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.  PROPOSAL DESCRIPTION

A. Project Description

This is a proposal for Preliminary Short Plat to subdivide three existing single family
parcels into five parcels in the R-1.8 Zone at 13819 SE 10" Street and install and
associated roadway and utility improvements. The site is encumbered with two areas
regulated as Geologic Hazard Steep Slope Critical Areas located at the southwest
extreme of the property. The project includes approval of a Critical Areas Land Use
Permit to reduce the top-of-slope buffer from 50 feet to 15 feet through geotechnical
analysis and slope vegetation/habitat enhancement (planting). Proposed residential
lots range in size between 17,989-28,563 square feet and an NGPA Tract is
proposed to encompass the steep slope area and associated regulatory buffer. Two
additional NGPE easement areas are also proposed to protect additional forested
habitat area. A project site plan is included as Attachment 1.

B. Permits Required

i Conservation Short Subdivision - The subdivision of land into 9 or less
lots is processed through a preliminary short plat in accordance with the City of
Bellevue Land Use Code (LUC) section 20.45B. When a lot proposed for short
subdivision is encumbered by critical areas as defined by LUC 20.45B.055, a
conservation short subdivision is required. The project site meets the
requirements of LUC 20.45B.055, is encumbered by geologic hazard steep slope
critical areas, and provides habitat that supports species of local importance. A
conservation short subdivision is required for this development proposal. The
conservation short subdivision process is discussed in detail in Section Il below.

ii. Critical Areas Land Use Permit - To accommodate the proposed
development and protect sensitive resources identified on the property as
required by LUC 20.25H and LUC 20.45B, the applicant has requested approval
of a Critical Areas Land Use Permit (CALUP) to reduce regulatory buffers applied
to the top of geologic hazard steep slope critical areas. The CALUP process is
discussed in detail in Section 1V below.

Il. SITE DESCRIPTION, ZONING, AND LAND USE CONTEXT
A. Site Description

i. General — The project site is located at 13819 SE 10™ Street in the NW
quadrant of Section 3, Township 24 North, Range 5 East within the Southeast
Bellevue Subarea of the City of Bellevue Comprehensive Plan. The site consists
of three existing parcels totaling 2.8 acres of land. One single family residence
built in 1949 and detached garage are located on parcel 2077700065, while the
other two parcels 2077700055 and 2077700060 are undeveloped.

The site’s existing vegetation is considered as “landscaped” and includes
maintained lawn associated with the existing residence and areas of native tree
vegetation on the balance of the site. The site has historically been cleared and
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trees that currently occupy the site are second growth with an understory
colonized by English ivy and blackberry. The topography on the site generally
slopes to the west with grades between 3 and 14 percent with some steep slope
areas located in the southwest corner of the site. The site is surrounded by
residential properties and a cemetery to the south. An aerial photograph of the
site is included as Figure 1 below.

Figure 1 — Site Aerial Photo
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ii. Site Access — Site access is currently provided through SE 10" Street, an
improved public road. To provide the access required for the development
proposal, the applicant is proposing three individual driveways that provide direct
access to SE 10" Street and one shared driveway that will serve two lots.

iii. Critical Areas — The project site is characterized by features and conditions
that meet the definition of Critical Areas, as provided by LUC 20.25H.025, and is
constrained by the protective buffers and structure setbacks identified in LUC
20.25H.035. Critical areas and buffers found on site are as follows:

1) Steep Slope Critical Areas (LUC 20.25H.120) — The project site includes
slopes that meet the definition of Steep Slope Critical Areas. Steep Slope Critical
Areas are protected by a top of slope 50 foot buffer and toe of slope structure
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setback.

2)

Habitat for Species of Local Importance (LUC 20.25H.150) — The site is

characterized by a native forest and contains features known to support species
of local importance.

A completed description of the site’s critical areas resources is included in the
project Critical Areas report available in the project file as Attachment 2. The
project proposal includes a request to modify critical areas and critical areas
buffers through the CALUP process. A description of the CALUP process is
included in Section IV below.

B. Zoning

The property is zoned R-1.8, single-family residential. This is a proposal to develop
the property with a new single family use and is allowed in the R-1.8 zoning as
identified in LUC 20.10.

C. Land Use Context

The Comprehensive Plan Land Use Designation is Single-Family Low Density
Residential. The proposed subdivision is consistent with single-family development
and is allowed in the single-family comprehensive plan land use designation. The
surrounding neighborhood context is low density single-family uses and a cemetery
to the south.

D. Critical Areas Functions and Values

Geologic Hazard Areas

a. Geologic Hazard Area Functions:

Geologic hazards pose a threat to the health and safety of citizens when
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.

Steep slopes may serve several other functions and possess other values
for the City and its residents. Some 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.

b. Existing Geologic Hazard Area Conditions:
The project site is generally characterized by slopes ranging from relatively
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flat 3-14% slopes to slopes steeper than 40% and that are categorized as
geologic hazard steep slope critical areas. The applicant is proposing to
modify steep slope critical areas as discussed below. Most of the project
site is forested with second growth forest and the site’s areas of steep
slope do also function as valuable habitat. Steep slope habitat values are
discussed in this section below.

C. Impacts To Geologic Hazard Areas:

In support of the preferred lot layout, and to promote the preservation of a
larger intact habitat unit, the applicant requested that the project
geotechnical engineer consider impacts to slope stability and site erosivity
if development were permitted to occur within areas classified by LUC
20.25H.120.A.2 as steep slope buffers. A geotechnical report was
provided and includes development recommendations, including grading
practices and site management BMPs. The report concludes that the
delineated areas of protected slopes do not currently exhibit characteristics
associated with instability and that the reduction of the top of slope buffer
from 50 feet to 15 feet will not cause for additional instability.

A 20 foot rear building setback measured from the edge of the 15 buffer
will ultimately provide for 35 foot structure setback from the steep slope
area. The area outside of the proposed 15 foot buffers is relatively flat and
will only be graded to provide a useable rear yard no structure will be
placed closer than 35 feet from the top of slope. A detailed discussion of
impacts and benefits to habitat resources is included below. A discussion
on the proposal’s consistency with performance standards is included in
Section IV below. The project geotechnical report, including project
recommendations, is included as Attachment 3.

Habitat Associated With Species of Local Importance

a. Habitat Functions:

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).
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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 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.

b. Existing Habitat Features:

To evaluate habitat conditions in the project area and vicinity, the applicant
consulted with biologists who performed two field visits to the site on
December 15, 2011 and May 29, 2012. During field visits consultant
biologists surveyed the area to identify dominant species, forest maturity,
concentrations of native and invasive plant populations, other habitat
features (e.g., shags, logs), and habitat potential to support protected
wildlife species and indications of use by these species. Information
provided by WDFW’s Priority Habitats and Species (PHS) Program
(WDFW 2011) was also reviewed. Using field observations and
background information collected, the City of Bellevue Urban Wildlife
Habitat Functional Assessment was completed.

Species Observed

During the course of site visits, the presence of 23 bird species and the
presence of one mammal were documented, though a greater number of
animal species are likely to inhabit or otherwise use the site during
different times of the year. Most of the species we observed were fairly
common year-round resident or neotropical migrant species, though we
observed a pileated woodpecker on the property, which is a State
candidate species (WDFW 2008). Some animals, such as salamanders
and small mammals, are likely to live on the site year-round, but are
sedentary and/or secretive and are unlikely to be detected without specific
studies.

Habitat Features

Snags provide important foraging habitat, as well as breeding and cover
sites for a variety of vertebrate wildlife species, as well as invertebrates.
Several snags were documented on the Maus Bellevue property, most of
which were small (less than 10 inches diameter at breast height [dbh])
Scouler’s willow (Salix scouleriana), though several were approximately 14
to 16 inches dbh. On several of these snags, large, oblong excavations
that are indicative of pileated woodpecker foraging were observed. The
habitat analysis concludes that it was difficult to ascertain if some of the
shags on the property were used by pileated woodpeckers, as they were
covered partially or entirely by English ivy.
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Large (>12 inches diameter at the large end) down logs provide cover, as
well as foraging, breeding, and cover sites for a variety of invertebrates,
small mammals, and amphibians. Woody debris of varying sizes was
present on the property, which probably provides habitat for these animals.
However, few large logs were documented on the site, and in general the
woody debris on the site is not of a general density as to be particularly
significant. However, it should be noted that some logs could easily be
missed on the site due to the dense English ivy and periwinkle that covers
the ground throughout much of the property.

Tree cavities, significant stumps, or hollow trees on the site were not
documented, and the forest on the property does not meet the WDFW
(2008) definition of mature forest. Evidence of nesting within the site or
vicinity by hawks, eagles, or great blue herons were not documented
during field investigation. Site conditions were generally not conducive for
large raptor nesting, as the majority of the trees onsite were not large
enough and/or did not have branching patterns conducive to supporting
large stick nests.

City of Bellevue Urban Wildlife Habitat Functional Assessment Score

The Bellevue Urban Wildlife Habitat Functional Assessment for the
property (Appendix A) provided a score of 45 points. The City of Bellevue
regulates wildlife through protection of habitat associated with “Species of
Local Importance.” Of the species listed as Species of Local Importance in
LUC 20.25H, one species was detected on the Maus site — the pileated
woodpecker. Pileated woodpeckers are relatively large birds with large
home ranges (typically 1 to 2 or more square miles) that are found
throughout low- to mid-elevation forested areas of Washington State
(Lewis and Azerrad 2004). Because of their large territory size and
willingness to fly over large areas of non-habitat to reach foraging areas,
pileated woodpecker foraging sign is commonly found on snags within the
Puget Sound region, in some cases regardless of the size of a given
forested area or perceived degree of isolation and habitat quality. Pileated
woodpeckers appear to use the Maus Bellevue property for foraging, and
shags large enough to potentially be used for roosting or nesting are
generally absent. Due to the size of the site and the typically large territory
size occupied by this species, the Maus Bellevue site is likely to represent
a small portion of the overall territory of the birds that use the property.

C. Impacts to Habitat Features:

On the Maus Bellevue site, the majority of the property would be cleared
under the proposed development, which would result in the loss of a small
amount of pileated woodpecker foraging habitat and reduce the overall
size of the forest patch that this species occupies locally. However, two
forested areas would be preserved on the site — one in the southeastern
portion of Tax Parcel No. 2077700065 (southeastern part of the site) and
one in the southern portions of Tax Parcel Nos. 2077700055 and




Maus Conservation Short Plat
12-110357-LN / 12-113805-LO
Page 9 of 32

2077700060 (southwestern part of the site), thus minimizing to some
degree the overall impact of the proposed development on pileated
woodpeckers.

Under the proposed development plan, the forested area in the
southwestern portion of the site would still be contiguous with the Kelsey
Creek Basin forest. The preserved forest in the southeastern part of the
site, though it would have limited habitat connectivity to the Kelsey Creek
Basin forest, would still easily be accessed by pileated woodpeckers. In
addition to the preservation of these areas, the applicant has submitted a
habitat enhancement plan which lists several actions to be taken that are
intended to enhance habitat for pileated woodpecker. Proposed mititgation
measures are listed in the project habitat report included as Attachment 4.
The proposed habitat mitigation measures must be implemented with
construction of the proposed short plat. See Section X of this staff report
for associated conditions of approval.

CONSISTENCY WITH PRELIMINARY CONSERVATION SHORT SUBDIVISION
REQUIREMENTS

A. Zoning District Dimensional Requirements

The site is located in the R-1.8 zoning district. The proposed short plat is in
conformance with the general dimensional requirements of the zone as outlined
below.

B. Density Calculation

LUC 20.25H.045.B requires that proposals to subdivide property within the Critical
Areas Overlay District calculate allowed density (dwelling units per acre) after
deducting the total critical area and critical area buffer. The maximum density
allowed for a site in the Critical Areas Overlay District is equal to the number of
dwelling units per acre as specified in LUC 20.20.010, times the buildable area in
acres, plus the dwelling units per acre times the total area of critical area and critical
area buffer in acres times the development factor derived from LUC 20.25H.045.D.
To calculate density, the following calculation is required:

[(DU/acre)(Buildable area in acres) + (DU/acre)(Total critical area and critical
area buffer in acres)(Development factor)] = Maximum dwelling unit potential

This is a proposal to divide three existing parcels equaling 2.8 acres in the R-1.8
zone (1.8 DU/Acre) into 5 lots. The site contains a total of .22 acres of critical area
and critical area buffer and contains a total of 2.58 acres of buildable area. Critical
areas were calculated through site survey that delineated steep slope critical areas
and associated buffers. The applicant provided detailed information from the
surveyor on the identification of the site’s critical areas, which is available in the
project file. The following is the density calculation for this property:

[(1.8)(2.58)+(1.8)(.22)(.921)]=5
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The maximum number of dwelling units for this site is 5. The proposal to divide this
property into 5 lots is in compliance with the requirements of the Critical Areas
Overlay District.

C. Consistency with Land Use Code Requirements

SIC INFORMATION

Zoning District R-1.8

Gross Site Area 2.8 Acres

Critical Area .22 Acres

and Buffer

ITEM REQ’D/ALLOW PROPOSED MEETS
ED REQ’D

Dwelling 1.8 1.78 Yes

Units/Acre

(LuC

20.25H.045)

Minimum Lot 13,000 square Minimum: 17,989

Area feet square feet

(LUC Maximum: 28,358 Yes

20.45B.055.3) square feet

Minimum Lot 90 feet All lots over 90 feet

Width Yes

(LUC 20.20.010)

Minimum Lot 150 feet All lots over 150 feet

Depth Yes

(LUC 20.20.010)

Building

Setbacks 20 feet 20 feet

Front Yard 20 feet 20 feet

Rear Yard 5 feet 5 feet Yes

Min. Side Yard 10 feet 10 feet

2 Side Yard 10 feet 10 feet

Access

Easements

Tree Retention 30% Greater than 30% Yes

Structural Lot Per calculation Per calculation

Coverage [LUC Yes

20.45B.055.b.3(5

)

Impervious 50% < 50%

Surface

(Measured for Yes

whole lot—-LUC

20.45B.055)

Building Height 35 feet (LUC Up to 35 Feet Yes

20.20.010)
Front Yard 50% (LUC Minimum 50% of
Greenscape 20.20.010) required 25 foot front Yes
yard setback
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D. Consistency with Conservation Short Plat Requirements

The project site meets the requirements of LUC 20.45B.055, is encumbered by steep
slope critical areas and provides habitat that supports species of local importance. A
conservation short subdivision is required for this development proposal. Under this
section, all critical areas and buffers must be placed in a tract, unless modified
through a CALUP. To meet the Conservation Short Plat requirements the applicant is
proposing modification of the steep slope critical area top of slope buffer through the
CALUP process in conjunction with the dedication of 9,610 square feet of area as
Native Growth Protection Area (NGPA) tract and additional area as native growth
easement. To compensate for the dedication of this tract area, the applicant is
eligible and required to follow modified site dimensional requirements as outlined in
LUC 20.45B.055. Modified standards include a smaller lot size, reduced setbacks,
and a lot coverage calculation. The applicant has provided documentation that the
proposed lot meets these modified standards where allowed or required. A site plan
demonstrating compliance with the Conservation Short Plat dimensional
requirements in included as Attachment 1.

IV.  CONSISTENCY WITH CRITICAL AREAS LAND USE PERMIT REQUIREMENTS

This proposal for conservation short subdivision includes a request for approval of a critical
areas land use permit granting the reduction of steep slope critical area buffer area. A 20
foot rear building setback measured from the edge of the 15 buffer will ultimately provide
for 35 foot structure setback from the steep slope area. The area outside of the proposed
15 foot buffers is relatively flat and will only be graded to provide a useable rear yard no
structure will be placed closer than 35 feet from the top of slope.

A. Steep Slope Modification — Consistency With Performance Standards —

LUC 20.25H.125, LUC 20.25H.140, and LUC 20.25H.145
Steep slope critical areas, buffers, and structure setbacks may be reduced or
modified through a critical areas report as allowed by LUC 20.25H.125. The
applicant has provide a geotechnical report prepared by a qualified professional that
analyzes site conditions, addresses site stability, and provides construction
recommendations intended to mitigate hazard. The project proposal has been
evaluated for consistency with the performance standards intended to guide
development on sites encumbered with steep slopes. The following design elements
were considered in the determination that the project proposal is consistent with the
required performance standards:

e The project design minimizes topographic modification.
Retaining walls will not be allowed and significant grading is not required to
facilitate the development.

e Short Plat conditions will restrict artificial grading and site development shall
be in context with the surrounding topography.

e Native soils must be preserved and where necessary soil amendments will be
required to preserve infiltration rates and reduce erosion.

e The southwest portion of the site is proposed as NGPA and NGPE.
Approval conditions will require active geotechnical monitoring during the plat
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infrastructure phase.
The project geotechnical report is available as Attachment 3 to this staff report.

B. Habitat Modification — Consistency With Performance Standards — LUC
20.25H.160

Sites known to provide habitat supporting a species of local importance must be
developed in compliance with a management plan intended to preserve existing
habitat. The applicant has obtained the services of a qualified habitat biologist and
has provided an acceptable habitat management plan that preserves existing habitat
features and retains connectivity with the adjacent habitat features. The project
habitat management plan is available as Attachment 4 to this staff report.

PUBLIC NOTICE AND COMMENT

Application Date: March 27, 2012
Public Notice (500 feet): May 17, 2012
Minimum Comment Period: May 31, 2012

The Notice of Application for this project was published in the City of Bellevue weekly
permit bulletin on May 17, 2012. It was mailed to agencies, tribes, and property
owners within 500 feet of the project site and a Notice of Application sign was placed
at the project site. Public comment letters were received from two adjacent property
owners and were primarily focused on the site’s existing forested condition, tree
retention requirements, surface water impacts, and the protection of geologic hazard
steep slope critical areas. In response to these comments additional information was
requested from the applicant related to stormwater, tree retention, habitat
preservation, and slope stability.

Public comment letters received during review of the project are included as
Attachment 5.

SUMMARY OF TECHNICAL REVIEWS

A. Utilities Review

Utility review has been on a conceptual basis only and the site can be served with
water, sewer and storm facilities. Water and sewer service will connect to the public
water and sewer system within the Right of Way. The drainage plan approval for the
site will require the development to comply with Minimum Requirements 1-9 of the
Storm and Surface Water Codes and Standards. Drainage BMPs proposed for the
site a detention tank and bioswale for the lot 1 and 2 and their shared driveway. Lots
1 and 2 shall also have a protected NGPA tract of .43ares total that crosses over the
back south half of each lot and is not to be included in the total impervious coverage
for the short plat. Lots 3, 4 and 5 have proposed to dispose of storm water onsite
through the use of infiltration BMPs. Impervious area for each of these lots will be
limited to less than what is allow under land use code. The onsite infiltration facilities
proposed for lots 3, 4 and 5 shall be designed at the time of building permit submittal.
Infiltration testing of the onsite soils for each lot shall be done under each building
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permit to confirm infiltration rates reported at the time of preliminary short plat. See
Section X of this report for Utilities Department related Conditions of Approval.

B. Fire Department Review

The City of Bellevue Fire Department has reviewed the proposal for compliance with
the Fire development codes and standards. As proposed, the Fire Department has
no concerns with the project. Any future proposed single family development must
comply with the City’s Fire Code requirements. See Section X of this report for Fire
Department related Conditions of Approval.

C. Transportation Review:

The Transportation Department has reviewed the plans submitted for the preliminary
short plat and recommends approval. The final engineering plans must show all
transportation-related improvements and must be consistent with the Transportation
Development Code (BCC 14.60) and the Transportation Department Design Manual
prior to approval of the plat infrastructure permit. Prior to final short plat approval,
the developer must provide all transportation improvements at the developer’s
expense (BCC 14.60.110) or provide an acceptable financial assurance device
equivalent to 150% of the cost of unfinished improvements.

Under BCC 22.16, payment of the transportation impact fee for each new home prior
to building permit issuance will adequately mitigate off-site transportation impacts.
The fee amount is subject to periodic revision by the City Council. Builders will pay
the fee in effect at the time of building permit issuance.

Site Access

Access to Lots 1 and 2 will be provided by a joint use driveway connection directly to
SE 10" Street. Access to lots 3, 4 and 5 will be provided by single family driveways
connecting directly to SE 10" Street. The Transportation Department reserves the
right amend the approved access configuration for the Maus Short Plat at its
discretion. No other transportation-related connection to SE 10" Street is
authorized.  Any existing driveway to the project site must be abandoned
appropriately. Street frontage improvements matching adjacent improvements must
be provided at the location of the removed driveway. Additional street frontage
improvements may include road shoulder enhancements (landscaping, pavement
widening, etc.) and one street light near the joint use driveway.

All driveways will be designed to accommodate emergency vehicle access.
Therefore minimum paved width for the joint use driveway is 16 feet and 10 feet for
the driveways serving lots 3, 4, and 5. All driveway design parameters are subject to
Fire Department review and approval. All driveways will connect to SE 10™ Street
via Transportation Design Manual drawing DEV-7B (Driveway Approach Where No
Curb-Gutter Exists). The applicant has requested “circular’ driveways for lots 3, 4
and 5 (see access configuration next page).
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Circular Driveway Proposal

The Transportation Department has given preliminary approval of the circular
driveways as shown above but reserves the right to require the City’s standard single
driveway approach design per the Transportation Design Manual drawing DEV-7B.

Pavement depth for the joint use driveway will be per Transportation Design Manual
drawing DEV-8. Pavement depths for the driveways serving lots 3, 4 and 5 will be 3
inches of asphalt over 3 inches of CSTC over appropriate subgrade.

Street Frontage Improvements

Per city code section 14.60.110.E.1 the Maus Short Plat will not be required to install
major street frontage improvements along SE 10" Street (concrete sidewalk, curb
and gutter, etc.). Minor street improvements for this project will include driveway
approach installation per DEV-7B, roadside improvements (landscaping, restoration
of abandon driveways, etc.) and possibly a street light.

Prior to final short plat approval, the developer must provide all required
transportation related improvements at the developer’s expense (BCC 14.60.110) or
provide an acceptable financial assurance device equivalent to 150% of the cost of
unfinished frontage improvements. The final engineering plans showing those
frontage improvements must be consistent with the Transportation Development
Code (BCC 14.60) and the Transportation Department Design Manual prior to
approval of the plat infrastructure (GE) permit.

Existing utilities in the city right-of-way fronting the site shall be relocated, and all
new utility distribution and collection systems, including power, telephone, and TV
cable, shall be installed underground.

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
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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 was last 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. SE 10" Street is classified by the
City as a “No Cut” Street. Minimum pavement restoration for this classification is a
grind and overlay extending 50 feet from each side of the street cut for the entire
width of the street. Restoration limits may be amended at the discretion of the
Transportation Department.

Sight Distance
The access design shall meet the sight distance requirements of BCC 14.60.240.
Vegetation shall be trimmed as needed within the sight triangle.

Transportation Impacts and Mitigation

City staff has analyzed the potential 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. Traffic impacts from the
Maus Short Plat will be negligible due to its low trip generation and the fact that SE
10™ Street is low volume, dead end residential street. See Section X of this report for
Transportation Department related Conditions of Approval.

CHANGES TO PROPOSAL DUE TO CITY REVIEW

Following staff review of project plans, revisions were requested of the applicant with
the intention of achieving consistency with City codes. Revisions requested were as
follows (see revisions letters in project file for complete list):

e Complete proper habitat study and where habitat is present provide
appropriate management strategy.

e Set aside a sufficient area as NGPA and NGPE to preserve habitat features
on site.

e Supplement the geotechnical findings to better support the proposed slope
modifications.

DECISION CRITERIA

A. Preliminary Conservation Short Subdivision 20.45B.130.B (File 12-
110357-LN)

The Director may approve or approve with modifications an application for a
Preliminary Short Plat if:

1. The Preliminary Short 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.

Finding: City codes ensure public health, safety and general welfare through
development code requirements. As discussed in this staff report, the proposed
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short plat is consistent with City Codes and Standards. The site is proposed to
be accessed from SE 10" Street. Existing public roads as well as public water
and sewer facilities have been deemed adequate to serve the proposed
development with the required improvements. See Section X of this report for
related Conditions of Approval.

2. The public interest is served by the short subdivision.

Finding: The public interest is served by providing additional housing
opportunities in accordance with the Comprehensive Plan while ensuring
compliance with City codes and standards.

3. The preliminary short plat appropriately considers the physical
characteristics of the proposed short subdivision site.

Finding: The preliminary short plat considers the physical characteristics of the
site through site design minimizing impact to the site’s valuable habitat resources
and establishing a Native Growth Protection Area tract to protect sensitive
features within the site.

4. The proposal complies with all applicable provisions of the Land Use
Code (BCC Title 20), the Utility Code (BCC Title 24), and the City of Bellevue
Development Standards.

Finding: As discussed in this staff report, the proposal complies with the Land
Use Code requirements for R-1.8 zoning, the Land Use Code Critical Areas
Overlay District, the Conservation Short Subdivision standards, the Utility Code,
the Transportation Code, and other applicable City of Bellevue Development
Standards.

5. The proposal is in accord with the Comprehensive Plan (BCC Title 21).

Finding: The site is located within the Southeast Bellevue Subarea of the
Comprehensive Plan. The Comprehensive Plan specifies single-family R-1.8
development for this property. The proposal complies with applicable
Comprehensive Plan policies city-wide and for this Subarea:

The single family homes are, by use type, compatible with surrounding
neighborhoods. The proposal provides new housing as encouraged by the
Comprehensive Plan (Policy LU-23). The proposed short plat provides housing
for Bellevue’s share of the regionally adopted demand forecasts for residential
uses for the next 20 years (LU-3)

The proposal meets utility standards (UT-1), provides development through infill
for under-utilized sites with adequate urban services (HO-12), and meets the
Neighborhood Quality goal (Housing Element) by providing compatible housing
(single family in single family district) and the protection of environmentally
sensitive features (establishment of NGPA). By providing the preservation of
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healthy significant existing trees on-site, the proposal will help maintain the
landscape characteristics.

6. Each lot in the proposal can reasonably be developed in conformance
with current Land Use Code requirements without requiring a variance.

Finding: Each lot can reasonably be developed to current R-1.8 zoning
standards and dimensional standards for the R-1.8 land use district without
requiring a variance. The proposed lots meet the minimum standards for lot
width, lot depth, and lot area in the R-1.8 land use district (LUC 20.45B.055.B.3).
This application includes a request to modify steep slope buffers to allow partial
grading in the rear of proposed lots 1 and 2. There are no environmental factors
which further inhibit the development of this property that would warrant a
variance at a future date and all lots must be developed within the constraints
under which they are created. See related conditions of approval in Section X.

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

Finding: The Utilities and Transportation Departments have reviewed the
preliminary short plat and determined that all necessary utilities, drainage,
driveway access, and other required improvements are existing, planned or
conditioned as part of this approval to accommodate the use of these lots. See
conditions of approval in Section X.

B. Critical Areas Report Decision Criteria- General Criteria LUC
20.25H.255 (File 12-113805-L0O)

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;

Finding: As discussed in this staff report, the applicant has provided a complete
critical areas report prepared by a qualified professional that demonstrates that
the proposal leads to levels of protection of critical area functions and values that
area at least as protective as the regulations and standards of this code.

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

Finding: As a condition of approval, the applicant is required to maintain the
restored habitat NGPA area through five years of maintenance and monitoring
and will be required to submit a security device (assignment of savings or bond)
to ensure the plantings will be installed and maintained over the required five
year period. See related conditions of approval in Section X.




Maus Conservation Short Plat
12-110357-LN / 12-113805-LO
Page 18 of 32

3. 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

Finding: As discussed in this staff report, the proposal complies with all of the
applicable performance standards for steep slope critical areas and includes the
dedication of a Native Growth Protection Area tract to maintain habitat
connectivity across the adjacent habitat corridor, preserve sensitive features, and
offset long term impacts.

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

Finding: The proposed development is a low density single family subdivision
on a parcel that is planned for low density residential use. The site is also
surrounded by areas planned for low density single family uses. The proposed
development is compatible with other uses and development in the same land
use district.

C. Critical Areas Land Use Permit Decision Criteria 20.30P (File 12-
113805-L0O)

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;

Finding: The proposed conservation short subdivision is required to obtain a
plat infrastructure permit prior to the commencement of clearing activity. Other
permits including Transportation, Utilities, and Building Permits are required for
different phases of development. See related conditions of approval in Section X.

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;

Finding: The project proposal has been evaluated for consistency with the
performance standards intended to guide development on sites encumbered with
steep slopes. Specific design elements related to steep slopes were considered
during project review and are intended to minimize impact to the site’s sensitive
resources. A complete discussion of the project design as it relates to
conservation of sensitive site features is included in Section Il above. See related
conditions of approval in Section X.

3. The proposal incorporates the performance standards of Part
20.25H to the maximum extent applicable, and ;
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Finding: Section IV above discusses how the proposal incorporates the
applicable performance standards. Future development of the short plat and
single family homes will be required to maintain a minimum of 35 feet from the
top of slope through the proposed 15 foot buffer and 20 foot structure setback.

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

Finding: The Utilities, Transportation, and Fire Departments have reviewed the
proposal to ensure adequate public facilities and emergency resources are
available to serve the project. The area is adequately serviced by public facilities.
The proposal will not change the need for public facilities.

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

Finding: A conceptual mitigation and restoration plan consistent with the
requirements of LUC 20.25H.210 has been prepared and submitted along with
the project’s critical areas report. The conceptual mitigation plan primarily relies
upon the dedication of a Native Growth Protection Tract and a proposed habitat
enhancement plan. See related conditions of approval in Section X.

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

Finding: As discussed in Section lll & IV of this report, the proposal complies
with all other applicable requirements of the Land Use Code including, but not
limited to, performance standards for development in geologic hazard areas,
critical area report requirements, and Critical Areas Land Use Permit decision
criteria.

CONCLUSION AND DECISION

After conducting the various administrative reviews associated with this proposal,
including applicable Land Use consistency, City Code, and standard compliance
reviews, the Development Services Director does hereby approve with conditions
this proposal for Preliminary Conservation Short Subdivision to divide three existing
residential lots totaling 2.8 acres into 5 residential lots of approximately 23,000
square feet, creation of one NGPA tract, and dedication of two NGPE easements
and does herby approve with conditions the proposal for Critical Areas Land Use
Permit to reduce the top of slope buffer on from 50 feet to 15 feet for the two steep
slope areas located in the southwest corner of the site.

Note on expiration of Preliminary Short Plat Approval (12-110357-LN): A
preliminary short subdivision approval automatically expires and is void if the
applicant fails to file for approval of the final short plat within one year of the effective
date of approval.
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Note on expiration of Critical Areas Land Use Permit Approval (12-113805-LO):
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 permit 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:

Contact Person Phone

Janney Gwo 425-452-6190
Building Division 425-452-6864
Kevin Carolan 425-452-7832

Applicable Codes and Ordinances
Clearing and Grading Code — BCC 23.76
Construction Codes — BCC Title 23

Fire Code — BCC 23.11

Land Use Code — BCC Title 20 David Pyle 425-452-2973
Noise Control — BCC 9.18 David Pyle 425-452-2973
Trans. Development. Code — BCC 14.60 Ray Godinez 425-452-7915
Traffic Standards Code — BCC 14.10 Ray Godinez 425-452-7915
Right-of-Way Use Code — BCC 14.30 Tim Stever 425-452-4294
Utility Code — BCC Title 24 Mark Dewey 425-452-6179

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

A. GENERAL CONDITIONS

1. VARIANCE RESTRICTION

Approval by the City of this short plat is a determination that each lot in the short
plat can be reasonably developed in conformance with the Land Use Code
requirements in effect at the time of preliminary short plat approval without
requiring a variance.

AUTHORITY: Land Use Code 20.45B.130.A.6
REVIEWER: David Pyle, Development Services Department

2. NOISE - CONSTRUCTION HOURS

Construction will be subject to normal operation hours of 7 a.m. to 6 p.m.,
Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturdays, except for
Federal holidays and as further defined by the Bellevue City Code. Proximity to
existing residential uses will be given special consideration. Upon written
request to DSD, work hours may be extended to 10:00 p.m. if the criteria for
extension of work hours as stated in BCC 9.18 can be met and the appropriate
mitigation employed.

AUTHORITY:
REVIEWER:

Bellevue City Code 9.18
David Pyle, Development Services Department

3. UTILITIES DEPARTMENT APPROVAL - PRELIMINARY DESIGN,
UTILITY CODES, AND ENGINEERING STANDARDS
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Utility review has been completed on the preliminary information submitted at the
time of this application and it appears from the information submitted that the
short plat is feasible. The review of this application has no implied approvals for
water, sewer and storm drainage components of the project and final plan
approval will occur under a Utility Extension Agreement Permit. Final civil
engineering may require changes to the site layout to accommodate the utilities if
field conditions are different from what was shown under the preliminary short
plat.

Private sewer easements will be required between lots 4 and 5 1, 2 and 3. Joint
use language shall be included in the easement language recorded on the face
of the final short plat.

A private drainage easement shall be shown on the face of the final short plat for
the drainage tank and bioswale and shall include joint use maintenance and
repair language between lots 1-5.

The preliminary short plat drainage design is based on a specific amount of
impervious surface that differs from what is allowed under land use code. Current
Land Use code allows 55% to impervious lot coverage. The applicant has
proposed to limit the amount of impervious surface per lot recorded under the
final short plat instead of modeling the drainage system of 55% lot coverage. The
following note will be required on the face of the final short plat:

Maximum Impervious Coverage Note

The proposed storm drainage design assumes impervious lot coverage
which are less than the maximum allowed per the land use code. The
combined maximum impervious coverage for lots 1 and 2 is .37 acre. The
combined maximum impervious coverage for lots 3 through 5 is .41 acres.
The impervious surface square footage per lot listed below cannot be
exceeded without additional storm water modeling being performed by a
licensed civil engineer. The design must comply with City of Bellevue
Surface Water Engineering Standards.

Lot 1: 5,500 square feet
Lot 2: 10,477 square feet (this lot includes shared driveway)
Lot 3: 5,865 square feet
Lot 4: 5,865 square feet
Lot 5: 5,970 square feet

AUTHORITY: Bellevue City Code Title 24.02, 24.04, 24.06
REVIEWER: Mark Dewey, Utilities Department

4, IMPERVIOUS SURFACE COVERAGE REQUIREMENTS

Impervious surface coverage shall be divided across the development area and
shall be governed by the limits established by LUC 20.45B.050. Allowed
maximum impervious surface coverage for each lot shall be clearly labeled on
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the final short plat mylar.

AUTHORITY: Land Use Code Section 20.45B.055
REVIEWER: David Pyle, Development Services Department

5. LOT COVERAGE REQUIREMENTS

Lot coverage shall be governed by the lot coverage calculation included under
LUC 20.45B.050. Allowed maximum structural lot coverage for each lot shall be
clearly labeled on the final short plat mylar.

AUTHORITY: Land Use Code Sections 20.20.010 and 20.45B.055
REVIEWER: David Pyle, Development Services Department

6. DESIGN CHANGES

Any changes to the development plans shall be submitted as a revision to the
applicable permit or approval and shall be reviewed by the City for consistency
with the original approval.

AUTHORITY: 20.45B.240
REVIEWER: David Pyle, Development Services Department

7. HABITAT PROTECTION - NGPA TRACT REQUIRED - NGPE
REQUIRED

The areas identified in the project critical areas reports and draft site plans as
NGPA and NGPE shall be dedicated as a Native Growth Protection Area and
Native Growth Protection Easement. The area dedicated as Native Growth
Protection Area shall be marked as “NGPA” and placed in a separate tract to be
held in common ownership by all of the lots in the subdivision. The area
dedicated as Native Growth Protection Easement shall be marked as “NGPE”
and placed in a protective easement recorded with the short plat mylar.

AUTHORITY: Land Use Code Section 20.45B.055
REVIEWER: David Pyle, Development Services Department

8. SURVEY REQUIRED - NGPA/NGPE BOUNDARY MARKING

Prior to commencement of any clearing activity the applicant shall perform a field
survey of property boundaries completed by a Washington State Licensed
Surveyor. The boundary of the NGPA and NGPE shall be identified and field
flagged. Field flags shall be maintained for the duration of the plat development.

AUTHORITY: LUC 20.25H.030
REVIEWER: David Pyle, Development Services Department

9. NGPA/NGPE PROTECTION
To mitigate adverse impacts to the NGPA and NGPE during all phases of
construction, the applicant must comply with the following:

a. Clearing limits shall be established identifying the edge of the NGPA or
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NGPE, (whichever is greater). A six-foot chain link fence with driven posts,
or an approved alternative, shall be installed at the clearing limits (outside of
the drip lines of retained trees within the NGPA/NGPE) prior to initiation of
any clearing and grading at any phase of construction.

b. No excavation or clearing shall be performed within drip lines trees located
within the NGPA/NGPE, 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.

c. Protection must also be provided for any trees on adjacent properties.
Protection shall be provided around the portion of the drip lines that
overhang the proposal property.

AUTHORITY: Bellevue City Code 23.76.060
REVIEWER: David Pyle, Development Services Department

10. SURFACE WATER QUALITY

Adjacent and downstream properties, storm drain inlets and the downstream
natural and built drainage system shall be protected from sediment deposition
using BMPs described in the clearing and grading development standards. If
protection is inadequate and deposition occurs on adjoining property or public
right-of-way or the drainage system, the permittee shall immediately remove the
deposited sediment and restore the affected area to the original conditions.

Authority: Bellevue City Code 23.76.090
Reviewer: David Pyle, Development Services Department

B. PRIOR TO ISSUANCE OF ANY PLAT ENGINEERING/CLEAR AND GRADE
PERMIT

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:

Designated truck hauling routes.

Truck loading and unloading activities.

Hours of construction and hauling.

Continuity of pedestrian facilities.

e. Temporary traffic control and pedestrian detour routing for construction
activities.

Street sweeping and maintenance during excavation and construction.

g. Location of construction fences.

coop

—
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h. Parking for construction workers.
i.  Construction vehicles, equipment, and materials in the right of way.
j-  All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for providing
pedestrian access during construction of this project. Access shall be provided at
all times during the construction process, except when specific construction
activities such as shoring, foundation work, and construction of frontage
improvements prevents access. General materials storage and contractor
convenience are not reasons for preventing access.

AUTHORITY: Bellevue City Code 14.30
REVIEWER: Tim Stever Transportation Department (425) 452-4294

2. OFF-STREET PARKING

The applicant must secure sufficient off-street parking for construction workers,
equipment, and materials storage before the issuance of a clearing and grading,
building, foundation, or demolition permit.

AUTHORITY: Bellevue City Code 14.30
REVIEWER: Tim Stever Transportation Department (425) 452-4294

3. ENGINEERING PLANS

A 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, the Transportation Development Code, and the
provisions of the Transportation Department Design Manual. The engineering
plans must correctly show all transportation-related engineering details, including
but not limited to, the design of the private road or shared driveway, the
connections to SE 10™ Street, pavement restoration in SE 10" Street, mailbox
location, and sight distance.  Appropriate standard drawings from the
Transportation Department Design Manual must be included in the engineering
plans.

Specific requirements are detailed below:

a) Site Specific ltems:

i) Driveway approaches per DEV-7B for lots 3, 4, and 5 connecting to SE

10™ Street.

i) Driveway approach per DEV-7B connecting a joint use driveway for lots 1
and 2 to SE 10" Street.

i) Roadside improvements along SE 10™ Street (landscaping, gravel,
asphalt, etc.)

iv) Street light (this requirement may be waived by the Transportation
Department).
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v) Replacement of existing driveway to the site with landscaping.

vi) Street / Address signing for the short plat (this requirement may be
waived by the Transportation Department).

vii) Pavement restoration on SE 10" Street (grind and overlay extending 50
feet from each side of the street cut for the full width of the street).

b) Miscellaneous:

e 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.

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

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

AUTHORITY: Bellevue City Code 14.60; Transportation Department Design
Manual; and Transportation Department Design Manual Standard Drawings
DEV-7B, DEV-8.

REVIEWER: Ray Godinez Transportation Department (425) 452-7915

4. SIGHT DISTANCE

If necessary to meet the sight distance requirements of BCC 14.60.240 and
standard drawing TE-1, existing vegetation near all access points on SE 10"
Street must be trimmed. Ground vegetation within the sight triangle must be
trimmed to no more than 2.5 feet above a line drawn from pavement level to
pavement level. Trees within the sight triangle must be limbed up to a height of
7.5 feet above a line drawn from pavement level to pavement level. A
description of any required vegetation trimming must be shown on a sheet of the
clearing and grading plan set.

AUTHORITY: Bellevue City Code 14.60.240
REVIEWER: Ray Godinez Transportation Department (425) 452-7915

5. PAVEMENT RESTORATION

The city’s pavement manager has determined that this segment of SE 10™ Street
will require a full grind and overlay trench restoration for any utility connections or
other digging in the street surface. Minimum pavement restoration limits will be
50 feet from each side of the street cut for the full width of the street. The
Transportation Department may amend the restoration limits. Trench restoration
must meet the requirements of Section 21 of the Design Manual and standard
drawings ROW-1 through ROW-5. Exact copies of the appropriate trench
restoration drawing(s) must be included in the final engineering plans.

AUTHORITY: Bellevue City Code 14.60.250 and Design Manual Design
Standard # 21



Maus Conservation Short Plat
12-110357-LN / 12-113805-LO
Page 26 of 32

REVIEWER: Tim Stever, Transportation Department (425) 452-4294

6. SEASONAL CLEARING AND GRADING RESTRICTIONS

The clearing & grading code defines the rainy season as November 1st through
April 30th. The Development Services Department may grant approval to
initiate or continue clearing or grading activity during the rainy season. Any
approval will be based on site and project conditions, extent and quality of the
erosion and sedimentation control, and the project’s track record at controlling
erosion and sedimentation.

AUTHORITY: BCC 23.76
REVIEWER: David Pyle, Development Services Department

7. REVISED GEOTECH REPORT

Prior to issuance of plat infrastructure and clearing and grading permits the
applicant shall submit a revised geotechnical report that analyzes the final
grading plan for consistency with preliminary geotechnical recommendations
and makes additional recommendations to ensure slope stability is maintained.

AUTHORITY: BCC 23.76
REVIEWER: David Pyle, Development Services Department

8. REVISED CLEARING AND GRADING PLANS

Prior to issuance of plat infrastructure and clearing and grading permits the
applicant shall submit a revised site development plan that clearly identifies
areas to be cleared and the boundary of the NGPA/NGPE. Revised plans must
demonstrate compliance with the Clearing and Grading Code and shall include
a Construction Stormwater Pollution Prevention Plan (CSWPPP).

AUTHORITY: BCC 23.76
REVIEWER: David Pyle, Development Services Department

9. HABITAT IMPROVEMENT PLAN

Prior to issuance of plat infrastructure and clearing and grading permits the
applicant shall submit a final habitat improvement plan, including construction
implementation plans and maintenance and monitoring plans consistent with the
conceptual mitigation plan included in the project habitat analysis. The
restoration, maintenance, and monitoring plan shall include:

a. The goals and objectives of the restoration proposed, based on replacing or
restoring the critical area and critical area buffer functions and values
impacted by the proposal.

b. Measurable specific criteria for each year of the required monitoring period
that evaluate whether or not the goals and objectives of the restoration or
restoration project have been successfully attained. The monitoring period
shall not be less than five years.
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C.

d.

Written specifications and descriptions of the restoration proposed.

A plan for monitoring construction of the restoration project and for assessing
a completed project.

The potential courses of action and any corrective measures to be taken if
monitoring or evaluation indicates project performance standards are not
being met.

At a minimum, the restoration plan must require no less than three entries per
year for maintenance activities for the full five years of maintenance to
suppress invasive plants.

A requirement that monitoring reports be submitted annually for a period of
five years at the end of each growing season before the last day of the
calendar year.

The following habitat improvement measures shall be implemented to provide
compensation for the anticipated loss of potentially usable snags and foraging
habitat for pileated woodpeckers as well as improve overall wildlife habitat of the
retained forest habitat:

a.

C.

All standing live trees and snags within the two retained open space areas,
with evidence of use by woodpeckers, will be retained (Figure 2). We
recognize that highly decomposed trees and snags may present a possible
safety hazard and may therefore need to be removed. If any of these or other
trees and snags greater than 10 inches dbh are required to be felled for
safety reasons within retained forest areas, they would be cut to a height of
15 to 20 feet and retained, where feasible and given safety considerations. In
instances where tree trunks may be retained in this manner, the remainder of
the tree would be dropped and left in place in the retention areas to provide
downed logs which may be used by foraging woodpeckers. Large limbs may
be removed from these trees if necessary due to space availability.

In order to compensate for loss of snags as potential foraging habitat the
creation of 6 snags from existing live trees within the retained open space
areas, provided that the minimum number of live trees required under the City
of Bellevue’s tree retention code can be retained as well within the open
space areas. We do not recommend “planting” snhags from trees removed
from the site, as this may unnecessarily disturb and damage existing
vegetation and soils within the retained areas, particularly the sloped areas.
Existing trees should be cut to a height of 15 to 20 feet and girdled near the
base, where feasible given safety considerations. Deciduous trees such as
alder, willow, and cherry are preferred, and defective trees are preferred over
healthy trees. The specific trees to be used for snag creation (see Figure 2)
would be confirmed by the project biologist at the time of site clearing.

In addition, 6 logs at least 15 feet long will be selected and placed within the
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d.

retained open space areas to enhance retained forested open space for
pileated woodpecker foraging. These may be selected during tree clearing
operations from trees to be removed from the site, or from portions cut from
trees to be made into snags, as appropriate. Pileated woodpeckers use
downed logs greater than or equal to 12 inches in diameter at the largest end
as foraging sites, but to a lesser extent in western Washington than east of
the Cascade Range (Aubry and Raley 2002, Bull 1987). Aubry and Raley
(2002) suggested that in wet western Washington forests, the overall
moisture content of logs lying on the ground may be sufficient to prevent
infestation of insects that pileated woodpeckers feed on. However, they
further documented that downed logs that were used by woodpeckers were
typically those raised off the ground (Aubry and Raley 2002).

The logs placed in the open space areas will provide both current and future
foraging sites for pileated woodpeckers once the logs age and become
invaded by carpenter ants and other insects. Logs will be chosen for
placement on the following criteria:

o Size — Larger logs will be selected and shall be at least 15 feet long
and at least 12 inches in diameter at the large end.

o Defect — Logs with current defects such as heart-rot, carpenter ant
infestation, or other insect damage are preferred. However, trees that
appear to have been heavily used as foraging sites in the past with no
recent sign of use by woodpeckers should not be used.

e Species — Preference is for alder logs and Douglas-fir, where
available. Based on our habitat assessment, only a few snags with
woodpecker forage sign were observed, and most of these were
relatively small Scouler’s willow. For mitigation tree selection
purposes, red alder tends to decay at a more rapid rate than conifers;
therefore, a mix of both types will provide foraging habitat over a
longer period of time.

e Placement — Logs would be placed in the retained open space. These
logs will be clustered in pairs such that for each log directly on the
ground, one log will be laid over it to keep them relatively dry. Exact
locations for log placement would be determined in the field by the
project biologist to minimize damage to native vegetation that may
result from this work.

In addition to snags and logs, the planting of conifer trees is required to
enhance overall wildlife habitat within the open space areas and to provide
some screening from neighboring properties. Planting of conifer trees along
the perimeter of the retained open space areas, within rear lot areas, and
along the western and eastern perimeter of the project site (Figure 2) is
required. Conifer plantings should be spaced 12 to 15 feet apart and consist
of a mix of Douglas fir and western red cedar, depending on site conditions.
Douglas fir should be planted in more exposed areas, and cedar should be
planted in more shady areas.
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Required elements of the habitat improvement plan shall be complete prior to
approval of the final short plat unless a financial security device equal to 150% of
the bid value of the habitat enhancement action that meets the requirements of
LUC 20.40.490 is submitted and approved by the Development Services
Department extending the installation deadline.

AUTHORITY: LUC 20.25H.075; LUC 20.25H.210
REVIEWER: David Pyle, Development Services Department

10. HABITAT ENHANCEMENT MAINTENANCE ASSURANCE DEVICE
In order to protect health, safety and welfare, or to protect critical area functions
and values in the event of total or partial failure or underperformance of the
restoration work proposed, following approval of the final habitat enhancement
plan and complete maintenance and monitoring plan, and prior to issuance of
associated construction permits, the applicant shall submit a financial security
device that meets the requirements of LUC 20.40.490 equal to not less than 20
percent of the cost of replacing the materials covered by the assurance device
based on estimated costs on the last day covered by the device. The device shall
be held for a period of five years and shall be released upon the successful
completion of the maintenance and monitoring period including timely submittal
of monitoring reports.

AUTHORITY: LUC 20.25H.220; LUC 20.40.490
REVIEWER: David Pyle, Development Services Department

11. TREE PRESERVATION REQUIREMENTS

A minimum of thirty percent of the diameter inches of all significant trees on the
site are required to be retained. Prior to issuance of plat infrastructure and
clearing and grading permits the applicant shall submit a tree preservation plan
that includes a complete site tree inventory and identifies all trees to be removed.
All trees to be retained must clearly be labeled on all future plans submitted and
must be clearly identified on the final plat mylar. Retained trees along the
boundary of the established clearing limits (NGPA boundary) must be identified
through the installation of “City of Bellevue Retained Tree — Do Not Remove”
tags.

AUTHORITY: BCC 23.76.060; LUC 20.25H.255
REVIEWER: David Pyle, Development Services Department

12. HOLD HARMLESS AGREEMENT

Prior to issuance of plat infrastructure and clearing and grading permits, the
applicant or property owner shall submit a hold harmless agreement releasing
the City of Bellevue from any and all liability associated with site development.
The agreement must meet city requirements and must be reviewed by the City
Attorney's Office for formal approval.

Authority: Land Use Code 20.30P.170
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Reviewer: David Pyle, Development Services Department
13. LAND USE INSPECTION

Following final habitat enhancement installation the applicant shall contact Land
Use staff for inspection.

Authority: Land Use Code 20.30P.140
Reviewer: David Pyle, Development Services Department

14. TREE PROTECTION

Prior to issuance of plat infrastructure and clearing and grading permits, the
applicant shall provide a Tree Protection Plan that implements the City of
Bellevue Drawing Number TP-1, Tree Protection Procedures during
Construction; for every inch diameter of tree, fencing would be 1 foot from the
tree trunk. This radius may be modified to accommodate site access. Additional
measures will be employed to protect roots where the radius was modified, such
as the temporary placement of hog fuel. Tree protection fencing must be installed
prior to construction. The applicant shall provide a certified arborist to monitor the
grading and construction activities to protect the rootzones of all the trees to be
preserved, to ensure that the health of the retained trees is not endangered, and
to identify trees which may constitute a hazard

Authority: Bellevue City Code 23.76
Reviewer: David Pyle, Development Services Department

C. PRIOR TO FINAL SHORT PLAT APPROVAL.:

1. INFRASTRUCTURE IMPROVEMENTS

All street frontage and infrastructure improvements shown in the final engineering
plans or required by city codes and standards must be either completed prior to
approval of the final short plat or provided for with a financial assurance device.
Completion of the top lift and all other transportation infrastructure items prior to
completion of the homes associated with the development is allowed.

Land Use Code Section 20.40.490 allows a developer to obtain final short plat
approval prior to finishing improvements with provision of an acceptable financial
assurance device equivalent to 150% of the cost of unfinished infrastructure
improvements. Provision of such an assurance device requires completion of the
improvements by the developer within two years of final short plat approval.
Installation of improvements that would negatively affect safety if left unfinished
may not be delayed through use of a financial assurance device. Partial
reductions of the financial assurance device will not be approved except in
special circumstances, determined in advance, such as phased projects.

Improvements must be approved by the Transportation Department inspector
before they are deemed complete. At completion of all transportation
infrastructure items, the developer must provide a one year maintenance
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assurance device equivalent to 20% of the value of the transportation
infrastructure improvements, dating from the acceptance of the improvements.

AUTHORITY: Bellevue City Code 14.60.100, 110, 130, 150, 170, 190, 210, 240,
241; LUC 20.40.490
Transportation Department Design Manual Sections 3, 4, 5, 7, 11,
14, 19
REVIEWER: Ray Godinez Transportation Department (425)452-7915

2. ACCESS DESIGN AND MAINTENANCE

The final Subdivision map must include a note that specifies that the owners of
lots served by the joint use driveway are jointly responsible for maintenance and
repair of the joint use driveway.

The final Subdivision map must include a note that specifies that the joint use
driveway will remain open at all times for emergency and public service vehicles
and shall not be gated or obstructed.

AUTHORITY: BCC 14.60.130
REVIEWER: Ray Godinez Transportation Department (425) 452-7915

3. UTILITY COMPLETION
The development’s public utilities shall be constructed, inspected and accepted
by the utility department prior to signing off the final short plat.

AUTHORITY: Bellevue City Code Title 24.02, 24.04, 24.06
REVIEWER: Mark Dewey, Utilities Department

4. NGPA DEDICATION AND RECORDING

The 6.8 acre Native Growth Protection Area (NGPA) tract shall be designated on
the face of the Final Short Plat. The boundaries of the NGPA tract must be
surveyed and legally described on the face of the Final Short Plat. The following
note is required to be placed on the final short 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
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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 5. 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.

AUTHORITY: Land Use Code 20.45B.055.B.2
REVIEWER: David Pyle, Development Services Department

5. NGPA BOUNDARY FENCE AND SIGNAGE

Prior to approval of the final short plat, the applicant shall perform a field survey
of property boundaries completed by a Washington State Licensed Surveyor.
The boundary of the NGPA and NGPE shall be identified, fenced, and marked
with boundary signage that states:

PROTECTED AREA — NO CLEARING
This fence marks the edge of a Native Growth Protection Area.
Disturbance, vegetation removal, or tree removal beyond this fence is
prohibited.

NGPA/NGPE boundary fencing and signage shall be of permanent construction
and shall be maintained for the duration of the plat development. Signs must be
of size and location to be visible and the boundary fence shall be a minimum of
four feet tall.

AUTHORITY: LUC 20.25H.030
REVIEWER: David Pyle, Development Services Department
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WASHINGTON STATE PLANE COORDINATE SYSTEM — NORTH ZONE
PER CITY OF BELLEVUE CONTROL POINTS 0098 & 1665.

DATUM
NAVD 88

CONTOUR INTERVAL = 2’
EQUIPMENT AND PROCEDURES

A 5" ELECTRONIC TOTAL STATION WAS USED FOR THIS FIELD TRAVERSE
"™ SURVEY. ACCURACY MEETS OR EXCEEDS W.A.C. 332—130—090.

BENCHMARKS

ORIGINAL BM: FOUND CONC. MON WITH BRASS CAP STAMPED "CITY OF
BELLEVUE" DOWN 0.4" IN A CASE AT INTX. OF 14Q0TH AVE
SE & SE 8TH ST.
ELEV. = 305.34

v

BM — A FOUND 1/2" R/C "DEl 11914 AT EASTERLY PROPERTY
CORNER.
ELEV. = 334.01

BM —~ B: FOUND 1/2” R/C "DEI 11914" AT INTERIOR PROPERTY
CORNER.

ELEV. = 318.52

GENERAL NOTES

1. THE INFORMATION DEPICTED ON THIS MAP REPRESENTS THE RESULTS OF
A SURVEY MADE ON THE DATE INDICATED AND CAN ONLY BE CONSIDERED
AS INDICATING THE GENERAL CONDITION EXISTING AT THAT TIME.

2. UNDERGROUND UTILITIES WERE LOCATED BASED ON THE SURFACE
EVIDENCE OF UTILITIES (LE. PAINT MARKS, SAW CUTS IN PAVEMENT,
COVERS, LIDS ETC.) THE CONTRACTOR SHALL VERIFY THE EXACT LOCATION,
ELEVATION AND SIZE OF EXISTING UTILITIES PRIOR TO CONSTRUCTION.

3. TREE SIZES WERE LOCATED & SPECIES DETERMINED TO THE BEST OF OUR
ABILITY. HOWEVER, MEAD GILMAN & ASSOCIATES DOES NOT WARRANT THE
ACCURACY OF SIZE & SPECIES SHOWN HEREON. ANY TREES CONSIDERED
TO BE CRITICAL SHOULD BE VERIFIED BY A TRAINED ARBORIST.

4. NO PROPERTY CORNERS WERE SET IN CONJUNCTION WITH THIS SURVEY.

LEGAL. DESCRIPTION

PARCEL A

LOT 11, DORALEE ACRES, ACCORDING TO THE PLAT THERECF RECORDED IN
VOLUME 44 OF PLATS, PAGE 79, IN KING COUNTY, WASHINGTON;

EXCEPT THE NORTH 165 FEET OF THE WEST 92 FEET THEREOF;
PARCEL B

LOT 12, DORALEE ACRES, ACCORDING TO THE PLAT THEREOF RECORDED IN
VOLUME 44 OF PLATS, PAGE 79, IN KING COUNTY, WASHINGTON;

EXCEPT THE SOUTH 200 FEET OF THE EAST 55 FEET THEREOF;
PARCEL C

LOT 13, DORALEE ACRES, ACCORDING TO THE PLAT THEREOF RECORDED IN
VOLUME 44 OF PLATS, PAGE 79, IN KING COUNTY, WASHINGTON;

EXCEPT THE SOUTH 200 FEET THEREOF.

REFERENCES
1. PLAT OF DORALEE ACRES RECORDED IN VOLUME 44 OF PLATS, AT PAGE
79.

2. RECORD OF SURVEY RECORDED IN VOLUME 53 OF SURVEYS, AT PAGE
216, UNDER RECORDING NUMBER 8701279025.

3. RECORD OF SURVEY RECORDED IN VOLUME 44 OF SURVEYS, AT PAGE
222, UNDER RECORDING NUMBER 8505169016.

4. RECORD OF SURVEY AS RECORDED IN VOLUME 215 OF SURVEYS, AT PAGE
65, UNDER RECORDING NUMBER 20061116900001.

RESTRICTIONS OF RECORD

1. SUBJECT TO COVENANTS, CONDITIONS, RESTRICTIONS, EASEMENTS, NOTES,
DEDICATIONS, AND SETBACKS, IF ANY, SET FORTH OR DELINEATED ON THE
PLAT OF DORALEE ACRES, AS RECORDED IN VOLUME 44 OF PLATS, AT
PAGE 79. PLOTTED HEREON.

2. SUBJECT TO AN EASEMENT FOR INGRESS, EGRESS, AND MAINTENANCE AND
THE TERMS AND CONDITIONS THEREOF AS RECORDED UNDER RECORDING
NUMBER 20110927000328. PLOTTED HEREON.

3. SUBJECT TO THE TERMS AND CONDITIONS OF NOTICE OF CHARGES BY
WATER, SEWER, AND/OR STORM SURFACE WATER UTILITIES, RECORDED
UNDER RECORDING NUMBER 9612200938. NOT PLOTTED HEREON.
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City of Bellevue
450 110" Avenue NE
Bellevue, WA 98009-2012

RE: Maus Preliminary Short Plat-13819 SE 10t Street

Project Narrative

The site consists of three parcels totaling 2.797 acres of land. One single family residence built in 1949 and
detached garage are located on parcel 2077700065 while the other two parcels 2077700055 and
2077700060 are undeveloped.

The existing vegetation is landscaped and lawn associated with the residence and area of native tree
vegetation. The ground generally slopes to the west with grades between 3%-14% with some steep slope area
located in the southwest corner of the site. The site is surrounded by residential properties.

The proposal is a Conservation Short Subdivision of three parcels into five. The zone is R-1.8 with lots ranging
in size between 17,989 sf to 28,563 sf and a NGPA Tract to encompass the steep slope area and associated
buffer.

We are requesting a reduction in steep slope buffer from 50' to 15'. A 20’ rear BSBL will be provided which will
in essence secure a 35' structure setback from the steep slope area. The area outside of the 15’ buffer is
relatively flat and will only be graded to provide a useable rear yard.

20.25H.125 Performance standards - Landslide hazards and steep slopes
A. Foundations shall be tiered where possible to conform to existing topography.

The proposed house and foundation on Lot 1 are located outside of the required 50’ buffer and the house has
been designed to accommodate existing topography.

B. Structures and improvements shall be located to preserve the most critical portion of the site and its
natural land forms and vegetation.

In the southwest corner of Lot 1 there is a steep slope system that measures greater than 40%. We are
proposing a 15" buffer from this steep slope area as appose to the required 50'. A 20' rear BSBL will be
provided which will secure a 35’ structure setback from the steep slope area.

This reduction request is to allow for the proposed home to have a usable rear yard in a relatively flat steep
slope buffer area.

C. The proposed development shall not result in greater risk or need for increased buffers on neighboring
properties.
The development will not result in any additional steep slope buffers on neighboring properties.

D. 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.

No retaining walls are proposed to retain the steep slope areas or corresponding buffer. A fence will be
installed to delineate the steep slope area and its 15’ buffer.

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

BLUELINE LAND MATTERS CIVIL ENGINEERING - LAND USE PLANNING
25 CENTRAL WAY SUITE 400 KIRKLAND WA 98033 « TEL 425-216-4051 888-493-9424 FAX 425-216-4052 - WWW.THEBLUELINEGRQUP.COM
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A small portion of the rock wall proposed along the east property line encroaches into the required 50’ buffer
but will be located outside the proposed 15’ buffer.

F. 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;

We propose a change of grade in the outer 10’ of the required 50’ steep slope buffer to allow for a usable rear
yard and daylight basement in addition to three 30" terracing rock walls to accommodate the change in grade.
To maintain site stability no fill will be added in the required 50" buffer. No grading will occur in the 40% slope
area.

G. Building foundation walls shalf 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 proposed house and foundation on Lot 1 are located outside of the required 50’ buffer. A small portion of
the rock wall proposed along the east property line encroaches into the required 50’ buffer. The house has
been designed to accommodate existing topography which incorporates a daylight basement.

H. On slopes in excess of 40 percent, use of pole-type construction which 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 structures are proposed on the 40% slopes.

I. 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 structures are proposed on the 40% slopes.

J. 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.
Evasive vegetation will be removed and the area will be replanted with native vegetation.

20.25H.255 Critical areas report - Decision criteria

1. 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;
Removal of existing evasive vegetation will allow for replanting’s with native vegetation,

2. 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;

To maintain site stability no fill will be added in the required 50’ buffer.

3. 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:
No pollution generating impervious surface will be installed in the regulated buffer area, therefore
there will be no impact to the water quality function of this area.

4. Adequate resources to ensure completion of any required restoration, mitigation and monitoring
efforts;
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The permitting system and geotechnical assessments will ensure required restoration, mitigation and
monitoring will be achieved through final building certificate of occupancy.

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
Our proposal is to reduce the steep slope buffer from 50’ to 15'. We are providing an additional 20’
BSBL from the buffer, which provides a 35’ structure setback from the steep slope area. This area is
relatively flat and will allow for the proposed single family to have a usable rear yard. The steep slope
system as a whole will not be disturbed and there will be no increase in these steep slope areas as a
result of our proposal.

6. The resulting development is compatible with other uses and development in the same land use
district.
The development requests are compatible with the neighboring properties and proposals within the R-
1.8 zone involving Conservation Short Subdivisions.
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TERRA ASSOCIATES, Inc.

Consultants in Geotechnical Engineering, Geology
and
Environmental Earth Sciences

July 2, 2012
Project No. T-6702

Mr. Todd Oberg

The Blueline Group

25 Central Way, Suite 400
Kirkland, Washington 98033

Subject: Steep Slope Buffer
Maus Property
Bellevue, Washington

References: 1. City of Bellevue Revision Letter, Maus Short Plat and Critical Areas Land Use Permit,
COB File #s 12-110357-LN and 12-113805-LO, dated June 22, 2012

2. Geotechnical Report, Maus Property, 13819 SE 10th Street, Bellevue, Washington,
Project No. T-6702, prepared by Terra Associates, Inc., dated March 20, 2012

Dear Mr. Oberg:

Revision Number 3 in the referenced City of Bellevue letter refers to our recommendations regarding the required
buffer from the steep slopes located in the southwest corner of the subject site. As we discussed, the
recommended buffer was based on the proposed use of dispersion trenches in this area for management of roof
water runoff from Lots 1 and 2. The location of the dispersion trenches relative to the slope is shown on the
Exploration Location Plan, Figure 2 of our referenced geotechnical report.

As we understand, dispersion trenches will no longer be used with runoff from the lots discharged to a stormwater
detention pipe installed below the shared access drive. With the dispersion trenches eliminated potential erosion
and stability impacts to the slopes will be significantly reduced and accordingly the buffer requirement from the
slope can also be reduced. In our opinion, the 15-foot buffer shown on the current site plan dated May 15, 2012
would adequately protect the steep slope hazard from stability impacts.

We trust the information presented is sufficient for your current needs. If you have any questions or require
additional information, please call.

i

12525 Willows Road, Suite 101, Kirkland, Washington 98034
Phone (425) 821-7777 o Fax (425) 821-4334
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GEGCTECHNICAL REPORT

Maus Property
13819 SE 10th Street
Bellevue, Washington

Project No. T-6702

Terra Associates, Inc.

Prepared for:

Muiray Franklyn
Bellevue, Washington

March 20, 20112
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' Consultants in Geotechnical Engineering, Geology

and
Environmental Earth Sciences

March 20, 2012
Project No. T-6702

Mr. Thom Gebhard

Murray Franklyn

14410 Bel-Red Road
Bellevue, Washington 98007

Subject: Geotechnical Report
Maus Property
13819 SE 10th Street
Bellevue, Washington

Dear Mr. Gebhard:

As requested, we have conducted a geotechnical engineering study for the subject project. The attached report
presents our findings and recommendations for the geotechnical aspects of project design and construction.

Our field exploration indicales that the site can be divided into two soil groups. The two test pits excavated in
the southern portion of the site generally revealed 12 inches of organics overlying 4 to 4 ‘4 feet of medium dense
silty sand with gravel (weathered till) overlying very dense stlty sand with gravel (unweathered till) to the
termination of the test pits. In the north north-central portion of the site soils generally consisted of 12 to 18
inches of organics overlying 2 feet of loose to medium dense inorganic fill matertal overlying medium dense to
dense sand with silt and gravel {recessional outwash). Test Pit TP-4 was terminated in the recessional outwash at
approximately 15 feet below current site grades. Test Pit TP-3 had an approximately 3.5-foot layer of recessional
outwash overlying very dense silly sand with gravel (unweathered glacial till). We observed groundwater in 3 of
the 4 test pits at 2 to 7.5 feet below current site grades.

In our opinion, the native soils on the site will be suitable for support of the proposed development provided the
recommendations present in this report are incorporated into project design and construction.

12525 Willows Road, Suite 101, Kirkland, Washington 98034
Phone (425) 821-7777 » Fax (425) 821-4334
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We trust the information provided in the attached report is sufficient for your current needs. If you have any
questions or need additional information, please call.

Sincerely vours,
TERRA ASSOCIATES, INC.

320~/

Project No. T-6702
Page No. 1i
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Geotechnical Report
Maus Property
13819 SE 10th Street
Bellevue, Washington

1.0 PROJECT DESCRIPTION

The project consists of developing the approximately 2.7-acre site with 5 residential building lots and
associated roadway and utility improvements. Site development and building plans are currently not available;
however, we were provided with a preliminary site plan prepared by Blueline, dated February 15, 2012, The
preliminary plan indicates that stormwater runoff will be managed on each individual lot using downspout and
sheet flow dispersion systems.

We expect that the residential buildings will be two- and three-story, wood-framed buildings with their main
floor levels framed over a crawl space with attached garage floors constructed at grade. Structural loading
should be relatively light; with bearing walls carrying loads of 2 10 3 kips per foot and isolated columns
carrying maximum loads of 30 to 44 kips.

The recommendations contained in the following sections of this report are based on assumed design features.
We should review design drawings and specifications as they are developed to verify that our recommendations
are valid for the proposed construction and to amend or modify our report, as necessary.

2.0 SCOPE OF WORK

Our work was completed in accordance with our authorized proposal dated March 7, 2012. On March 13,
2012, we excavated 4 test pits between 10 and 15 feet below current site grades. Using the information
obtained from the subsurface explorations, we performed analyses to develop geotechnical recommendations
for project design and construction. Specifically, this report addresses the following:

» Soil and groundwater conditions

e Secismic Design Parameters per 2009 International Building Code (IBC)
e  Geologic Hazards per City of Bellevue Land Use Code

* Pavement subgrade preparation and grading

e  Excavations

e Foundations
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s Slab-on-grade floors

o Stonnwater dispersion/infiltration feasibility
e Ulilities

e Drainage

e Pavements

It should be noted that the recommendations outlined in this report regarding drainage are associated with soil
strength, design earth pressures, erosion, and stability. Design and performance issues with respect to moisture
as it relates to the structure envirommnent {i.e., humidity, mildew, mold) are beyond Terra Associates’ purview.
A building envelope specialist or contactor should be consulted to address these issues, as needed.

3.0 SITE CONDITIONS

3.1 Surface

The project site is comprised of 3 land parcels totaling approximately 2.7 acres located at 13819 SE 10th Street
in Bellevue, Washington. The site is bordered to the north by SE [0th Street, to the east and west by single-
family homes, and to the south by open land. The approximate site location is shown on attached Figure 1.

The site is occupied by a single-family home in the northeastern portion of the site with associated parking and
landscaping. The remainder of the site is covered with a moderate growth of trees and associated understory.
Therc are at least two railroad tracks that run throughout the entire site. The tracks are elevated on wooden
bridges approximately eight to nine feet in height in the southern portion of the site and supported on small
mounds of undocumented fill material in the northern portion of the site.

Site topography consists of a slight slope from east to west with an overall elevation relief of about 20 feet over
the entire site. There is also a steeper slope in the southwest comer of the site that slopes from northeast to
southwest with an overall relief of 40 feet.

3.2 Soils

In general, the soils we observed in the test pits can be divided into two groups. The 2 test pits excavated in the
southern portion of the site generally consisted of 12 inches of organics overlying 4 to 4 ' feet of medium
dense silty sand with gravel {weathered till) overlying very dense silty sand with gravel (unweathered till) to the
termination of the test pits.

Page No. 2
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The two test pils excavated in the north north-central portion of the site generally consisted of 12 to 18 inches
of organics overlying 2 feet of loose to medium dense inorganic fill material overlying medium dense to dense
sand with silt and gravel (recessional outwash). Test Pit TP-4 was terminated in the recessional outwash at
approximately 15 feet below current site grades. Test Pit TP-3 had an approximately 3.5-foot layer of
recessional outwash overlying very dense silty sand with gravel (unweathered glacial till).

The preceding discussion is intended to be a general review of the soil conditions encountered. For ore
detailed descriptions, please refer to the Test Pit Logs in Appendix A.

3.3 Groundwater

We observed minor to heavy groundwater seepage in 3 of the 4 test pits at 2 to 7.5 feet below current site
grades. The groundwater observed at the shallow depths of 2 and 4 feet at Test Pits TP-1 and TP-2 is typical
for sites underlain by glacial till. In general, surface water that infiltrates through the upper weathered soil zone
becomes perched on the underlying, dense, cemented till. The cemented till has a relatively low perineability
that impedes the downward migration of the infiltrated surface water. As a result, groundwater will
accumulate, and when combined with a positive gradient, will tend to flow laterally along the till contact,
Locally, such seepage is referred Lo as interflow.

The deeper groundwater seepage observed in Test Pit TP-3 at 7.5 feet below current site grades likely
represents perched groundwater within the recessional outwash. The groundwater was observed approximately
one-foot above the very dense unweathered glacial till,

Fluctuations in groundwater seepage levels will occur and should be expected on a seasonal and annual basis.
Typically, groundwater seepage reaches maximum levels during and shortly following the wet winter months.

4.0 GEOLOGIC HAZARDS

4.1 Seismic

Liquefaction is a phenomenon where there is a reduction or complete loss of soil strength due to an increase in
water pressure induced by vibrations. Liquefaction mainly affects geologically recent deposits of fine-grained
sand that is below the groundwater table. Soils of this nature derive their strength from intergranular friction,
The generated water pressure or pore pressure essentially separates the soil grains and eliminates this
intergranular friction; thus. eliminating the soil’s strength.

The site is underlain by medium dense to dense sand outwash and very dense glacial till soils. Based on the soil
and groundwater conditions we observed, it is our opinion that the hazard for liquefaction occurring at this site
during an earthquake and its associated risk or impacts is negligible.

Page No. 3
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Based on soil conditions observed in the test borings and our knowledge of the area geology, per Chapter 16 of
the 2009 International Building Code (1BC), site class “I¥” should be used in structural design. Based on this
site class, in accordance with the 2009 IBC, the following parameters should be used in computing seismic
forces:

Seisuric Design Parametery (IBC 2009)

Spectral response acceleration (Short Period), Sy, 1.379
Spectral response acceleration (1 — Second Period), Sy, 0.715
Five percent damped .2 second period, Sp, 0.919
Five percent damped 1.0 second period, Sy 0.477

Values determined using the United States Geological Survey (USGS) Ground Motion Parameter Calculator
accessed on March 15, 2012 at the web site http://earthquake.usgs.gov/research/hazmaps/desien/index.php.

4,2 Steep Slope Hazard

Section 20.25H.120 of the City of Bellevue Land Use Code defines a steep slope hazard area as “Slopes of 40
percent or more that have a rise of at least 10 feet and exceed 1,000 square feet in area.”

There are two portions of the slope located in the southwest comer of the site that exceed 40 percent, have a
rise of 10 feet and are greater than 1,000 square feet in area. Therefore, the site has two areas that would be
classified as steep slope hazards as defined by the City of Bellevue Land Use Code. The code requires a
minimum 50-foot buffer from the crest of the steep slope area.

Two test pits (TP-1 and TP-2) were excavated along the crest of this slope. Soil conditions in both test pits
consisted of dense to very dense silty sand with gravel (weathered and unweathered glacial till). We also
performed a reconnaissance of the slope. We did not observe indications of instability, emergent groundwater
seepage, or significant erosion on the site. We observed the slope to be covered with a moderate growth of
underbrush and mature trees. The trees were notably straight having no “pistol-butted” or damaged trunks.
We did not observe ongoing or historic erosion or groundwater seepage out the face of the slope.

Downspout flow dispersion trenches are shown on the preliminary site plan above the steep slope areas. In our
opinion, reducing the required buffer from 50 feet to 25 feet would adequately protect the steep slope hazard
area frot stabilily impacts associated with dispersion of stormwater runoff.

4.3 Landslide Hazard

Section 20.25H.120 of the City of Bellevue Land Use Code defines a landslide hazard area as “Areas of slopes
of 15 percent or more with more than 10 feet of rise, which also display any of the following characteristics:

a. Areas of historic failures, including those areas designated as quaternary slumps, earthflows,
mudflows, or landslides.

b. Areas that have shown movement during the Holocene Epoch (past 13,500 vears) or that are
underlain by landslide deposits.

c. Slopes that are parallel or sub-parallel to planes of weakness in subsurface materials.
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d. Slopes exhibiting geomorphological features indicative of past failures, such as hummocky ground
and back-rotated benches on slopes.

e. Areas with seeps indicating a shallow groundwater table on or adjacent to the slope face.

f.  Areas of potential instability because of rapid stream incision, stream bank erosion, and
undercutting by wave action.”

Based on our observations of the site none of the above conditions (a-f) are present on the site, therefore it is
our opinion that the site is not a landslide hazard area as defined by the City of Bellevue’s Land Use Code,

5.0 DISCUSSION AND RECOMMENDATIONS

5.1 General

Based on our study, there are no geotechnical considerations that would preclude development of the site as
currently planned. The residential buildings can be supported on conventional spread footings bearing on
competent native soils observed below the upper 12 to 18 inches of organic surface or on structural fill placed
and compacted above these native soils. Pavement and (loor slabs can be similarly supported. The existing fill
material noted in Test Pits TP-3 and TP-4 appears to have been placed in order 10 create a flat surface for the
railroad tracks. The soil is in a loose to mediuin dense condition and would not be suitable for support of new
construction. The material should be removed or scarified and re-compacted below new building elements,

In our opinion, soil conditions at the site would be suitable for management stormwater using the downspout
and sheet flow dispersion systems without impacting the overall stability of the site. The two dispersion
systems located near the crest of the slope in the southwest corner of the site can be constructed in the locations
shown on the preliminary plans without impacting the overall stability of the slope provided the minimum 25-
foot setback from the steep slope areas is maintained.

The native glacial till and existing fill soils encountered at the site contain a significant amount of fines and will
be difficult to compact as structural fill when too wet, The ability to use native glacial till and existing fill soils
from site excavations as structural fill will depend on its moisture content and the prevailing weather conditions
at the time of construction. If grading activities will take place during the winter season, the owner should be
prepared to import free-draining granular material for use as structural fill and backfill. The cleaner recessional
outwash soils observed should be suitable for structural fill year round.

Detailed recommendations regarding these issues and other geotechnical design considerations are provided in
the following sections of this report. These recommendations should be incorporated into the final design
drawings and construction specifications.
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5.2 Site Preparation and Grading

To prepare the site for construction, all vegetation, organic surface soils, and other deleterious material should
be stripped and removed from the site. Surface stripping depths of about 12 to 18 inches should be expected to
remeve the organic surface soils. In the developed portion of the site, denolition of existing structures should
include removal of existing foundations, floor slabs, underground septic systems, railroad tracks and other
buried utilities. Abandoned utility pipes that fall outside of new building areas can be left in place provided
they are sealed to prevent intrusion of groundwater seepage and soil. Organic topsoil will not be suitable for
use as structural fifl, but may be used for limited depths in nonstructural areas.

The existing fill soils observed in the north portion of the site were in a loose to medium dense condition and
appear to have been placed in order to create a flat surface for the railroad tracks. The material was inorganic
and would be suitable for reuse as structural fill, but would not be suitable for support of new construction in
the current condition. The material should be removed or scarified and re-compacted structurally prior to new
construction.

Once clearing and stripping operations are complete, cut and fill operations can be initiated to establish desired
grades. Prior to placing fill, all exposed bearing surfaces should be observed by a representative of Terra
Associates to verify soil conditions are as expected and suitable for support of new fill. Our representative may
request a proofroll using heavy rubber-tired equipment to determine if any isolated soft and yielding areas are
present. 1f excessively yielding areas are observed, and they cannot be stabilized in place by compaction, the
affected soils should be excavated and removed to firm bearing and grade restored with new structural fill,
Beneath embankment fills or roadway subgrade if the depth of excavation to remove unstable soils is excessive,
the use of geotextile fabrics, such as Mirafi 500X, or an equivalent fabric, can be used in conjunction with clean
granular structural fill. Our experience has shown that, in general, a minimum of 18 inches of a clean, granular
structural fill placed and compacted over the geotextile fabric should establish a stable bearing surface,

The native glacial till and existing fill soils encountered at the site contain a sufficient ainount of soil fines that
will make them difficult to coinpact as structural fill when too wet or too dry. The ability to use native glacial
till and existing fill soils fromn site excavations as structural fill will depend on its moisture content and the
prevailing weather conditions at the time of construction. 1f wet soils are encountered, the contractor will need
to dry the soils by aeration during dry weather conditions. Alternatively, the use of an additive such as Portland
cement, cement kiln dust (CKD}), or lime to stabilize the soil moisture can be considered. If the soil is amended,
additional Best Management Practices (BMPs) addressing the potential for elevated pH levels will need to be
included in the Storm Water Pollution Prevention Program (SWPPP) prepared with the Temporary Erosion and
Sedimentation Control (TESC) plan. The clean outwash sands observed in the northern portion of the site
should be suitable for use as structural fill year round.

If grading activities are planned during the wet winter months, or if they are initiated during the summer and
extend into fall and winter, the owner should be prepared to import wet weather structural fill. For this
purpose, we recommend importing a granular soil that meets the following grading requirements:

U.S. Sieve Size Percent Passing
6 inches 100
No. 4 75 maximum
No. 200 5 maximum®*

* Based on the 3/4-inch fraction.
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Prior to use, Terra Associates, Inc, should examine and test all materials imported to the site for use as
structural fill.

Structural fill should be placed in uniform loose layers not exceeding 12 inches and compacted to a minimum of
95 percent of the soil’s maximuwn dry density, as determined by American Society for Testing and Materials
(ASTM) Test Designation D-698 (Standard Proctor). The moisture content of the soil at the time of
compaction should be within one percent below to three percent above its optinum, as determined by this
ASTM standard. In nonstructural areas, the degree of coinpaction can be reduced to 90 percent.

5.3 Excavations

All excavations at the site associated with confined spaces, such as utility trenches must be completed in
accordance with local, state, or federal requirements. Based on current Washington Industrial Safety and
Health Act (WISHA) regulations, the upper medium dense weathered till, existing fill and recessional outwash
soils would be classified as Type C soils. The native dense to very dense unweathered till would be classified
as Type A soils.

Accordingly, temporary excavations in Type C soils should have their slopes laid back at an inclination of 1.5:1
(Horizontal: Vertical) or flatter, fromn the toe to the crest of the slope. Side slopes in Type A soils can be laid
back at a slope inclination of 0.75:1 or tlatter. For temporary excavation slopes less than 8 feetl in height in
Type A soils, the lower 3.5 feet can be cut to a vertical condition, with a 0.75:1 slope graded above. For
temporary excavation slopes greater than § feet, the slope above the 3.5-foot vertical portion will need to be laid
back at a minimum slope inclination of 1:1. All temporary exposed slope faces should be covered with a
durable reinforced plastic membrane during construction to prevent slope raveling and rutting during periods of
precipitation.

The above information is provided solely for the benefit of the owner and other design consultants, and should
not be construed to imply that Terra Associates, Inc. assumes responsibility for job site safety. It is understood
that job site safety is the sole responsibility of the project contractor.

5.4 Foundations

The residential buildings may be supported on conventional spread footing foundations bearing on competent
native soils or on structural fills placed above competent native soils. Foundation subgrade should be prepared
as recommended in Section 5.2 of this report. Perimeler foundations exposed to the weather should bear at a
minimum depth of 18 inches below final exterior grades for frost protection. Interior foundations can be
constructed at any convenient depth below the floor slab.

We recommend designing foundations for a net allowable bearing capacity of 2,500 pounds per square foot
(psf). For short-term loads, such as wind and seismic, a one-third increase in this allowable capacity can be
used. With structural loading as anticipated and this bearing stress applied, we estimate total foundation
settlement would be less than one-half inch.
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For designing foundations to resist lateral loads, a base friction coefficient of (.35 can be used. Passive earth
pressures acting on the sides of the footings can also be considered. We recommend calculating this lateral
resistance using an equivalent fluid weight of 300 pounds per cubic foot (pef). We recommend not including
the upper 12 inches of soil in this computation because it can be affected by weather or disturbed by future
grading activity. This value assumes the foundations will be constructed neat against competent native soil or
backfilled with structural fill, as described in Section 5.2 of this report. The values recommended include a
safety factor of 1.5,

5.5 Slab-on-Grade Floors

Slab-on-grade floors may be supported on subgrade prepared as recommended in Section 5.2 of this report.
Immediately below the floor slabs, we recommend placing a four-inch thick capillary break layer of clean, free-
draining, coarse sand or fine gravel that has less than three percent passing the No. 200 sieve. This material
will reduce the potential for upward capillary movement of water through the underlying soil and subsequent
wetting of the floor slabs. Where the slab-on-grade floors expose recessional sands, a capillary break layer
would not be necessary, A representative of Terra Associates, Inc. should observe the slab-on-grade areas o
determine if the capillary break layer is needed,

The capillary break layer will not prevent moisture intrusion through the slab caused by water vapor
transmission. Where moisture by vapor transmission is undesirable, such as covered floor areas, a common
practice is to place a durable plastic membrane on the capillary break layer and then cover the membrane with a
layer of clean sand or fine gravel to protect it from damage during construction, and aid in unifonn curing of the
concrete slab. It should be noted that if the sand or gravel layer overlying the membrane is saturated prior to
pouring the slab, it will be ineffective in assisting in uniform curing of the slab, and can actually serve as a
water supply for moisture transmission through the slab and affecting floor coverings. Therefore, in our
opinion, covering the membrane with a layer of sand or gravel should be avoided if floor slab construction
occurs during the wet winter months and the layer cannot be effectively drained. We recommend floor
designers and contractors refer to the 2003 American Concrete Institute (ACI) Manual of Concrete Practice,
Part 2, 302.1R-96, for further information regarding vapor barrier installation below slab-on-grade floors.

5.6 Stormwater Dispersion/Infiltration Feasibility

As mentioned above, development storinwater will be managed using downspout and sheet flow dispersion in
accordance with Chapter 5 of the Department of Ecology’s Stormwater Management Manual for Western
Washington. The roof dispersion trenches on Lots 1 and 2 will be located near the crest of slopes with
descending gradients in excess of 20 percent. Based on soil conditions observed at Test Pits TP-1 and TP-2, in
our opinion, discharge of roof runoff using dispersion trenches would not adversely impact the stability of the
slopes nor increase soil erosion.
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In our opinion, the recessional outwash sands we observed below the (wo feet of existing fill in the north north-
central portion of the site {Test Pits TP-3 and TP-4) would be favorable for considering use of infiltration as
means lo manage development stormwater as well. To determine the long-term design infiltration rate, we used
Method 2 as outlined in Section 3.3.6, Volume III of the Departiment of Ecology’s Srormnwater Management
Mannal for Western Washington. This method correlates the long-term infiltration rate with the Dy, erain size
determined from gradation testing of the soils in accordance with ASTM Test Designation D-422. Gradation
curves from laboratory testing on the soils are attached in Appendix A. On a preliminary basis, in accordance
with Table 3.8 in Section 3.3.6 of the Ecology manual, a long-term infiltration rate of 2 inches per hour could
be used. The area best suited for this consideration would be in the vicinily of Test Pit TP-4 where outwash
extended to the 15-foot termination depth of the test pit and no groundwater seepage was evident.

5.7 Utilities

Utility pipes should be bedded and backfilled in accordance with American Public Works Association (APWA)
or the local utility districts specifications. As a minimum, trench backfill should be placed and compacted as
structural fill, as described in Section 5.2 of this reporl. As noted, most native soils excavated on the site
should be suitable for use as backfill material during dry weather conditions. However, if utility construction
takes place during the wet winter months, it will likely be necessary to import suitable wet weather fill for
utility trench backfilling.

5.8 Drainage

Surface

Final exterior grades should promote free and positive drainage away from the site at all times. Water must not
be allowed to pond or collect adjacent to foundations or within the iminediate building areas. We recommend
providing a gradient of at least three percent for a minimum distance of ten feet from the building perimeters. If
this gradient cannot be provided, surface water should be collected adjacent to the structures and disposed to
appropriate storm facilities.

Subsurface

Where the fill material or glacial till soils are exposed at the foundation elevation, we recommend installing
perimeter foundation drains adjacent to the shallow foundations. The drains can be laid to grade at an invert
clevation equivalent to the bottom of footing grade. The drains can consist of four-inch diameter perforated
PVC pipe that is enveloped in washed pea gravel-sized drainage aggregate. The aggregate should extend six
inches above and to the sides of the pipe. Roof and foundation drains should be tightlined separately to the
storm drains. All drains should be provided with cleanouts at easily accessible locations. Where the cleaner
recessional outwash soils are exposed, foundation drains are not necessary.
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5.9 Pavements

Pavement subgrades should be prepared as described in the Section 5.2 of this repori. Regardless of the degree
of relative compaction achieved, the subgrade must be firm and relatively unyielding before paving. The
subgrade should be proofiolled with heavy construction equipment to verify this condition,

The pavement design section is dependent upon the supporting capability of the subgrade soils and the traffic
conditions to which it will be subjected. For the plat access roadway, with traffic consisting mainly of light
passenger vehicles with only occasional heavy traffic, and with a stable subgrade prepared as recommended, we
recommend the following pavement sections:

¢ Two inches of hot mix asphalt (HMA) over four inches of crushed rock base (CRB)

» Two inches of HMA over three inches of asphalt-ireated base (ATB)

The paving inaterials used should conform to the Washington State Department of Transportation (WSDOT)
specifications for Yz-inch class HMA, ATB, and CRB.

Long-term pavement performance will depend on surface drainage. A poorly-drained paveinent section will be
subject to premature failure as a result of surface water infiltrating into the subgrade soils and reducing their
supporting capability. To improve pavement performance, we recommend surface drainage gradients of at least
two percent. Some longitudinal and transverse cracking of the pavement surface should be expected over time.
Regular maintenance should be planned to seal cracks when they occur.

6.0 ADDITIONAL SERVICES

Terra Associates, Inc. should review final project designs and specifications in order to verify that earthwork
and foundation recommendations have been properly interpreted and incorporated into project design. We
should also provide geotechnical services during construction to observe comnpliance with our design concepts,
specifications, and recommendations. This will allow for expedient design changes if subsurface conditions
differ from those anticipated prior to the start of construction,

7.0 LIMITATIONS

We prepared this report in accordance with generally accepted geotechnical engineering practices. No other
warranty, expressed or implied, is made. This report is the copyrighted property of Terra Associates, Inc. and is
intended for specific application to the Maus Property project in Bellevue, Washington. This report is for the
exclusive use of Murray Franklyn and its authorized representatives.

The analyses and recommendations presented in this report are based on data obtained from the on-site soil test
pits. Variations in soil conditions can occur, the nature and extent of which may not become evident until
construction.  If variations appear evident, Terra Associates, Inc. should be requested to reevaluate the
recommendations in this report prior to proceeding with construction.
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APPENDIX A
FIELD EXPLORATION AND LABORATORY TESTING

Maus Property
Bellevue, Washington

On March 13, 2012, we observed the excavation of 4 test pits. The test pits were excavated using a trackhoe to a
maximum depth of 15 feet below existing site grades. Test pit locations were determined in the field by
measurements from existing site teatures. The approximate location of the test pits is shown on the attached
Exploration Location Plan, Figure 2. The Test Pit Logs are presented on Figures A-2 through A-5,

A geotechnical engineer from our office conducted the field exploration. Our representative classified the soil
conditions encountered, maintained a log of each test pit, obtained representative soil samples, and recorded
water levels observed during excavation. All soil samples were visually classified in accordance with the Unified
Soil Classification System (USCS) described on Figure A-1.

Representative soil samples obtained from the test pits were placed in closed containers and taken to our
laboratory for further examination and testing. The moisture content of each sample was measured and is
reported on the individual Test Pit Logs. Grain Size Analysis was performed on sclected samples. Results of the
analysis are shown on Figures A-6 and A-7.

Project No. T-6702
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LOG OF TEST PIT NO. TP-1

FIGURE A-2

PROJECT NAME: Maus Property PROJ. NO: T-8702 LOGGED BY: _CSD
LOCATION: _Bellevue, Washington SURFACE CONDS: Brush

APPROX, ELEV: N/A

DATE LOGGED: _March 13. 2012 DEPTH TC GROUNDWATER: 2 Feet DEPTH TO CAVING: _N/A

i
- 2
£l 2 S
= w CONSISTENCY/ - w
= & DESCRIPTION RELATIVE DENSITY B t REMARKS
o = = w
w L ¥
[ & 5
]
[V
(12 inches ORGANICS)
T Brown silty SAND, fine to medium grained, moist, some
moliling, some cementalion, rools. (SM) (Weathered lill}
¥ p 232
Medium Dense
5—.
10.0
2
Gray silty SAND with gravel, fine to medium grained,
T moist. (SM} (Unweathered Glacial till) Very Dense
10—
Test pit terminated al approximately 10 feet.
Minor groundwater seepage observed at 2 feet.
1
15
Terra

NOTE: This subsurface information pertains only to this test pit location and should
no! be interpreted as being indicalive of olher locations al the site,
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LOG OF TEST PIT NO. TP-2 FIGURE A3
PRCJECT NAME: Maus Propery PROJ. NO: T-6702 LOGGED BY: _CSD

LOCATION: _Bellevue, Washingion SURFACE CONDS: Brush

APPROX. ELEV: N/A

DATE LOGGED: _March 13, 2012 DEPTH TO GROUNDWATER: 4 Feet DEPTH TC CAVING: _N/A
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Gray silly SAND with gravel, fine to medium grained.
moist. (M} (Unweathered Glacial till}
i Very Dense
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Test pit terminated at approximately 10 feet.
Minor groundwater seepage observed at 4 feet.
15
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MNOTE: This subsurface information periains only to this test pit location and should Associates, Inc.
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LOG OF TEST PIT NO. TP-3

FIGURE A-4

PROJECT NAME: Maus Properiy PROJ.NO: T-6702 _~~ LOGGEDBY: CSD
LOCATION: _Bellevue, Washinglon SURFACE CONDS: Bryush

APPROX. ELEV: N/A

DATE LOGGED: _March 13, 2012 DEPTH TO GROUNDWATER: 7.5 Fect DEPTH TO CAVING: _Q {0 3 Feel
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E| 2 &
= w CONSISTENCY/ @ w
E E DESCRIPTION RELATIVE DENSITY = 'ﬂ_- REMARKS
wi = £ u
o 7] S
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TOPSOIL: black sand with silt and gravel, fine to medium Loose
7 grained, moist.
_ 17.8
1 FILL: brown silty sand with gravel, fine to medium grained, Loose
moist to wet, roots.
e Medium Dense
Red-brown silty SAND with gravel, fine to medium
grained, moist. {SM} (Weathered till) 9.4
5 2 _______________________________________________
Brown SAND with silt and gravel. fine to coarse grained, Dense
- moist to wet. (SP-SM) {(Recessional outwash)
x
8.1
3
Brownish-gray silty SAND with gravel, fine to medium
grained, moist. (SM) (Unweathered Glacial till) Very Dense
10 8.7
4
E Test pit terminated at approximately 10.5 fest.
Moderate groundwater seepage ohserved at 7.5 feet.
Minor caving observed between 0 and 3 feet.
15—
Terra

NOTE: This subsurface information perlains only (o this test pit location and should
nci be interpreted as being indicative of cther locations al the site.
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LOG OF TEST PIT NO. TP-4 FIGURE A-5

PROJECT NAME: iMaus Property PROJ. NO: T-8702 LOGGED BY: _CSD
LOCATION: _Bellevue, Washington SURFACE CONDS: Brush APPROX. ELEV: N/A
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TECHNICAL MEMORANDUM

June 25, 2012

To: Mr. Mike Miller, Pacific Properties
Mr. Thom Gebhard, Pacific Properties

From: Richard W. Lundquist, M.S., Wildlife Biologist

Raedeke Associates, Inc. W )
Christopher W. Wright, B.S.,|Soil & Wetland m
Raedeke Associates, Inc. )

RE: Maus Bellevue Property — ym /[{)() /&{7/
Wetland Reconnaissance and
Wildlife Habitat Assessment and Mitigation
(R.A.L. No. 2011-047-001/002)

At your request, Raedeke Associates, Inc. staff visited the Maus Property in Bellevue,
Washington on December 15, 2011, and May 29, 2012. The purpose of our December
15, 2011 site visit was to identify and delineate any wetlands or streams on the property
and to search for the presence or habitat of Federal- or State-listed endangered,
threatened, sensitive, candidate, other priority, or monitored wildlife species (hereafter
“species of concern’), Washington Department of Fish and Wildlife (WDFW)-designated
priority habitats (hereafter “priority habitats™), or habitat associated with City of
Bellevue-listed Species of Local Importance. Our May 29, 2012 site visit was primarily
focused on data collection for a City of Bellevue Urban Wildlife Habitat Functional
Assessment, following appropriate guidance (The Watershed Company 2009, revised
2010).

SITE LOCATION

The Maus Property is comprised of three parcels totaling approximately 2.75 acres in
size, located at 13819 SE 10" Street Bellevue, Washington. The properties are identified
as Tax Parcel Nos. 2077700055, 2077700060, and 2077700065. The northern boundary
of the study area is SE 10" Street, single family residences are located east, west, and
south of the investigated property.

METHODS

In order to identify potential wetland areas, we used the U. S. Army Corps of Engineers
(COE) Wetlands Delineation Manual (Environmental Laboratory 1987). The COE,
which requires use of the 1987 delineation manual, as amended, has federal regulatory
jurisdiction of the dredging or filling of "Waters of the United States," including

9510 Stone Avenue N. Seattle, WA 98103 206-525-8122 www.raedeke.com
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wetlands. As outlined in this methodology, the interaction of hydrophytic vegetation,
hydric soil, and wetland hydrology must be present for an area to be classified as
wetland. To be consistent with current regulations, field investigations were consistent
with the Regional Supplement to the Corps of Engineers Delineation Manual: Western
Mountains, Valleys, and Coast Region (COE 2010).

Prior to conducting our site visit, we accessed the online priority habitats and species
(PHS) database maintained by WDFW (2011) to search for the occurrence or habitat of
species of concern, or priority habitats that may be found on the site or in the vicinity.
Our December 15, 2011 wildlife reconnaissance focused on searching for the presence of
large stick-type nests, snags, hollow trees, large trees, tree cavities, mature forest, and
pileated woodpecker foraging sign. Large stick nests are built and used by several
species of concern, including bald eagles and great blue herons. Tree cavities are created
and used by woodpeckers, including species of concern such as the pileated woodpecker,
and are used secondarily by a host of bird and mammal species, including species of
concern such as purple martins, various cavity-nesting duck species, and various bats.
Hollow trees are used as daytime roosts for priority species including various bat species,
as well as Vaux’s swifts.

Our May 29, 2012 site visit was primarily focused on collection of data and other
information for a City of Bellevue Urban Wildlife Habitat Functional Assessment, though
we also noted the presence or sign of wildlife species and habitat features while on-site.
Our study was designed to meet criteria outlined by The Watershed Company (2009,
revised 2010). We collected data at regularly spaced sample plots located at least 50 feet
from the property boundary and 100 feet apart. Within each sample plot, we recorded the
cover by conifers, the percent cover by each vegetative strata, percent cover by invasive
plants, the number of snags >4 inches dbh, and the number of logs >6 inches at the
largest end. In addition, we recorded the diameter of the largest tree observed on-site,
and the number of plant species that covered at least 10 square feet. Also, we conducted
an off-site analysis of habitat connectivity to surrounding forested areas. The Functional
Assessment worksheet, data, analyses, and an associated figure are provided in Appendix
A.

RESULTS

We did not identify any wetlands or streams on the boundary. The eastern parcel of the
property contains a single-family home and outbuildings. The area surrounding the
house and garage is maintained as a landscaped lawn with ornamental shrub and tree
plantings. The remaining portions of the property, including the entirety of the western
and central parcels, are covered by a second-growth deciduous forest plant community
with a moderately to fully closed canopy (Figure 1). Dominant tree species include
bigleaf maple, black cottonwood, red alder, and blacklocust (primarily in the vicinity of
the house in the eastern parcel), and a few scattered conifers, primarily Douglas fir
(conifers averaged approximately 6% of the canopy cover). A generally dense
understory of shrubs, vines, and forbs is found throughout the undeveloped portions of
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the investigated area. Dominant shrub species present include Himalayan blackberry,
Indian plum, bitter cherry, salal, California blackberry, English laurel, English holly,
beaked hazelnut, and English ivy. English ivy covers the ground in several places on the
site, and has overgrown the trunks of many trees. Western swordfern and brackenfern
were the most abundant herbaceous plant species present, each of which was patchily
distributed. A scale model railroad track runs throughout the property.

The plant community observed on the site is not necessarily indicative of wetland
conditions. Soils observed on the site are sandy loams and loams that do not exhibit
redoximorphic features characteristically found in wetland soils. We did not see any
evidence of surface or near-surface water during our December 15, 2011 site visit.

We observed a topographic trough offsite to the south of the western portion of the
property. This topographic feature does not exhibit characteristics of a stream, such as
defined channel or evidence of water flow. However, the City of Bellevue online parcel
viewer (NWMaps.net) does depict a blue line associated with a stream in this vicinity.
The City does not identify any stream features on the Maus property.

The majority of the western parcel (including almost everything but the northern
panhandle) and the southwestern portion of the central parcel (including approximately
half of the parcel area) are mapped as a peripheral portion of a large area designated as a
“biodiversity area and corridors,” which is a WDFW-designated priority habitat (WDFW
2008). The information provided for this polygon (WDFW 2011) indicates that the full
mapped area includes “several forested open space areas in the Kelsey Creek Basin.”
“Biodiversity areas and corridors” (WDFW 2008) are partially defined as “areas of
habitat that are relatively important to various species of native fish and wildlife.”

During the course of our site visits, we documented the presence of 23 bird species and
the presence of one mammal, though a greater number of animal species are likely to
inhabit or otherwise use the site during different times of the year. Most of the species
we observed were fairly common year-round resident or neotropical migrant species,
though we observed a pileated woodpecker on the property, which is a State candidate
species (WDFW 2008). Some animals, such as salamanders and small mammals, are
likely to live on the site year-round, but are sedentary and/or secretive and are unlikely to
be detected without specific studies.

Snags provide important foraging habitat, as well as breeding and cover sites for a variety
of vertebrate wildlife species, as well as invertebrates. We documented snags on the
Maus Bellevue property, most of which were small (less than 10 inches diameter at breast
height [dbh]) Scouler’s willow (Salix scouleriana), though several were approximately

14 to 16 inches dbh. On several of these snags, we observed large, oblong excavations
that are indicative of pileated woodpecker foraging. It was difficult to ascertain if some
of the snags on the property were used by pileated woodpeckers, as they were covered
partially or entirely by English ivy.
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Large (>12 inches diameter at the large end) down logs provide cover, as well as
foraging, breeding, and cover sites for a variety of invertebrates, small mammals, and
amphibians. Woody debris of varying sizes was present on the property, which probably
provides habitat for these animals. However, we documented few large logs on the site,
and in general the woody debris on the site is not of a general density as to be particularly
significant. However, it should be noted that some logs could easily be missed on the site
due to the dense English ivy and periwinkle that covers the ground throughout much of
the property.

We did not see any tree cavities, significant stumps, or hollow trees on the site, and the
forest on the property does not meet the WDFW (2008) definition of mature forest.

We did not observe any evidence of nesting within the site or vicinity by hawks, eagles,
or great blue herons during our field investigation. Site conditions were generally not
conducive for large raptor nesting, as the majority of the trees onsite were not large
enough and/or did not have branching patterns conducive to supporting large stick nests.

The Bellevue Urban Wildlife Habitat Functional Assessment for the property (Appendix
A) provided a score of 45 points.

REGULATORY CONSIDERATIONS

The City of Bellevue (2011) regulates wildlife through protection of habitat associated
with “Species of Local Importance.” Of the species listed as Species of Local
Importance, we detected the presence of one — the pileated woodpecker. As described
above, we observed a pileated woodpecker on the site on May 29, 2012, as well as
several snags showing signs of pileated woodpecker foraging. We did not observe the
presence or sign of any additional City of Bellevue-listed Species of Local Importance on
the site during any of our field visits.

Pileated woodpeckers are relatively large birds with large home ranges (typically 1 to 2
or more square miles) that are found throughout low- to mid-elevation forested areas of
Washington State (Lewis and Azerrad 2004). Because of their large territory size and
willingness to fly over large areas of non-habitat to reach foraging areas, pileated
woodpecker foraging sign is commonly found on snags within the Puget Sound region, in
some cases regardless of the size of a given forested area or perceived degree of isolation
and habitat quality. Pileated woodpeckers appear to use the Maus Bellevue property for
foraging, and snags large enough to potentially be used for roosting or nesting are
generally absent. Due to the size of the site and the typically large territory size occupied
by this species, the Maus Bellevue site is likely to represent a small portion of the overall
territory of the birds that use the property.

When habitat associated with a Species of Local Importance is located on a property, the
City of Bellevue (2011) requires that WDFW management recommendations be
implemented on the site for any such species present. WDFW management



Maus, Gonservati Pl

12??%@%1@2@!%1@3& Mr. Thom Gebhard Attachment 4 - Habitat Report
June 25, 2012
Page 5

recommendations for pileated woodpeckers (Lewis and Azerrad 2004) focus on
preservation of contiguous patches of forest habitat, as well as provision and maintenance
of snags and decaying live trees of varying sizes for nesting, roosting, and foraging,
where feasible.

On the Maus Bellevue site, the majority of the property would be cleared under the
proposed development, which would result in the loss of a small amount of pileated
woodpecker foraging habitat and reduce the overall size of the forest patch that this
species occupies locally (Figure 2). However, two forested areas would be preserved on
the site — one in the southeastern portion of Tax Parcel No. 2077700065 (southeastern
part of the site) and one in the southern portions of Tax Parcel Nos. 2077700055 and
2077700060 (southwestern part of the site), thus minimizing to some degree the overall
impact of the proposed development on pileated woodpeckers (Figure 2).

Under the proposed development plan, the forested area in the southwestern portion of
the site would still be contiguous with the Kelsey Creek Basin forest. The preserved
forest in the southeastern part of the site, though it would have limited habitat
connectivity to the Kelsey Creek Basin forest, would still easily be accessed by pileated
woodpeckers.

HABITAT MITIGATION PLAN

The WDFW (2005) site-specific management recommendations for pileated
woodpeckers recognize that in the urban/suburban areas the availability of trees, snags,
and habitat may be insufficient on a given site to implement the standard management
recommendations (Lewis and Azerrad 2004, WDFW 2005) for western Washington
(which entail retaining very large patches of forest with large snags of varying size
classes). The site contains no snags of the sizes recommended to be retained as potential
nest or roost sites (61-122 inches dbh), and only a few snags in the smallest size range
recommended to provide foraging habitat (10-20 inches dbh) under the standard WDFW
(Lewis and Azerrad 2004, WDFW 2005) management recommendations. Thus, it is
reasonable to conclude that standard WDFW management recommendations cannot be
applied to the property. In such cases, particularly in urban/suburban areas such as this,
the WDFW (2005) recommends the following:

e Planners target conservation of larger forest patches (>74 acres), and specifically
areas with the largest trees and snags;

e Where large forest patches are unavailable, smaller forest patches (>7 acres) be
retained;

e Retain and create snags and retain live trees in the largest size classes available.

The entire Maus property is smaller than even the small forest patches recommended for
retention, so the first two recommendations are not practical for the site. As stated above,
clearing of the Maus property would remove a small area of forest that is contiguous with
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the larger Kelsey Creek Basin forest. However, two areas on the site would be retained
that would preserve some habitat for pileated woodpeckers.

In this context, to provide compensation for the anticipated loss of potentially usable
snags for pileated woodpeckers on the Maus Bellevue site, we recommend the following
actions in order to provide foraging habitat for this candidate species, as well as improve
overall wildlife habitat of the retained forest habitat:

1) All standing live trees and snags within the two retained open space areas, with
evidence of use by woodpeckers, will be retained (Figure 2). We recognize that
highly decomposed trees and snags may present a possible safety hazard and may
therefore need to be removed. If any of these or other trees and snags greater than
10 inches dbh are required to be felled for safety reasons within retained forest
areas, they would be cut to a height of 15 to 20 feet and retained, where feasible
and given safety considerations. In instances where tree trunks may be retained in
this manner, the remainder of the tree would be dropped and left in place in the
retention areas to provide downed logs which may be used by foraging
woodpeckers. Large limbs may be removed from these trees if necessary due to
space availability.

2) In order to compensate for loss of snags as potential foraging habitat, we
recommend creating up to 6 snags from existing live trees within the retained
open space areas, provided that the minimum number of live trees required under
the City of Bellevue’s tree retention code can be retained as well within the open
space areas. We do not recommend “planting” snags from trees removed from
the site, as this may unnecessarily disturb and damage existing vegetation and
soils within the retained areas, particularly the sloped areas. Existing trees should
be cut to a height of 15 to 20 feet and girdled near the base, where feasible given
safety considerations. Deciduous trees such as alder, willow, and cherry are
preferred, and defective trees are preferred over healthy trees. The specific trees
to be used for snag creation (see Figure 2) would be confirmed by the project
biologist at the time of site clearing.

3) In addition, 6 logs at least 15 feet long will be selected and placed within the
retained open space areas to enhance retained forested open space for pileated
woodpecker foraging. These may be selected during tree clearing operations from
trees to be removed from the site, or from portions cut from trees to be made into
snags, as appropriate. Pileated woodpeckers use downed logs greater than or
equal to 12 inches in diameter at the largest end as foraging sites, but to a lesser
extent in western Washington than east of the Cascade Range (Aubry and Raley
2002, Bull 1987). Aubry and Raley (2002) suggested that in wet western
Washington forests, the overall moisture content of logs lying on the ground may
be sufficient to prevent infestation of insects that pileated woodpeckers feed on.
However, they further documented that downed logs that were used by
woodpeckers were typically those raised off the ground (Aubry and Raley 2002).
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The logs placed in the open space areas will provide both current and future
foraging sites for pileated woodpeckers once the logs age and become invaded by
carpenter ants and other insects. Logs will be chosen for placement on the
following criteria:

a. Size — Larger logs will be selected and shall be at least 15 feet long and at
least 12 inches in diameter at the large end.

b. Defect — Logs with current defects such as heart-rot, carpenter ant
infestation, or other insect damage are preferred. However, trees that
appear to have been heavily used as foraging sites in the past with no
recent sign of use by woodpeckers should not be used.

c. Species — Preference is for alder logs and Douglas-fir, where available.
Based on our habitat assessment, only a few snags with woodpecker
forage sign were observed, and most of these were relatively small
Scouler’s willow. For mitigation tree selection purposes, red alder tends
to decay at a more rapid rate than conifers; therefore, a mix of both types
will provide foraging habitat over a longer period of time.

d. Placement — Logs would be placed in the retained open space. These logs
will be clustered in pairs such that for each log directly on the ground, one
log will be laid over it to keep them relatively dry. Exact locations for log
placement would be determined in the field by the project biologist to
minimize damage to native vegetation that may result from this work.

4) In addition to snags and logs, we recommend planting of conifer trees to enhance
overall wildlife habitat within the open space areas and to provide some screening
from neighboring properties. We recommend planting conifer trees along the
perimeter of the retained open space areas, within rear lot areas, and along the
western and eastern perimeter of the project site (Figure 2). Conifer plantings
should be spaced 12 to 15 feet apart and consist of a mix of Douglas fir and
western red cedar, depending on site conditions. Douglas fir should be planted in
more exposed areas, and cedar should be planted in more shady areas.

LIMITATIONS

We have prepared this report for the exclusive use of Pacific Properties, Inc. and their
consultants. No other person or agency may rely upon the information, analysis, or
conclusions contained herein without permission from Pacific Properties, Inc.

The determination of ecological system classifications, functions, values, and boundaries
is an inexact science, and different individuals and agencies may reach different
conclusions. With regard to wetlands, the final determination of their boundaries for
regulatory purposes is the responsibility of the various agencies that regulate
development activities in wetlands. We cannot guarantee the outcome of such
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determinations. Therefore, the conclusions of this report should be reviewed by the
appropriate regulatory agencies.

We warrant that the work performed conforms to standards generally accepted in our
field, and prepared substantially in accordance with then-current technical guidelines and
criteria. The conclusions of this report represent the results of our analysis of the
information provided by the project proponent and their consultants, together with
information gathered in the course of the study. No other warranty, expressed or implied,
is made.

Thank you for the opportunity to prepare this material for you. Please let us know if you
have any questions or need additional information.
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City of Bellevue Urban Wildlife Habitat Functional Assessment



Maus Conservation Short Plat
12-110357-LN / 12-113805-LO

Property address \E‘%\O\ SE toth, E‘%"‘; 78003

Range 5 E Township A Ll Section 3
Parcel number 2% [ 170 DB SS, = 060, encl “00LS

Property owner

Location

City of Bellevue

FUNCTIONAL ASSESSMENT TOOL
for Upland Habitat

Telephone number ( ) =

Staff L)oo__l N\Q_f‘{‘:f\/\ [N

Project name

Project contact

Meus Sellevue

Attachment 4 - Habitat Report

) - -

Telephone number(

Address

Date(s) of site visit(s) |2/ | S/ 1L, S/24 /712

! e
Washington Department of Fish and Wildlife Priority Habitat and Species (PHS) data obtained? Y/N \/ A PHS ol “"‘)

1.0 PROPERTY DESIGNATION Zone A Zone B Zone C Zone D Zone
1.1 | Existing impervious surface >90% 50-90% 20-50% (0-20%) D
2.0 LANDSCAPE PARAMETERS No points 1 point 2 points 3 points Additional points Total
Land use/development
21 | gonsity Zone A Zone B Zone C 2
*Occurrence (number) of @
22 habitat types 0 1 2 3
**Proximity of known . ;’:T;;int if b ;Od;f,”;trs:;i
2.3 | critical areas (distance to >2,500 ft <2,500 ft <1,200 ft | contiguous with 4 f\’rj‘ o
edge) \critical area S ok s,
No connection to >25-foot-wide >50-foot-wide >50-foot-wide +1 point for 2150-
™ other habitat connection to connection to connection King | foot-wide
f ot 24 Habitat connectivity and areas vegetated areas || vegetated areas || County wildlife connection King D\
D LDZ " ; corridors of at least 1 of at least 50 network or County wildlife
acre acres but not listed parks*** network or listed
listed parks** parks***

(Revised Fe

21 May 2009
bruary 2010)



Maus Conservation Short Plat
12-110357-LN / 12-113805-LO

City of Bellevue
FUNCTIONAL ASSESSMENT TOOL

Attachment 4 - Habitat Report

for upland habitat
e oA = )
N\WW 25 | Patch size <0.-1.0 ac 1.0-5.0 ac >5-10 ac 10-42 acres | 42 acres =4 4
Lpomts;
2.0 LANDSCAPE PARAMETERS No points 1 point 2 points 3 points Additional points | Total
" ; ; No or isolated +1 point if wildlife
intersppreionol habitge patch (no others network or listed <
26 patches (excluding e Low Moderate . ~
: within 0.5-ac park is included e’
patches <1 ac in area) circle)
3.0 | LOCAL PARAMETERS No points 1 point 2 points 3 points Additional points | Total
; - No significant 6-12" dbh 12-20" dbh { 520" dbh tree(s)) | +1 point if tree(s)
3.1 :iltzee o niative treds; an trees on site tree(s) present tree(s) present present >30" dbh are 3
" present
No conifers on ro—nifers very Conifers co- or Conifers +1 point if conifers
3.2 Coniferous component site sparse or sub-dominant in | dominant >30" dbh are )
present in overstory present
understory onl
3.3 Percent cover (sample
vegetated areas only)
5 +1 point for cover
G d layer (0-2.3 7 % - inti
Mol igeri02atl) 0% 0-25% 25-50% @ >T57 A peint i 2
(5-ft radius) . mowed grass is
>50%
Shrub layer (2.3-25 ft) +1 point for cover
0% 0-25% ( 25-509 ) 0%+
(10-ft radius) ’ ° 3 50% >75% ’_)\
Canopy (>25 ft) +1 point for cover
0% -25% 25-509 [ 50%+
(30-ft radius) ’ RS ik o0% >75% 5
Vegetative vertical FHD =0 FHD < 0.70 FHD = 0.70- ( FHD > 0.90 )
3.4 structural diversity 0.90 5
(foliage height diversity)

21 May 2009
(Revised February 2010)




Maus Conservation Short Plat City of Bellevue

JaTIESSELN 1211300519 FUNCTIONAL ASSESSMENT TOOL
for Upland Habitat

Vegetative species . . . = :
35 dehiiass 0-1 species 2-5 species 6-19 species 3

Invasive species

3.6 | component >75% cover (25-75% cover) | 10-25%cover <10% cover ]

3.0 LOCAL PARAMETERS No points 1 point 2 points 3 points Additional points | Total

Attachment 4 - Habitat Report

>1.0 mi or artificial | 0.3-1.0 mior <0.3 mior Natural water

\ feature with artificial feature | artificial feature || feature present .
O = 37 Proximity to year-round maintained with maintained/ | with maintained/ || within patch ,1\
’ water finvasive buffer invasive buffer invasive buffer with native
present within present within present within buffer
0.3-1 mi <0.3 mi patch

Add 0.5 point for

3.8 | Snags (24 in dbh) No snags on site 1/ac or fewer 2-6/ac Zigh1 f(gr:[[‘fgl:h

each >30 in dbh

Pl W

39 | Other habitat features None 1 5 or more

Landscape parameters points

Y
[6.9)

il

Local parameters points

TOTAL POINTS Aksy
* Use circle of the appropriate size for the property’s zone: \
Zone A-0.5ac Downa o waoond
ZoneB-5.0ac U/\u\/\(‘j 3+—r‘uc“( A
Zone C—-100 ac
Zone D — 250 ac
** PHS data required for sites in Zone D
21 May 2009

(Revised February 2010)
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12-110357-LN / 12-113805-LO FUNCTIONAL ASSESSMENT TOOL Attachment 4 - Habitat Report
for upland habitat

**Parks: Mercer Slough, Phantom Lake wetland complex, Larson Lake wetland complex, Cougar Mountain Regional Wildland Park,
Weowna Park; King County wildlife network

21 May 2009
(Revised February 2010)
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£ Lo

{ | ‘

] Highlighted Feature
I_ | County Boundary Highways
Contours (5ft light) Streets Parcels
L/ 1005001000 af Mty 2009 Color Aerial Photos (6in)
{cont} {cont)

The information included on this map has been compiled by King County staff from a variely of sources and is subject to change without notice. King
County makes no representations or warranties, express or implied, as to accuracy, complefeness, timeliness, or rights to the use of such information.

This document is not intended for use as a survey product King County shall not be liable for any general, special. indirect, incidental, or consequential . =
damages including, but not limited to, lost revenues or lost profils resulting from the use or misuse of the information contained on this map. Any sale of . Kln COunt
this map or infermation on this map is prohibited except by written permission of King County. 3 g . y
Date: 5/29/2012 Source: King County IMAP - Property Information (hitp./iwww. metrokc.gov/GIS/iIMAP)
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30' rad. 5rad. 10'rad. 30' rad. 30' rad. 30' rad. 30' rad.
% Conifer | % Cover| % Cover| % Cover |% Invasive # Snags # Downed
Plot # | in Canopy | 0-2.3 ft. [ 2.3-25 ft. >25 ft. Cover >4" dbh Wood >6"
1 30 80 60 65 5 2 3
2 0 40 50 60 5 0 6
3 0 35 20 90 30 1 3
4 0 95 10 15 90 1 3
5 0 95 40 75 95 2 4
6 0 75 25 45 5 0 0
7 0 90 25 60 80 1 3
8 20 40 50 85 15 0 1
9 0 35 50 80 15 0 0
Avg. 6 65 37 64 38 0.8 2.6
Native Plant Species Vegetative Vertical

>10 s.f. Structural Diversity
ACMA RUUR POMU Stratum Pi pilnp;
PSME  OECE PTAQ 0-2.3 feet 0.39 -0.37
ARME FRPU LOCI 2.3-25 feet 0.22 -0.33
PREM COCO >25 feet 0.39 -0.37
ALRU  GASH Sum(-1) 1.07
POBA  HODI

PISI RUPA

ROGY Non-Native Plant Species >10 s.f.

MAAQ ROPS RUAR HEHE

VAPA Sorbus spp. Laurel spp. GERO

SASC ILAQ Periwinkle spp.

SPDO CRMO

Total = 22 native species

Largest Tree Seen Onsite: 26.5" dbh Douglas fir

Attachment 4 - Habitat Report
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To see all theAdlgeimefti4t-dtabiigtiierer the
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