attachment 1 of this staff report.

Authority: Land Use Code 20.30P.140; Land Use Code 20.25H.220.F
Reviewer: Reilly Pittman, Development Services Department

Buffer Modification for Access: The proposed 265 square feet of buffer averaging is
to allow access only around the house. This averaging does not allow future home
additions, structures or accessory improvements to encroach into the 25-foot stream
buffer.

Authority: Land Use Code 20.30P.140
Reviewer: Reilly Pittman, Development Services Department

Mitigation and Monitoring Plan: The proposed planting and monitoring is acceptable
and meets requirements. The planting is required to at least achieve the minimum
spacing established in the planting templates of the critical areas handbook. The
maintenance and monitoring plan approved establishes a 5-year monitoring period with
goals, objectives, and performance standards. An annual monitoring report is to be
submitted by December 31 of each year with established photo points and transects.
There should be 5 reports total; one after the first growing season. Reports shall
comprise all of the elements stated on the monitoring plan found as Attachment 1.
Reports are to be mailed to:

Environmental Planning Manager
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Development Services Department
City of Bellevue

PO Box 90012

Bellevue, WA 98009-9012

Authority: Land Use Code 20.30P.140; Land Use Code 20.25H.220.F
Reviewer: Reilly Pittman, Development Services Department

6. Maintenance Surety: A maintenance surety in the amount of $5691.50 is required
which is 100 percent of the total cost for plants, maintenance and monitoring as found on
the submitted cost estimate. The maintenance surety will be held for the 5-year
monitoring period and released after Land Use staff inspection which finds that the
mitigation plan is successful per the established goals, objectives, and performance
measures. The maintenance surety is required prior to Land Use inspection of the
planting installation.

Authority: Land Use Code 20.25H.255; Land Use Code 20.40.490
Reviewer: Reilly Pittman, Development Services Department

7. Land Use Inspections: Following installation of planting the applicant shall contact
Land Use staff to inspect the planting area to begin the 5-year monitoring period. The
maintenance surety is required prior to Land Use staff inspection. At the end of 5 years
inspection by Land Use staff is required to release the maintenance surety. Staff will
need to find that the plants are in a healthy and growing condition and the mitigation plan
is successful per the established goals, objectives and performance standards in the
monitoring plan. To schedule an inspection please call Reilly Pittman at 425-453-4350.

Authority: Land Use Code 20.30P.140
Reviewer: Reilly Pittman, Development Services Department

8. Noise Control: Noise related to construction is exempt from the provisions of BCC 9.18
between the hours of 7 am to 6 pm Monday through Friday and 9 am to 6 pm on
Saturdays, except for Federal holidays and as further defined by the Bellevue City Code.
Noise emanating from construction is prohibited on Sundays or legal holidays unless
expanded hours of operation are specifically authorized in advance. Requests for
construction hour extension must be done in advance with submittal of a construction
noise expanded exempt hours permit.

Authority: Bellevue City Code 9.18
Reviewer: Reilly Pittman, Development Services Department
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Attachment 1:
Mitigation Plan
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1.0 Project Description
The applicant proposes to build a single-family residence on the subject
parcel. The development area is limited by the presence of an on-site
wetland and stream. When the subject property was plated an NGPE was
established to protect the on-site sensitive areas. The City of Bellevue has
updated its Land Use Code since the property was plated and the NGPE was
created. Buffers and Building Setback Lines (BSBL) were increased with
the updated Land Use Code. The current Ordinary High Water Mark
(OHWM) buffer extends beyond the established NGPE. In addition, the
BSBL extends an additional 25 feet from the OHWM buffer. The applicant
proposes to construct the proposed residence outside of the current 25-foot
OHWM buffer but inside of the 25-foot BSBL. The proposed BSBL impact
is 1,125 square feet. The BSBL impact area will be mitigated by removing
invasive plant material and installing native trees and shrubs in 1,125 square
feet of the OHWM buffer. Since the proposed structure will be located
immediately adjacent to the 25-foot buffer, the applicant proposes buffer
averaging to allow approximately 5 feet of access around the structure. The
proposed reduction is 265 square feet and the proposed increase is 265 square
feet. No net loss of buffer area is proposed. The new proposed buffer will
be fenced with a wild life passible two rail fence and sensitive area signs will
be posted to deter future intrusions into the sensitive areas.
1.2 Goals and Objectives
The goal of mitigation is to off set BSBL impacts by enhancing a portion of
existing OHWM buffer. Currently the OHWM buffer is dominated by
invasive vegetation. The applicant proposes to remove invasive plant
material at a ratio of 1:1 (impact to enhancement) and install native trees and
shrubs. Native plant material will provide wildlife habitat, increase plant
diversity, and as they develop will help shade out invasives. The objectives
necessary to meet the above stated goal area as follows:
e  Remove invasive vegetation from the buffer
e Install native vegetation within the buffer
e  Maintain and monitor the enhancement area for a period of five years or
until the site meets the specified performance standards
e Install two rail fence and sensitive area signs at the limit of the buffer to
deter future intrusions into the sensitive area
e  Record the sensitive area in a “Notice on Title”
If the enhancement area fails to meet performance standards provide a
contingency plan to rectify the situation.

2.0 Project Location
The property is located at 13612 SE 7th Street, in Bellevue, Washington.

3.0 Responsible Parties
Property Owners

Eric & Michelle Ng

14828 12th Drive SE

Mill Creek, Washington 98012
206-321-8983

Environmental Consultant
J. S. Jones and Associates, Inc.
Attn: Jeffery S. Jones, PWS
P.O. Box 1908

Issaquah, Washington 98027
253-905-5736

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

5.0 Contractor Information

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

6.0 Contractor's Qualifications

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

7.0 Site Conditions

The Contractor shall immediately notify the Landscape Designer and/or
Wetland Biologist of drainage or soil conditions likely to be detrimental to
the growth or survival of plants. Locations shall be as depicted in the
approved plan set. The Landscape Designer and/or Wetland Biologist may
adjust the locations of plantings shown on plans based on field conditions.
Planting operations shall not be conducted under the following conditions:
freezing weather, when the ground is frozen, excessively wet weather,
excessively windy weather, or in excessive heat. Changes should be
documented and as-built drawings submitted to City of Bellevue staff upon
request for formal construction approval.

8.0 Plants

8.1 Origin: Plant materials shall be Northwest native plants, nursery grown
in the Puget Sound region of Washington.

8.2 Plant Names: Plant names shall comply with those generally accepted
in the native plant nursery trade. Any questions regarding plant species or
variety shall be referred to the Landscape Designer or Wetland Biologist.
All plant materials shall be true to species and variety.

8.3 Plant Substitutions: Same species substitutions of larger size do not
require special permission. However, small plants often experience less
transplant shock and adapt more quickly to site conditions, resulting in a

NG PROPERTY - MITIGATION PLAN
SW 1/4 OF SEC. 34, TWP. 25 N, RGE. 05 E, W.M.

higher success rate. As such, smaller plants will be approved as substitutions
based on certain site-specific conditions (trees not less than 1 gallon size
however). All plant substitutions shall be approved by Landscape Designer,
Wetland Biologist and/or City of Bellevue staff.

8.4 Quality and Condition: Plants shall be normal in pattern of growth,
healthy, well-branched, vigorous, with well-developed root systems, and free
of pests and diseases. Damaged, diseased, pest-infested, scraped, bruised,
dried-out, burned, broken, or defective plants will be rejected.

8.5 Intermediate Inspections: All plants shall be inspected and approved
by the Landscape Designer and/or Wetland Biologist prior to installation.
Condition of roots of a random sample of plants will be inspected, as well as
all aboveground growth on all plants. Roots of any bare root plants, if
permitted for use, will be inspected. Plant material may be approved at the
source, at the discretion of the Landscape Designer and/or Wetland Biologist,
but all material must be re-inspected and approved on the site prior to
installation.

8.6 Handling: Plants shall be handled so as to avoid all damage, including
breaking, bruising, root damage, sunburn, drying, freezing or other injury.
Plants must be covered during transport. Plants shall not be bound with wire
or rope in a manner that could damage branches. Protect plant roots with
shade and wet soil in the time period between delivery and installation. Do
not lift container stock by trunks, stems, or tops. Do not remove from
containers until ready to plant. Water all plants as necessary to keep
moisture levels appropriate to the species horticultural requirements. Plants
shall not be allowed to dry out. All plants shall be watered thoroughly
immediately upon installation. Soak all containerized plants thoroughly
prior to installation. Bare root plants are subject to the following special
requirements, and shall not be used unless planted between November 1 and
March 1, and only with the permission of the Landscape Designer, Wetland
Biologist, and/or City of Bellevue staff. Bare root plants must have enough
fibrous root to insure plant survival. Roots must be covered at all times with
mud and/or wet straw, moss, or other suitable packing material until time of
installation. Plants whose roots have dried out from exposure will not be
accepted at installation inspection.

8.7 Damaged Plants: Damaged, dried out, or otherwise mishandled plants
will be rejected at installation inspection. All rejected plants shall be
immediately removed from the site.

8.8 Roots: All plants shall be balled and burlapped or containerized, unless
explicity authorized by the Landscape Designer and/or Wetland Biologist.
Root bound plants or B&B plants with damaged, cracked or loose rootballs
(major damage) will be rejected. Immediately before installation, plants with
minor root damage (some broken and/or twisted) must be root-pruned.
Matted or circling roots of containerized plantings must be pruned or
straightened and the sides of the root ball must be roughened from top to
bottom to a depth of approximately half and inch in two to four places. Bare
root plantings of woody material is allowed only with permission from the
Landscape Designer, Wetland Biologist, and/or City of Bellevue staff.

8.9 Sizes: Plant sizes shall be the size indicated in the plant schedule.
Larger stock may be acceptable provided that it has not been cut back to size
specified, and that the root ball is proportionate to the size of the plant.
Smaller stock may be acceptable, and under some circumstances preferable,
based on site-specific conditions. Measurements, caliper, branching and
balling and burlapping shall conform to the American Standard of Nursery
Stock by the American Association of Nurserymen (latest edition).

8.10 Form: Evergreen trees, if used, shall have single trunks and
symmetrical, well-developed form. Deciduous trees shall be single trunked
unless specified as multi-stem in the plant schedule. Shrubs shall have
multiple stems, and be well-branched.

8.11 Planting: Planting shall be done in accordance with illustrated details
in the mitigation plan set and accepted industry standards. Plant locations
shall also be inspected and approved prior to planting.

8.12 Timing of Planting: Unless otherwise approved by City of Bellevue
staff, all planting shall occur between September 1 and March 31.

8.13 Planting in Pits: Planting pits shall be circular or square with vertical
sides, and shall be 6" larger in diameter than the root ball of the plant. Break
up the sides of the pit in compacted soils. Set plants upright in pits, as
illustrated in planting detail. Burlap shall be removed from the planting pit.
Backfill shall be worked back into holes such that air pockets are removed
without adversely compacting soils.

8.14 Soil Amendments: Unless otherwise specified and approved by City
of Bellevue staff, native soil will be incorporated into the planting pits.

8.15 Mulch: The soil surface surrounding all planting pit areas shall receive
no less than 2"-4" of hog fuel or medium bark mulch after planting. Hog
fuel or mulch shall be kept well away (at least 2") from the trunks and stems
of woody plants.

8.16 Fertilizer: Slow release fertilizer may be used if pre-approved by City
of Bellevue staff. Fertilizers shall be applied only at the base of plantings
underneath the required covering of mulch (that does not make contact with
stems of the plants). No fertilizers will be placed in planting holes.

8.17 Water: Plants shall be watered upon completion of backfilling. For
spring plantings (if approved), a rim of earth shall be mounded around the
base of the tree or shrub no closer than the drip line, or no less than 30" in
diameter, except on steep slopes or in hollows. Plants shall be watered a
second time within 24-48 hours after installation. The earthen rim/dam
should be leveled prior to the second growing season.

8.18 Staking: Most shrubs and many trees do not require any staking. If
the plant can stand alone without staking in a moderate wind, do not use a
stake. If the plant needs support, then strapping or webbing should be used
as low as possible on the trunk to loosely brace the tree with one stake (see
Planting Detail). Do not brace the tree tightly or too high on the trunk. Ifthe
tree is unable to sway, it will further lose the ability to support itself. As
soon as supporting the plant becomes unnecessary, remove the stakes. All
stakes must be removed within two (2) years of installation.

8.19 Weeding: Existing and exotic vegetation in the mitigation and buffer
areas will be hand weeded from around all newly installed plants at the time
of installation and on routine basis through monitoring period. No chemical
control of vegetation on any portion of the site is allowed without the written
permission of City of Bellevue staff.
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8.20 Wildlife Control: As determined by the Landscape Designer and/or
Wetland Biologist, fencing or deer repellents may be needed to limit deer
intrusion while installed plants are becoming established.

10.0 Maintenance

Maintenance shall be required in accordance with City of Bellevue guidelines
and approved plans.

10.1 Duration and Extent: In order to achieve performance standards, the
Permittee shall have the mitigation area maintained for the duration of the
monitoring period, 5 years. All maintenance shall be directed by the
Landscape Designer and/or Wetland Biologist.

Maintenance will include:

watering (see 10.7 for details)

weeding around base of installed plants

pruning

replacement (see 10.5 for details)

restaking

removal of all classes of noxious weeds (see Washington State Noxious
Weeds List, WAC 16-7150-005) as well as Himalayan blackberry

any other measures needed to insure plant survival (see 10.6 for details)
general maintenance activities which include the replacement of any
vandalized or damaged signs, habitat features, fences or other structural
component of the mitigation site.

10.2 Survival: The Permittee shall be responsible for the health of 100% of
all newly installed plants for one growing season after installation has been
accepted by City of Bellevue staff (see Performance Standards). A growing
season for these purposes is defined as occurring from March 1 to October
31. For fall installation (often required), the growing season will begin the
following spring. The Permittee shall replace any plants that are failing,
weak, defective in a manner of growth, or dead during this growing season,
as directed by the Landscape Designer, Wetland Biologist, and/or City of
Bellevue staff.

10.3 Installation Timing for Replacement Plants: Replacement plants
shall be installed between September 1 and March 31, unless otherwise
determined by the Landscape Designer, Wetland Biologist, and/or City of
Bellevue staff.

10.4 Standards for Replacement Plants: Replacement plants shall meet
the same standards for size and type as those specified for original
installation unless otherwise directed by the Landscape Designer, Wetland
Biologist, and/or City of Bellevue staff. Replacement plants shall be
inspected as described above for the original installation.

10.5 Replanting: Plants that have settled in their planting pits too deep, too
shallow, loose, or crooked shall be replanted as directed by the Landscape
Designer, Wetland Biologist, and/or City of Bellevue staff.

10.6 Herbicides/Pesticides: Limited use of herbicides may be approved
depending on site specific conditions, only if approved by City of Bellevue
staff.

10.7 Irrigation/Watering: Water shall be provided during the dry season
(July 1-October 15) for the first two years after installation to ensure plant
survival and establishment. Water should be provided by a temporary above
ground irrigation system. Water should be applied at a rate of 1" of water
two times a week for Year 1 and 1" of water one time a week during Year 2.

11.0 Performance Standards - Plant Cover and Survival

e  Plant survival and cover standards are established to measure mitigation
success as follows:

Year 1 Year 3 Year S

Shrub and Sapling Tree Cover*  >10% >20% >40%
Shrub and Sapling Tree Survival 100% >85% >80%
*Includes beneficial native plants in that category that are naturally
recruiting volunteers

e Less than 10% invasive vegetation during any monitoring event.
The establishment of 2 species of native trees and 3 species of native
shrubs at the end the the monitoring period.

12.0 Monitoring
Monitoring shall be conducted annually for 5§  years in accordance with
the approved mitigation monitoring plan.
12.1 Vegetation Monitoring: Sample points or transects will be
established for vegetation monitoring. Linear transects are the preferred
method for vegetation monitoring for this site. No less than one (1) 100-foot
transect per 10,000 square feet of area will be established in the mitigation
area. Permanent transect location(s) must be identified on mitigation site
plans in the first monitoring report (they may be drawn on approved
mitigation plans by hand). Plots located at the end of each transect shall
detail herb, shrub, and tree aerial cover at radii of Im, Sm, and 10m
respectively, using the Braun-Blanquet releve method or other acceptable
field method. Monitoring of vegetation transects shall occur annually
between August 1 and September 30 (prior to leaf drop), unless otherwise
specified.
12.2 Photopoints: No less than four (4) permanent photo points will be
established within the mitigation area. Photographs will be taken from these
points to visually record the condition of the mitigation area. Photos shall be
taken annually between August 1 and September 30 (prior to leaf drop),
unless otherwise specified.
12.3 Reports: Monitoring reports shall be submitted by December 31 of
each year during the monitoring period. As applicable, monitoring reports
must include description/data for:
e  Site plan and location map
e  Historic description of project, including date of installation, current
year of monitoring, restatement of mitigation goals, and performance
standards
e  Plant survival, vigor, and aerial coverage from every plant community
(transect data), and explanation of monitoring methodology in the
context of assessing performance standards
Slope condition, site stability, any structures or special features
Buffer conditions, e.g. surrounding land use, use by humans, wild and
domestic creatures

e  Observed wildlife, including amphibians, avians and others

e  Assessment of nuisance/exotic biota and recommendations for
management

e  Soils, including texture, Munsell color, rooting and oxidized
rhizoshperes

e  Color photographs taken from permanent photo points as shown in the
first as-built plan or the first monitoring report.
e  Summary of maintenance and contingency measures proposed for next
season and completed for past season
12.4 Deficiencies: Any deficiency discovered during any monitoring or
inspection visit must be corrected within 60 days of approval by City of
Bellevue staff.
12.5 Contingency Plan: Should any monitoring report reveal the
mitigation has failed in whole or in part, and should that failure be beyond
the scope of routine maintenance, a Contingency Plan will be submitted. The
Contingency Plan may range in complexity from a list of plants substituted,
to cross-sections of proposed engineered structures. Once approved, it may
be installed, and will replace the approved mitigation plan. If the failure is
substantial, City of Bellevue staff may extend the monitoring period for that
mitigation.

13.0 Bond

Prior to beginning any work, the Permittee must provide a mitigation bond or
assignment of funds per City of Bellevue. A bond quantity worksheet has
been completed based on all elements of the mitigation plan. The total cost,
plus contingency fees has been determined to be $  11,256.38 , which will
be the amount of the mitigation bond the Permittee is required to provide.
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