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I. Proposal Description 

 
A. Background 
The applicant is proposing to construct one (1) single family residence with a 
disturbance area of 8,987 square feet on the 2.5 acre property located at 1807 134th Ave 
SE.  The site is encumbered by stream, wetland, habitat and geologic hazard critical 
areas and associated critical area buffers with limited area available for development. 
Due to the extent of critical areas and critical area buffers, the site qualifies for a 
reasonable use exception under LUC 20.25H.200.  This critical areas land use permit 
documents the existing site condition, identifies an allowed development envelope, and 
establishes conditions and performance standards that must be met in order to obtain 
subsequent permits for the construction of the single family residence on the subject 
property.   

 
B. Proposal 
The proposal under review includes site clearing and grading necessary for the 
construction of one (1) single family residence. The proposed residence will be located 
in the northwest corner of the property where access from 134th Ave SE is available. The 
residence design anticipates a footprint of up to 3,000 square feet and includes a 
standard 2 car garage and daylight basement designed to fit the sites sloping 
topography. The residence will be surrounded by landscaping typical to residential 
development except that the southeast edge of the development envelope will be 
bordered by native plantings and a contained by a fence and signage indicating the 
balance of the site is protected as a native growth area. The site will be served by an 
oversized driveway designed to accommodate additional parking as 134th Ave SE does 
not provide on-street parking. Required utility connections are available in 134th Ave SE.  
 
The applicant has demonstrated that the proposed development is the minimum 
necessary to develop the site and the 8,987 square feet of proposed disturbance is less 
than the maximum 10,000 square feet allowed under LUC 20.25H.200. No disturbance 
outside of the proposed 8,987 square foot development envelope is allowed during or 
after construction except for areas where wetland and stream enhancement is proposed 
including activity necessary for invasive plant remove and native plantings. The balance 
of the 2.5 acre site (99,956 square feet) will be dedicated as native growth area through 
recording of a Native Growth Protection Easement. A project site plan is included as 
Figure 1 below and as Attachment 1 to this staff report. A project narrative is included 
as Attachment 2.  
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Figure 1 – Site Plan 

 
 

 
II. Site Description, Zoning, Land Use and Critical Areas 

 

A. Site Description 

The site is undeveloped and is located in the City of Bellevue, Washington. The property 
address is 1807 – 134th Ave SE, tax parcel # 0324059151, and is located within the R‐
20 Multifamily Residential zone. Topography on the site slopes moderately down from 
east to west; with steeper slopes locate along the eastern boundary of the property. 
Vegetation on the site consists primarily of a mix of deciduous forest interspersed with 
brushy areas. The majority of the property consists of a Category I wetland. In addition, 
one Type F stream flows from northeast to southwest within the wetland in the 
northwestern portion of the site. A site aerial photo is included in Figure 2 below. A 
wetland, stream, and habitat report is included as Attachment 3.  
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Figure 2 – Site Aerial Photo 

 
 
B. Zoning   
The property is zoned R-20, multi-family residential. The proposed single family 
residence is allowed in the R-20 zone (LUC 20.20).   
 

C. Land Use Context   
The property has a Comprehensive plan Land Use Designation of MF-M (Multi Family 
Medium Density).  A single family residence is consistent with this land use. 
 

D. Critical Areas 

 
i. Geologic Hazard Areas   
 

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

8,987 Square Foot Development Area 
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City and its residents. Several of Bellevue’s remaining large blocks of forest are 
located in steep slope areas, providing habitat for a variety of wildlife species and 
important linkages between habitat areas in the City.  These steep slope areas also 
act as conduits for groundwater, which drains from hillsides to provide a water 
source for the City’s wetlands and stream systems.  Vegetated steep slopes also 
provide a visual amenity in the City, providing a “green” backdrop for urbanized 
areas enhancing property values and buffering urban development. 
 
b. Existing Geologic Hazard Area Conditions: 
The property has areas of southeast-facing slopes that are 40% or greater, have a 
rise of greater than 10 feet in elevation and cover 1000 square feet or more in area.  
These areas of steep slopes meet the definition of steep slopes in LUC 20.25H.  
Steep slopes are required to have buffers of 50’ measured from the top-of-slope and 
structure setbacks of 75’ from the toe-of-slope. 
 
c. Impacts to Geologic Hazard Areas: 
No development is proposed within steep slope geologic hazard areas, top of slope 
buffers, or toe of slope structure setbacks. No impacts to geologic hazard area 
resources is anticipated or allowed as part of this proposal. A site survey is included 
as Attachment 4.  

 
ii. Wetlands 
 

a. Wetland Functions: 
Wetlands provide important functions and values for both the human and biological 
environment—these functions include flood control, water quality improvement, and 
nutrient production.  The benefits provided depend on their size and location within a 
basin, as well as their diversity and quality. While Bellevue’s wetlands provide 
various beneficial functions, not all wetlands perform all functions, nor do they 
perform all functions equally well.  However, the combined effect of functional 
processes of wetlands within basins provides benefits to both natural and human 
environments.  For example, wetlands provide significant stormwater control, even if 
they are degraded and comprise only a small percentage of area within a basin. 
 
b. Existing Wetland Conditions: 
One wetland (Wetland A) is located throughout the majority of the site. This wetland 
is part of a much larger wetland system that extends off-site to the south and west 
and is associated with the Richards Creek riparian corridor. The on-site portion of the 
wetland appears to be hydrologically supported primarily by groundwater seepage 
from the adjacent hillside and little evidence of ponding or overbank flooding from the 
stream was observed during the field investigations. Soils throughout the on-site 
portion of the wetland were generally saturated to the surface. Vegetation within the 
on-site portion of the wetland consisted of a mix of palustrine forested and scrub-
shrub plant communities that at the time of the delineation was dominated by red 
alder (Alnus rubra), salmonberry (Rubus spectabilis), Himalayan blackberry (Rubus 
armeniacus), lady fern (Athyrium filix-femina), and skunk cabbage (Lysichiton 
americanum).  
 
Although the on-site portion of the wetland, was considered to be a Slope 
Hydrogeomorphic class, the off-site portion of the wetland appears to contain both 
Riverine and Depressional components and the overall wetland unit was rated as 
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Depressional. Wetland A appears to meet the criteria for a Category I wetland with 
24 Habitat Points as defined in the 2004 Washington State Department of Ecology 
Wetland Rating System for Western Washington (Appendix B). On undeveloped 
sites in the City of Bellevue, Category I wetlands with habitat scores between 20 and 
28 require a standard 110-foot buffer plus 20-foot structure setback per LUC 
20.25H.035.A. A wetland, stream, and habitat report is included as Attachment 3. 
 
c. Wetland Impacts: 
Wetland areas on the site would be preserved and no fill or loss of wetland is 
proposed. Construction of a residential structure in the northwestern corner of the 
site will, however, impact buffer area utilizing the City of Bellevue’s Reasonable Use 
provisions. Much of this buffer area has been historically disturbed and at the time of 
the field investigations consisted primarily of scattered big-leaf maple (Acer 
macrophyllum) and red alder (Alnus rubra) trees with an understory dominated by 
Himalayan blackberry (Rubus armeniacus). 
 
In addition, limited buffer area would be temporarily impacted during installation of a 
water line along the site’s northern border. Since this portion of the property was 
recently disturbed during installation of a sewer line, no impacts to significant 
vegetation are anticipated from installation of the water line. All temporarily impacted 
buffer areas would be restored with native vegetation following construction. 
 

iii. Streams and Riparian Areas 
 

a. Stream and Riparian Area Functions:  
A healthy aquatic environment relies on processes sustained by dynamic interaction 
between the stream and the adjacent riparian area.  Riparian vegetation in 
floodplains and along stream banks provides a buffer to help mitigate the impacts of 
urbanization. Healthy riparian areas support healthy stream conditions. 
 
Upland and wetland riparian areas retain sediments, nutrients, pesticides, 
pathogens, and other pollutants that may be present in runoff, protecting water 
quality in streams. The roots of riparian plants also hold soil and prevent erosion and 
sedimentation that may affect spawning success or other behaviors, such as feeding. 
 
Both upland and wetland riparian areas reduce the effects of flood flows. Riparian 
areas and wetlands reduce and desynchronize peak crests and flow rates of floods. 
Upland and wetland areas can infiltrate floodflows, which in turn, are released to the 
stream as baseflow. 
 
Vegetated riparian areas also provide a source of large woody debris that helps 
create and maintain diverse in-stream habitat, as well as create woody debris jams 
that store sediments and moderate flood velocities. 
 
b. Existing Stream conditions:  
A small stream drains from northeast to southwest within the wetland in the 
northwest portion of the site. This stream is a tributary to Richards Creek and has 
been classified as a Type F stream under LUC 20.25H.075. Type F streams on 
undeveloped sites in the City of Bellevue require a standard 100 foot buffer plus a 20 
foot structure setback. A wetland, stream, and habitat report is included as 
Attachment 3. 
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c. Stream Impacts:  
The stream on the site would be preserved and no fill or loss of stream channel is 
proposed. Construction of a residential structure in the northwestern corner of the 
site will, however, impact buffer area utilizing the City of Bellevue’s Reasonable Use 
provisions. Much of this buffer area has been historically disturbed and at the time of 
the field investigations consisted primarily of scattered big-leaf maple (Acer 
macrophyllum) and red alder (Alnus rubra) trees with an understory dominated by 
Himalayan blackberry (Rubus armeniacus). 
 
In addition, limited buffer area would be temporarily impacted during installation of a 
water line along the site’s northern border. Since this portion of the property was 
recently disturbed during installation of a sewer line, no impacts to significant 
vegetation are anticipated from installation of the water line. All temporarily impacted 
buffer areas would be restored with native vegetation following construction. 

 
iv. Habitat for 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). 
 
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:   
A wildlife habitat assessment was conducted on March 6, 2012 following the general 
methodology outlined in Using the Bellevue Urban Wildlife Habitat Functional 
Assessment Model (revised February 2010). Based on this assessment, the project 
site had a numerical score of 49.5. Scores in excess of 40 points are generally 
indicative of high value wildlife habitat areas. The site scored especially high within 
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the landscape parameters since it is part of a biodiversity corridor identified as a 
priority habitat on the Washington Department of Fish and Wildlife Priority Habitat 
and Species database (PHS). A wetland, stream, and habitat report is included as 
Attachment 3. 
 
c. Impacts to Habitat Features:   

Under the proposed project, all of the vegetation on the site would be preserved 
except for the northwestern corner of the property. Although understory vegetation in 
the vicinity of the proposed duplex is dominated by non-native Himalayan blackberry, 
construction of the project will require the removal of a minimum of seven trees (see 
survey). In addition, at its closest point the building will be about 25 feet from the 
edge of the wetland and adjacent stream. Since none of the species of local 
importance appear to have a primary association with the project site, there are no 
anticipated significant impacts to these species from the proposed development.  
 

III. Consistency with Land Use Code Requirements: 
 

A. Zoning District Dimensional Requirements: 
This is a proposal to obtain a reasonable use exception for the construction of a single 
family residence.  The property is zoned R-20.  The property is entirely encumbered by 
critical areas and critical area buffers.  The proposal is consistent with the underlying 
zoning district and applicable dimensional requirements based on the materials 
submitted.  Additional review to ensure consistency with district specific dimensional 
limitations will be completed with construction permit review and issuance. 
 
B. Critical Areas Requirements: 
The City of Bellevue Land Use Code 20.25H.025 designates streams, wetlands, 
geologic hazard areas and habitat associated with species of local importance.  
Permanent and temporary disturbance within the designated critical areas and critical 
area buffers are regulated.  The subject property qualifies for reasonable use under 
applicability standards outlined in LUC 20.25H.200.  The presence of the critical areas 
and critical areas mentioned above on a site that qualifies for a reasonable use 
exception requires that the applicable performance standards outlined in LUC 
20.25H.080.A, LUC 20.25H.100, and LUC 20.25H.205 be met. No impacts to slopes, 
slope buffers, slope setbacks, or habitat areas is proposed.  

 
i. Consistency with LUC 20.25H.200 Reasonable Use Exception – Applicability 

 
 A reasonable use exception may be granted when no other reasonable use of 

property exists by the application of the regulations of LUC 20.25H.200.  The site is 
entirely encumbered by critical areas and critical area buffers. Under LUC 
20.25H.200.A.4.a, a lot in the R-20 land use district with less than 10% of the site 
available for development is considered to have no reasonable use and qualifies for 
a reasonable use exception.   
 

Finding:  The subject property is entirely encumbered by critical areas and critical area 
buffers and has zero (0) square feet of buildable area.  The property qualifies for a 
reasonable use exception. 

  
ii. Consistency with LUC 20.25H.080.A and LUC 20.25H.100 Streams and 

Wetlands – Performance Standards – General  
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Finding: 
a. The proposed development will have no exterior lighting directed toward the 

stream and wetland.   
b. During construction, activities that generate noise will be the minimum necessary 

to construct and develop the site.  After construction, noise from the residential 
use will be minimal.  Noise levels will be typical for a single-family residence and 
will not be more that ambient noise from adjacent roadway.  Preserved significant 
vegetation and restoration plantings will serve to buffer noise impacts. 

c. Toxic runoff from the new impervious surface at the residence will be directed into 
the existing storm drainage system and will not be directed into the stream or 
wetland critical areas or critical area buffers. 

d. No treated water sources will be created.  Runoff into the stream or wetland 
critical areas or critical area buffers will be negligible. 

e. At the outer edge of the stream and wetland buffer a post and rail fence and 
dense planting of native vegetation will be installed to limit human and pet traffic 
into the critical area and critical area buffer. 

f. Pesticides, insecticides and fertilizers will not be used at the proposed 
development site.  Invasive species and weed control in establishment of 
restoration areas will be done manually.  

 
iii. Consistency with LUC 20.25H.205 Reasonable Use Exception – Performance 

Standards 
 

Finding: 
a. The structure is being located on the site at the northwest extreme of the property.  

It will conform to the minimum required setback.  The permanent disturbance on 
the site will be at or below the maximum allowed per the reasonable use 
exception allowed for this site. 

b. The access points for the new structure will be from the north side of the structure 
from the driveway and through the garage.  

c. The access drive will be on the north side of the structure connecting directly to 
134th Ave SE. This is the location furthest from the most sensitive areas of the 
property. 

d. All utilities serving the site will come across or under the access driveway north of 
the structure from the street. 

e. All utility installation, construction or staging will occur with the areas of permanent 
disturbance and will be covered by permanent structures landscaped surfaces.  
No restoration of these areas is anticipated. 

f. There will be no areas of permanent disturbance outside of the 8,987 square foot 
area allowed under the reasonable use exception.  No permanent disturbance will 
occur within any critical areas. On-site mitigation will be achieved through buffer 
enhancement and invasives removal.   

g. Fencing and buffer plantings are planned for the boundaries of buffers 
surrounding the new residence on the southeast boundaries.   

 
IV. State Environmental Policy Act (SEPA) 

 
The environmental review indicates no probability of significant adverse environmental 
impacts occurring as a result of the proposal.  The Environmental Checklist submitted with 
the application adequately discloses expected environmental impacts associated with the 
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project. The City codes and requirements, including the Clear and Grade Code, Utility Code, 
Land Use Code, Noise Ordinance, Building Code and other construction codes are 
expected to mitigate potential environmental impacts. Therefore, issuance of a 
Determination of Non-Significance (DNS) is the appropriate threshold determination under 
the State Environmental Policy Act (SEPA) requirements. The project SEPA checklist is 
included as Attachment 5.  
 
A. Earth and Water 
The applicant is proposing to construct a single family residence on the property at 1807 
134th Ave SE.  The site contains south facing slopes ranging from flat to 53%.  The soils are 
generally classified as Everett-Alderwood gravelly sandy loam (EwC) and the eastern 
portion is underlain by Alderwood gravelly sandy loam (AgD) as mapped by the Soil 
Conservation Service.  There is the presence of a Category I wetland on the site that 
contains the three components necessary to be classified as a wetland: hydric soils, wetland 
hydrology and wetland vegetation.  The wetland is perpetuated by the presence of water 
seeping from the base of the slopes on the site and a Type F stream to southwest.   
 
Under this proposal the applicant is requesting a reasonable use exception to construct a 
single family residence on the subject property.  The reasonable use statute allows the 
applicant a permanent disturbance on the site of no greater than 10,000 square feet in a 
location that avoids or minimizes disturbance to the site to the greatest extent possible.  A 
geotechnical investigation and engineering study was conducted to determine the feasibility 
of and impact-minimization measures for such a project and the proposed residence has 
been located to minimize disturbance.   
 
The stream on the property to the south is classified as a Type F stream as it is functionally 
connected to fish bearing waters.  It is a rather shallow, low gradient stream that originates 
from hillside seeps.  It travels alternately in a defined and braided channels on the property 
to the southwest before into Richards Creek.  No permanent disturbance is proposed to 
occur within the stream. Development is proposed in the stream buffer and the project 
includes a mitigation plan designed to offset buffer impacts.  See Conditions of Approval 
in Section X of this report.   
 
B. Animals 
The subject property is adjacent to Richards Valley Park, a forested open space property 
owned and managed by the City of Bellevue Parks Department.  The vegetation on the site 
and the adjacent properties is characterized by mixed, mature and semi-mature evergreen 
and deciduous trees typical of the Puget Sound lowlands.  The surrounding land uses are 
primarily residential and urban open space.  A fish and wildlife habitat assessment study 
was conducted for the subject property and the proposed activity. Twenty three (23) species 
have been designated by the City of Bellevue as species of local importance (LUC 
20.25H.150). None of the 23 species of local importance appear to have a primary 
association with habitat on the project site. Two (Chinook and Coho salmon) were positively 
identified by the WDFW as being present in the vicinity of the project site and determined to 
have a primary association with nearby connected off-site habitat. Other species of local 
importance which were not considered to have a primary association with habitat on the site, 
but which may potentially utilize the property on at least an occasional basis include: 
pileated woodpecker, bald eagle, Vaux’s swift, great blue heron, green heron, red-tailed 
hawk, western big-eared bat, Keen’s myotis, long-legged myotis, long-eared myotis, and 
western toad. 
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The proposed development of the single family residence is proposed to disturb 8,987 
square feet of area, less than the 10,000 square foot maximum allowed by the Land Use 
Code.  Construction on the site would likely result in rapid and predictable reduction in 
numbers of animals and the loss of some species within selected habitats due to habitat 
destruction, fragmentation, acceleration of edge and distance effects, and human 
disturbance.  Particularly damaging are edge effects because they tend to penetrate a 
constant distance, despite the size of the fragment, so that some habitat is lost even if 
construction and development do not affect it.  These impacts, though adverse, are not 
environmentally significant and will be mitigated to some extent by the retention of the 
majority of the site as a Native Growth Protection Area and through the proposed wetland 
and stream buffer mitigation plan.   There is no indication that threatened or endangered 
plant or animal species inhabit the site.  See Conditions of Approval in Section X of this 
report.   
 
C. Plants 
Vegetation on the site consists mostly of a mix of palustrine forested and scrubshrub plant 
wetland plant communities that are dominated by red alder (Alnus rubra), salmonberry 
(Rubus spectabilis), Himalayan blackberry (Rubus armeniacus), lady fern (Athyrium filix-
femina), soft rush (Juncus effusus), stinging nettle (Urtica dioica), giant horsetail (Equisetum 
telmateia), and skunk cabbage (Lysichiton americanum). The on-site portion of the wetland 
is part of a much larger wetland system that extends off-site to the south and west and is 
associated with the Richards Creek riparian corridor. 
 
Uplands on the site are restricted to a deciduous forested hillside in the eastern portion of 
the property and the small relatively disturbed area in the northwestern corner of the site 
that is the proposed location of the duplex. Plant species on the eastern forested hillside 
consisted of a nearly closed canopy of big-leaf maple (Acer macrophyllum), with a 
moderately dense understory and groundcover of Indian plum (Oemleria cerasiformis), vine 
maple (Acer circinatum), salal (Gaultheria shallon), red huckleberry (Vaccinium ovatum), tall 
Oregongrape (Mahonia aquifolium), hazelnut (Corylus cornuta), sword fern (Polystichum 
munitum), and trailing blackberry (Rubus ursinus). 
 
The proposed development of the single family residence is proposed to permanently 
disturb a maximum of 8,987 square feet of area, less than the 10,000 square feet allowed by 
the Land Use Code.  The proposal includes a mitigation plan designed to offset impacts to 
stream and wetland buffers and improve overall site conditions though invasives removal 
and native plantings. See Conditions of Approval in Section X of this report.   

 
D. Noise 
The site is adjacent to mulit-family residences whose residents are most sensitive to 
disturbance from noise during evening, late night and weekend hours when they are likely to 
be at home. Construction noise will be limited by the City’s Noise Ordinance (Chapter 9.18 
BCC) which regulates construction hours and noise levels.  Construction noise impacts will 
also be regulated by the applicable performance standards for habitat of species of local 
importance.  See Conditions of Approval in Section X of this report. 

 
V. Summary of Technical Reviews 
 

A. Clearing and Grading 
The Clearing and Grading Division of the Planning and Community Development 
Department has reviewed the proposed site development for compliance with Clearing and 



Eastgate Kennels Single Family Residential Reasonable Use CALUP 
12-111843-LO 
Page 13 of 19 

 
Grading codes and standards.  The Clearing and Grading staff found no issues with the 
proposed development and concurred with the findings within the Geotechnical Report.  

 
VI. Public Notice and Comment 
  

Application Date:     April 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 property owners within 500 feet of the project site.  
Comments were received from residents and property owners of the adjacent Condominium 
development, The Arbors, and from Karen Walter of the Muckleshoot Indian Tribe Fisheries 
Division. A project meeting was held with residents of The Arbors on June 25, 2012 to 
discuss the project and respond to questions. Public comment focused on the sensitive 
features of the site, concern over stormwater, concern over landslides, concern over parking 
and site access, and general unhappiness over development on this site. No new 
information not already documented in the project file was identified through public comment 
except that based on comment from Karen Walter of the Muckleshoot Indian Tribe the site’s 
stream designation was clarified as a Type F. Public comment letters and responses are 
included as Attachment 6.  
 

VII. Changes to Proposal Due to Staff Review and Public Comment 

 

The following changes were made to the project due to staff review and public comment 

received: 

 

1) The scope of the proposal was reduced from a duplex to a single family residence in 

response to staff comment on the allowed density. 

2) Additional parking is included through an expanded driveway area in response to 

comments on the 134th Ave SE no parking restrictions. 

3) Additional stream buffer area was left intact in response to the stream classification as a 

Type F stream. 

4) The public access easement that crosses the site is being modified and moved to the 

east of the proposed structure instead of to the west in response to comments from 

adjacent property owners and has been designed to provide a pedestrian connection 

from the dead-end sidewalk on 134th Ave SE. 

5) A proposed “informal hedge” has been added to the west of the proposed residence. 

6) The footprint of the proposed structure has been modified to reduce impacts to wetland 

and stream buffers.  

7) An NGPE fence has been added to the plans to provide better delineation and protection 

of the Native Growth area edge.  

 
Project revisions letters are included as Attachment 7.  

 
VIII.       Decision Criteria 
 

The proposal, as conditioned below, meets the applicable regulations and decision criteria 
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for a Critical Areas Land Use Permit pursuant to LUC Section 20.30P. 

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

 
Finding:  The applicant must obtain a Single-Family Building Permit before beginning any 
work.  See Conditions of Approval in Section X of this report. 

 
B. The proposal utilizes to the maximum extent possible the best available 

construction, design and development techniques which result in the least impact 
on the critical area and critical area buffer; 

 
Finding:  The proposed structure and landscape area will result in a total permanent 
disturbance area of 8,987 square feet which is less than the 10,000 square feet allowed 
through the reasonable use process. The proposed single family residence is proposed to 
utilize a tiered foundation and daylight basement in effort to minimize site grading 
requirements.   See Conditions of Approval in Section X of this report. 

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

maximum extent applicable, and ; 
 

Finding:  As discussed in Section V of this report, the proposal meets the performance 
standards of LUC 20.25H.080.A, LUC 20.25H.100, LUC 20.25H.125,  LUC 20.25H.160 and 
LUC 20.25H.205 for a reasonable use exception in a critical area or critical area buffer.  

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

protection, and utilities; and; 
 

Finding:  The proposed single-family residence is consistent with the surrounding land uses 
and is adequately served by public facilities.  All necessary services and ancillary utilities are 
currently available on-site via 134th Ave SE. 

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

requirements of LUC 20.25H.210; and  
 

Finding:  All areas of temporary disturbance associated with the construction and staging of 
the new single-family residence will be restored per an approved restoration and mitigation 
plan.  The permanent disturbance will occur within the 2,625 square feet allowed under 
20.25H.200.4..  The area outside of the area of allowed permanent disturbance will be 
recorded with King County as a Native Growth Protection Easement area.  See Conditions 
of Approval in Section X below. 

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

 
Finding:  As discussed in Section IV & V of this report, the proposal complies with all other 
applicable requirements of the Land Use Code.  

 
IX. Conclusion and Decision 
 
 After conducting the various administrative reviews associated with this proposal, including 

Land Use Code consistency, SEPA, City Code and Standard compliance reviews, the 
Development Services Director does hereby approve with conditions the reasonable use 
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exception proposal for the construction of one (1) single-family residence at 1807 134th Ave 
SE. 

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

 
X.   Conditions of Approval 
 
The applicant shall comply with all applicable Bellevue City Codes and Ordinances 
including but not limited to: 

 

Applicable Codes or Ordinances Contact Person 

Clearing and Grading Code – BCC 23.76 Savina Uzunow, 425-452-7860 

Land Use Code – BCC 20.25H David Pyle, 425-452-2973 

Noise Control – BCC 9.18 David Pyle, 425-452-2973 

 
The following conditions are imposed under the Bellevue City Code or SEPA authority 
referenced: 
 
1. Building/Construction Permit Required: Approval of this Critical Areas Land Use 

Permit for reasonable use does not constitute an approval of a construction permit.  A 
building permit is required to proceed.   

 
 Authority: Land Use Code 20.30P.140 
 Reviewer: David Pyle, Development Services Department 
 
2. Clearing Limits for Permanent and Temporary Disturbance:  Prior to 

commencement of construction, clearing limits must be delineated in preparation for 
preconstruction inspection by clearing and grading and land use staff and certified in the 
field to be in conformity with this approval and the approved site plan. 

 
 Authority: Bellevue City Code 23.76.160 
 Reviewer: Savina Uzunow, Development Services Department 
 
3. Restoration for Areas of Temporary Disturbance:  A restoration plan for all areas of 

temporary disturbance is required to be submitted for review and approval by the City of 
Bellevue prior to the issuance of construction permits. The plan shall include the 
documentation of existing site conditions and shall identify avoidance of impacts. Where 
avoidance is not possible the plan shall identify restoration measures to be taken to 
return the site to its existing conditions per LUC 20.25H.220.H.   

 
 Authority:  Land Use Code 20.25H.220.H 
 Reviewer:  David Pyle, Development Services Department 
 
4.  Mitigation, Maintenance, and Monitoring Plan: To ensure the proposed mitigation 

plan is successful, the mitigation, maintenance, and monitoring plan submitted as part of 
this application shall be submitted as part of the underlying construction permit required 
to implement the project. Any modifications to the mitigation ratios included with the 
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mitigation plans submitted under this application must be approved prior to issuance of 
construction permit.  

 
 Authority: Land Use Code 20.25H.220, 20.25H.180.C.5 
   Comprehensive Plan Policies EN-1, EN-10, EN-28, EN-30 
 Reviewer: David Pyle, Land Use 
 
5. Mitigation Installation: Mitigation installation shall commence immediately following 

permit issuance where technically feasible and shall be installed according to the 
mitigation plans submitted as part of this application within one year of project 
completion. 

 
 Authority: Land Use Code 20.25H.220, 20.25H.180.C.5 
 Reviewer: David Pyle, Land Use 
 
6. Mitigation Maintenance: Maintenance of mitigation plantings shall include, at a 

minimum, three entries per year for a period of five years. During each entry, plant 
growth will be evaluated, soils amended as needed, and invasives will be suppressed.   

 
Authority: Land Use Code 20.25H.220, 20.25H.180.C.5 
Reviewer: David Pyle, Land Use 

 
7. Submittal of Mitigation Maintenance and Monitoring Reports:  As part of the 

required five years of mitigation maintenance and monitoring, the applicant shall submit 
annual monitoring reports to the Development Services Department Land Use Division 
at the end of the growing season by no later than November 30 for each year monitored. 

 
Authority: Land Use Code 20.25H.220.D 
Reviewer: David Pyle, Land Use 

 
8. Installation Device:  To ensure the required mitigation and restoration of areas of 

temporary disturbance is completed, the applicant shall post an Installation Assurance 
Device prior to the building permit or clearing and grading permit issuance. The device 
shall be equal to 150% of the value of the approved mitigation.   The device will be 
released when the applicant demonstrates required mitigation has successfully been 
installed. 

 
 Authority: Land Use Code 20.25H.125.J, 20.25H.220, and 20.40.490 
 Reviewer: David Pyle, Development Services Department 
 
9. Maintenance Device: Prior to the issuance of the building permit or clearing and 

grading permit, the applicant shall submit a restoration / replanting maintenance plan 
cost estimate to be used in determining the amount of the assignment of the 
maintenance and monitoring financial security device that will be required prior to permit 
issuance. A complete assignment of savings financial security device in the amount 
determined by the project planner must be submitted prior to building permit or clearing 
and grading permit issuance. For the purpose of this permit, maintenance and 
monitoring shall be completed for a period of five growing seasons. 

 
 Authority: Land Use Code 20.25H.125.J and 20.25H.220 
 Reviewer: David Pyle, Development Services Department 
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10. Storm Water Pollution Prevention Plan:  To ensure contaminated stormwater or 

construction-related runoff does not pollute adjacent surface water, a construction 
stormwater pollution prevention plan (CSWPPP) is required. The CSWPPP outline 
should be generally consistent with the SWPPP requirements of the National Pollutant 
Discharge Elimination System (NPDES) General Storm water Permit for Construction 
Activities. 

 
 Authority:  Clearing and Grading Code BCC 23.76 
 Reviewer:  Savina Uzunow, Development Services Department 
 
11. Hold Harmless Agreement:  Prior to building permit or clearing and grading permit 

approval, 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 
 Reviewer: David Pyle, Development Services Department 
 
12. Land Use Inspection:  Following final mitigation installation the applicant shall contact 

Land Use staff for final inspection.  
 
 Authority: Land Use Code 20.30P.140 
 Reviewer: David Pyle, Development Services Department 
 
13. Tree Protection:  As part of the Clearing and Grading submittal, 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 
 
14. Rainy Season Restrictions: Due to the proximity to Richards Creeks and associated 

wetlands, no clearing and grading activity may occur during the rainy season, which is 
defined as November 1 through April 30 without written authorization of the 
Development Services Department.  Should approval be granted for work during the 
rainy season, increased erosion and sedimentation measures, representing the best 
available technology must be implemented prior to beginning or resuming site work. 

 
 Authority:  Bellevue City Code 23.76.093.A,  
 Reviewer: Savina Uzunow, Development Services Department 
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15. Pesticides, Insecticides, and Fertilizers: The applicant must submit as part of the 

required Clearing and Grading Permit information regarding the use of pesticides, 
insecticides, and fertilizers in accordance with the City of Bellevue’s “Environmental Best 
Management Practices”. 

 
 Authority: Land Use Code 20.25H.220.H 
 Reviewer:  David Pyle, Development Services Department 
 
16. Noise Control: Noise related to construction is exempt from the provisions of BCC 9.18 

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

 
 Authority:  Bellevue City Code 9.18 
 Reviewer:  David Pyle, Development Services Department 
 
17. Right-of-Way Use:  The proposed construction of the single family residence will likely 

require the use of a portion of the right-of-way adjacent to the subject property.  Any 
temporary use of the right-of-way requires a permit from the Transportation Department, 
and may require a traffic control plan if any lanes will be temporarily closed. 

 
 Authority: Bellevue City Code 14.30 
 Reviewer: David Pyle, Development Services Department 
 
18. Native Growth Protection Easement:  Record with King County a Native Growth 

Protection Easement that clearly delineates the area to be designated as Native Growth 
Area. A copy of the recorded Native Growth Protection Area Easement must be 
submitted to the City of Bellevue prior to the approval of the single-family building permit. 

 
 Authority: Land Use Code 20.25H.030.B 
 Reviewer: David Pyle, Development Services Department 
 
19. 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: Savina Uzunow, Development Services Department 
 
20. NGPE Boundary Fence and Signage:  Prior to final building inspection, the applicant 

shall perform a field survey of property boundaries completed by a Washington State 
Licensed Surveyor. The boundary of the NGPE shall be identified, fenced, and marked 
with boundary signage that states:  

 
PROTECTED AREA – NO CLEARING 
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This fence marks the edge of a Native Growth Protection Area. Disturbance, vegetation 

removal, or tree removal beyond this fence is prohibited. 
 

NGPE boundary fencing and signage shall be of permanent construction and shall be 
maintained for the duration of the 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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EASTGATE KENNELS PROJECT NARRATIVE 

Project Site Description 
The site is undeveloped and is located in the City of Bellevue, Washington. The property 
address is 1807 – 134th Ave SE, tax parcel 032405‐9151, and is located within the R‐20 
Multifamily Residential zone.  
 
Topography on the site generally slopes moderately down from east to west, with steeper 
slopes locate along the eastern boundary of the property. Vegetation on the site consists 
primarily of a mix of deciduous forest interspersed with brushy areas. The majority of the 
property consists of a Category I wetland. In addition, one stream flows from northeast to 
southwest within the wetland in the northwestern portion of the site.  The required buffers for 
said critical areas nearly encumber the entire site. 
 
Minimum Impact Analysis 
 
Alternative A 
This alternative explored a 50 unit apartment building,  the highest and best use  for  the  site. 
This type of use is standard within the R‐20 zone. Due to the amount of encroachment into the 
existing wetland, stream and associated buffers this alternative would create, this option was 
not feasible. 
 
Alternative B 
This alternative explored a triplex in the northwest corner of the site, however in order to avoid 
any  encroachment  into  the  wetland  and/or  stream  itself  the  owner  decided  against  this 
alternative 
 
Preferred Alternative 
The  preferred  alternative  is  the  action  of  the  proposed  duplex  under  a  reasonable  use 
exception.  A reasonable use exception allows for disturbance of up to 10% of the total site area 
for development.   The proposed development (duplex, grading, utilities &  impervious surface) 
equates to approximately 6,250 sf or 5.7% disturbance. The proposed development  is  located 
outside of any critical area. 
 
Decision Criteria for LUC 20.30P 
 

The proposal for this reasonable use exception will meet the decision criteria contained in LUC 

20.30P.140 including: 

A. The proposal will obtain all other permits required by the Land Use Code (including 

SEPA Determination, Forest Practices Permit (if required), Drainage Plan approval, 

Water and Sewer Construction Plan approval, Grading Permit and Residential Building 

Permits); and 
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B. The proposal will 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; and 

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

maximum extent applicable (see section below); and 

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

protection, and utilities; and  

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

requirements of LUC 20.25H.210 (see sheets 8 & 9 of the Wetland and Stream Report 

and Habitat Assessment); 

F. The proposal complies with other applicable requirements of section LUC 20.30P.  

 
Decision Criteria for LUC 25.25H 
This proposal will meet all criteria and performance standards related the applicable reasonable 
use exception criteria and performance standards found in LUC 20.25H.190 ‐205. 
 
 
Decision Criteria for LUC 25.25H.230 
A Critical Areas Report is not required for this action. 
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WETLAND AND STREAM REPORT & 
HABITAT ASSESSMENT 

For  
EASTGATE KENNEL SITE (PARCEL 032405-9151) 

BELLEVUE, WASHINGTON 
 

March 16, 2012 
 
 

1.0 INTRODUCTION 
This report is the result of a wetland, stream, and habitat study on an undeveloped 
2.5-acre site located in the City of Bellevue, Washington (Figure 1).  The site is the 
location of a proposed duplex that will be developed under the City of Bellevue’s 
Reasonable Use provisions.   
 
The primary purpose of this report is to: 1) describe and classify the wetland and 
stream previously delineated on the property by Ecology North West, 2) describe the 
wildlife habitat on the property, 3) identify impacts to the wetland and stream buffer 
from the proposed project, and 4) describe measures that will be implemented to 
mitigate for these impacts.   
 
 
2.0 GENERAL PROPERTY DESCRIPTION AND LAND USE 
The site is undeveloped and is located in Section 3, Township 24 North, Range 05 
East, W.M. in the City of Bellevue, Washington.  The property address is 1805 – 
134th Ave SE and the site consists of Tax Parcel 032405-9151.  Topography on the 
site generally slopes moderately down from east to west, with steeper slopes located 
along the eastern boundary of the property.  Vegetation on the site consists primarily 
of a mix of deciduous forest interspersed with brushy areas. 
 
The majority of the property consists of a wetland that was previously delineated by 
Ecology North West in March of 1997 (Appendix A).  Uplands on the site are 
confined to the northwest corner of the site and the far eastern portion of the 
property.  In addition, one stream flows from northeast to southwest within the 
wetland in the northwestern portion of the site. 
 
 
3.0 METHODOLOGY 
The wetland, stream, and habitat analysis of the subject property involved a two-part 
effort.  The first part consisted of a preliminary assessment of the site (and its 
immediate surroundings) using existing information about local environmental 
conditions.  The second part involved a field survey in which direct observations of 
soils, hydrology, vegetation, and other habitat features were made.  Only the 
wetland and stream boundaries in the northwestern portion of the site were re-
delineated during the field investigations.  The wetland and stream were then 
classified using the current City of Bellevue requirements. 

Eastgate Kennels Single Family Residential Reasonable Use CALUP 
12-111843-LO Attachment 3 - Stream and Wetland Reports



Eastgate Kennel   
March 16, 2012   

   

2

Field Investigation 
An initial site reconnaissance and general wetland boundary verification was 
conducted on July 5, 2011.  The wetland and stream boundaries in the northwestern 
portion of the site were subsequently delineated on January 31, 2012 using the 
methodology outlined in the Washington State Wetlands Identification and 
Delineation Manual (1997) and the 2010 Regional Supplement to the Corps of 
Engineers Wetland Delineation Manual:  Western Mountains, Valleys, and Coast 
Region (Version 2.0).   
 
Plant species were identified according to the taxonomy of Hitchcock and Cronquist 
(1973), and the wetland status of plant species was assigned according to the List of 
Plant Species that Occur in Wetlands, published by the U.S. Fish and Wildlife 
Service (Reed 1988, 1993).  Wetland classes were determined by the U.S. Fish and 
Wildlife Service’s system of wetland classification (Cowardin, et. al. 1979). 
 
Vegetation was considered hydrophytic if greater than 50% of the dominant plant 
species had a wetland indicator status of facultative or wetter (i.e., facultative, 
facultative wetland, or obligate wetland).  Soil on the site was generally considered 
hydric if one or more of the following characteristics were present: 
 
 organic soils or soils with an organic surface layer,  
 matrix chroma just below the A-horizon (or 10 inches, whichever is less) of 1 or 

less in unmottled soils, or 2 or less if mottles were present, or 
 gleying immediately below the A-horizon. 
 
Indicators of wetland hydrology included, but were not necessarily limited to: 
drainage patterns, drift lines, sediment deposition, watermarks, and visual 
observation or evidence of inundation or saturated soils. 
 
A habitat assessment was conducted on March 6, 2012 following the general 
methodology outlined in Using the Bellevue Urban Wildlife Habitat Functional 
Assessment Model (revised February 2010). 
 
 
4.0 WETLAND AND STREAM DELINEATION RESULTS 
One wetland boundary and one small stream were delineated in the northwestern 
portion of the site and subsequently surveyed.   
 
4.1 Wetland 
One wetland (Wetland A) is located throughout the majority of the site.  This wetland 
is part of a much larger wetland system that extends off-site to the south and west 
and is associated with the Richards Creek riparian corridor.  The on-site portion of 
the wetland appears to be hydrologically supported primarily by groundwater 
seepage from the adjacent hillside and little evidence of ponding or overbank 
flooding from the stream was observed during the field investigations.  Soils 
throughout the on-site portion of the wetland were generally saturated to the surface. 
Vegetation within the on-site portion of the wetland consisted of a mix of palustrine 
forested and scrub-shrub plant communities that at the time of the delineation was  
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dominated by red alder (Alnus rubra), salmonberry (Rubus spectabilis), Himalayan 
blackberry (Rubus armeniacus), lady fern (Athyrium filix-femina), and skunk cabbage 
(Lysichiton americanum).   
 
Although the on-site portion of the wetland, was considered to be a Slope 
Hydrogeomorphic class, the off-site portion of the wetland appears to contain both 
Riverine and Depressional components and the overall wetland unit was rated as 
Depressional.     
 
Wetland A appears to meet the criteria for a Category I wetland with 24 Habitat 
Points as defined in the 2004 Washington State Department of Ecology Wetland 
Rating System for Western Washington (Appendix B).  On undeveloped sites in the 
City of Bellevue, Category I wetlands with habitat scores between 20 and 28 require 
a standard 110-foot buffer plus 20-foot structure setback per LUC 20.25H.035.A.   
 
4.2 Stream  
A small stream drains from northeast to southwest within the wetland in the 
northwest portion of the site.  This stream is a tributary to Richards Creek and has 
been classified as a Type N Aquatic Area by the WA Department of Natural 
Resource’s Water Typing Map.  Type N streams in the City of Bellevue require a 
standard 50-foot buffer plus 15-foot structure setback on undeveloped sites per LUC 
20.25H.035.A.  However, since the entire stream buffer is located within the wetland 
buffer, the wetland buffer would be more restrictive.    
 
 
5.0 WETLAND FUNCTIONS AND VALUES 
Wetlands, in general, provide many valuable ecological and social functions, 
including stormwater storage, water quality protection, groundwater 
recharge and discharge, and wildlife habitat.  The wetland on the site has a 
relatively high value for many of these functions due to its overall large size 
and its off-site association with a fish-bearing water.  Although the on-site 
portion of the wetland is sloped and provides a limited stormwater storage 
function, it does trap sediments and other pollutants, thereby maintaining 
water quality in downstream areas and aiding in the prevention of fish habitat 
degradation by limiting silt accumulation within spawning areas.   
 
The wetland provides habitat for a variety of wildlife species and provides 
further benefit to fish and other wildlife by releasing water slowly during the 
dry summer months, thereby contributing to the base flow of the stream.  
Another important biologic function of the wetland is the transport of 
nutrients to downstream areas.  Nutrients transported to downstream areas 
provide biological support for fish and other aquatic wildlife.   
 
Although privately owned, the on-site wetland does provide some cultural 
wetland functions as part of the overall open space associated with the area.  
The wetland contains some passive recreational opportunities such as 
wildlife viewing, and has the potential to provide some educational 
opportunities. 
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6.0 WILDLIFE HABITAT ASSESSMENT 
A wildlife habitat assessment was conducted on March 6, 2012 following the general 
methodology outlined in Using the Bellevue Urban Wildlife Habitat Functional 
Assessment Model (revised February 2010).  Based on this assessment, the project 
site had a numerical score of 49.5 (Appendix C).  Scores in excess of 40 points are 
generally indicative of high value wildlife habitat areas.  The site scored especially 
high within the landscape parameters since it is part of a biodiversity corridor 
identified as a priority habitat on the Washington Department of Fish and Wildlife 
Priority Habitat and Species database (PHS)   
 
6.1 Description of Vegetation on and Adjacent to the Site 
Vegetation on the site consists mostly of a mix of palustrine forested and scrub-
shrub plant wetland plant communities that are dominated by red alder (Alnus 
rubra), salmonberry (Rubus spectabilis), Himalayan blackberry (Rubus armeniacus), 
lady fern (Athyrium filix-femina), soft rush (Juncus effusus), stinging nettle (Urtica 
dioica), giant horsetail (Equisetum telmateia), and skunk cabbage (Lysichiton 
americanum).  The on-site portion of the wetland is part of a much larger wetland 
system that extends off-site to the south and west and is associated with the 
Richards Creek riparian corridor. 
 
Uplands on the site are restricted to a deciduous forested hillside in the eastern 
portion of the property and the small relatively disturbed area in the northwestern 
corner of the site that is the proposed location of the duplex.  Plant species on the 
eastern forested hillside consisted of a nearly closed canopy of big-leaf maple (Acer 
macrophyllum), with a moderately dense understory and groundcover of Indian plum 
(Oemleria cerasiformis), vine maple (Acer circinatum), salal (Gaultheria shallon), red 
huckleberry (Vaccinium ovatum), tall Oregongrape (Mahonia aquifolium), hazelnut 
(Corylus cornuta), sword fern (Polystichum munitum), and trailing blackberry (Rubus 
ursinus).    
 
6.2 Wildlife Species of Local Importance  
Twenty three (23) species have been designated by the City of Bellevue as species 
of local importance (LUC 20.25H.150).  The potential of site utilization by each 
species is briefly described below:  
 

 Bald eagle (Haliaeetus leucocephalus):  site not located within Bald Eagle 
Buffer Management Zone per PHS data.  Some potential occasional perching 
opportunity within larger on-site trees possible, but does not have a primary 
association with habitat on or immediately adjacent site.  Primary Association:  
no. 

 
 Peregrine falcon (Falco peregrinus):  generally associated with coastal cliffs 

and shorelines, but also use large buildings in city center.  Use of project site 
unlikely.  Primary Association:  no. 

 
 Common Loon (Gavia immer):  no presence - highly aquatic species 

associated with large water bodies.  Primary Association:  no.  
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 Pileated woodpecker (Dryocopus pileatus):  Pileated woodpeckers generally 

inhabit mature and old-growth forests, and second-growth forests with large 
snags and fallen trees.  The range of the species encompasses all of the 
forested areas of the state.  Although typically found in larger forested tracts, 
they are known to occur in suburban habitats as well.  Their key breeding 
habitat need is the presence of large snags or decaying live trees for nesting, 
as this species generally excavates a new nest cavity each year.  The 
breeding and nesting periods of the pileated woodpecker extends from late 
March to early July.  Although some foraging potential is present, no pileated 
woodpecker nests were observed on the site during the field investigation 
and the lack of a significant concentration of large snags limits the nesting 
potential of this species.  Primary Association:  no. 

 
 Vaux’s swift (Chaetura vauxi):  Vaux’s swifts are strongly associated with old 

growth and mature forests throughout the state and are highly dependent on 
large hollow trees and snags for breeding and roosting.  Although some 
potential for foraging, unlikely nesting or primary association on the site due 
to lack of large snag concentration.  Primary Association:  no. 

 
 Merlin (Falco columbarius):  unlikely presence – generally require coastal or 

high elevation forests.  Primary Association:  no. 
 

 Purple martin (Progne subis):  unlikely presence – generally require cavities 
near or over water for nesting.  Primary Association:  no. 

 
 Western grebe (Aechmophorus occidentalis):  no presence – highly aquatic 

species associated with large water bodies.  Primary Association:  no. 
 

 Great blue heron (Ardea herodias):  some limited potential foraging possible 
within wetland and riparian corridor, but no roosts observed on or adjacent 
site.  Primary Association:  no. 

 
 Osprey (Pandion haliaetus):  unlikely utilization of project site since perch 

availability not near large water body.  Primary Association:  no. 
 

 Green heron (Butorides striatus):  some limited potential foraging possible 
within wetland and riparian corridor, but no nests observed on or adjacent 
site.  Primary Association:  no. 

 
 Red-tailed hawk (Buteo jamaicensis):  limited potential utilization of site for 

occasional perching, although no nests observed and not near significant 
open expanse.  Primary Association:  no. 

 
 Western big-eared bat (Plecotus townsendii):  potential presence, but no 

known nearby hibernacula or caves so not considered a habitat of primary 
association.  Primary Association:  no. 
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 Keen’s myotis (Myotis keenii):  potential presence, but generally associated 

with larger coniferous forests so not considered a habitat of primary 
association.  Primary Association:  no. 

 
 Long-legged myotis (Myotis volans):  potential presence, but generally 

associated with larger coniferous forests so not considered a habitat of 
primary association.  Primary Association:  no. 

 
 Long-eared myotis (Myotis evotis):  potential presence, but generally 

associated with larger coniferous forests so not considered a habitat of 
primary association.  Primary Association:  no. 

 
 Oregon spotted frog (Rana pretiosa):  unlikely presence since believed to be 

extirpated from nearly all of western Washington and no significant ponding 
within sloped wetland on the site.  Primary Association:  no. 

 
 Western toad (Bufo boreas):  presence possible but no known breeding and 

not considered habitat of primary association.  Primary Association:  no. 
 

 Western pond turtle (Clemmys marmorata):  unlikely presence - no significant 
ponding on site and no known nearby populations.  Primary Association:  no. 

 
 Chinook (Oncorhynchus tshawytscha):  although not on the site - the WDFW 

PHS data indicates the presence of Chinook within Richards Creek off-site.  
Primary Association:  no.   

 
 Bull trout (Salvelinus confluentus):  no known presence and not listed on 

WDFW database.  Primary Association:  no. 
 

 Coho salmon (Oncorhynchus kisutch):  although not on the site - the WDFW 
PHS data indicates the presence of Coho within Richards Creek off-site.  
Primary Association:  no. 

 
 River lamprey (Lampetra ayresi):  no known presence, but potential presence 

within off-site Richards Creek.  Primary Association:  no. 
 
None of the 23 species of local importance appear to have a primary association 
with habitat on the project site.  Two (Chinook and Coho salmon) were positively 
identified by the WDFW as being present in the vicinity of the project site and 
determined to have a primary association with nearby connected off-site habitat.     
 
Other species of local importance which were not considered to have a primary 
association with habitat on the site, but which may potentially utilize the property on 
at least an occasional basis include: pileated woodpecker, bald eagle, Vaux’s swift, 
great blue heron, green heron, red-tailed hawk, western big-eared bat, Keen’s 
myotis, long-legged myotis, long-eared myotis, and western toad.   
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6.3 Impacts to Wildlife Species of Local Importance 
Under the proposed project, all of the vegetation on the site would be preserved 
except for the northwestern corner of the property.  Although understory vegetation 
in the vicinity of the proposed duplex is dominated by non-native Himalayan 
blackberry, construction of the project will require the removal of a minimum of 
seven trees (see survey).  In addition, at its closest point the building will be about 
10 feet from the edge of the wetland and adjacent stream.  It is our understanding 
that although the stormwater plan for the project has not yet designed, it will be 
required to meet all City of Bellevue requirements.  
 
Since none of the species of local importance appear to have a primary association 
with the project site, there are no anticipated significant impacts to these species 
from the proposed development.  Although the amount of new pollution generating 
impervious surface from the project is relatively small, best management practices 
should be implemented to prevent degradation of water quality in downstream areas.  
Furthermore, the project should utilize all applicable erosion control methods during 
construction to minimize potential water quality impacts on off-site areas.   
 
 
7.0 DEVELOPMENT IMPACTS ON WETLAND/STREAM BUFFERS  
The wetland and stream on the site would be preserved and no wetland fill or loss of 
stream channel is proposed (Figures 2-5).  Construction of a duplex residential 
structure in the northwestern corner of the site will, however, impact 8,585 s.f. of 
buffer area utilizing the City of Bellevue’s Reasonable Use provisions.  Much of this 
buffer area has been historically disturbed and at the time of the field investigations 
consisted primarily of scattered big-leaf maple (Acer macrophyllum) and red alder 
(Alnus rubra) trees with an understory dominated by Himalayan blackberry (Rubus 
armeniacus).  
 
In addition, 1404 s.f. of buffer area would be temporarily impacted during installation 
of a water line along the site’s northern border.  Since this portion of the property 
was recently disturbed during installation of a sewer line, no impacts to significant 
vegetation are anticipated from installation of the water line.  All temporarily 
impacted buffer areas would be restored with native vegetation following 
construction.  
 
 
8.0 MITIGATION FOR WETLAND/STREAM BUFFER IMPACTS 
Mitigation for impacts to the buffer on the site will focus on enhancing the habitat of 
the remaining buffer on the property.  Additional enhancement will also be 
conducted along the stream corridor and wetland area adjacent the proposed 
development.  Enhancement will consist of the removal of invasive plant species 
(primarily Himalayan blackberry) and the re-planting with a variety of native tree and 
shrub species.  Plantings within the enhanced buffer and adjacent wetland have 
been designed to increase the habitat value of the area by increasing the plant 
species and structural diversity.  In addition, these plantings should provide a visual 
and physical screen to the wetland and stream from the proposed development.   
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Other measures that would be implemented to minimize the impacts from the 
proposed development include constructing a split-rail fence along the edge of the 
proposed structure setback to limit pedestrian intrusion, and directing backyard 
lighting away from the wetland to the degree feasible.  Implementation of the 
enhancement plan is intended to replace the habitat value of the lost buffer area.   
 
8.1 Goal, Objectives, and Performance Standards for Mitigation Areas 
The primary goal of the enhancement plan is to increase the habitat functions of the 
buffer and wetland area adjacent the proposed development.  To meet this goal, the 
following objectives and performance standards have been incorporated into the 
design of the plan: 
 
Objective A: Increase the structural and plant species diversity within the mitigation 
area. 
Performance Standard: Following every monitoring event for a period of at least five 
years, the mitigation area will contain at least 10 native plant species.  In addition, 
there will be 100% survival of all woody planted species throughout the mitigation 
area at the end of the first year of planting.  Following Year 1, success will be based 
on an 80% survival rate or areal cover of planted or recolonized native species of 
15% at construction approval, 25% after Year 1, 40% after Year 2, 60% after Year 3, 
and 80% after Year 5.     
 
Objective B: Limit the amount of invasive and exotic species within the mitigation 
areas. 
Performance Standard: After construction and following every monitoring event for a 
period of at least five years, exotic and invasive plant species will be maintained at 
levels below 20% total cover in all planted areas.  These species include, but are not 
limited to, Himalayan and evergreen blackberry, reed canarygrass, Scot’s broom, 
morning glory, Japanese knotweed, English ivy, thistle, and creeping nightshade. 
 
8.2 Construction Management 
Prior to commencement of any work in the mitigation areas, the clearing limits will be 
staked and all existing vegetation to be saved will be clearly marked.  A pre-
construction meeting will be held at the site to review and discuss all aspects of the 
project with the landscape contractor and the owner.   
 
A wetland consultant will supervise plan implementation during construction to 
ensure that objectives and specifications of the mitigation plan are met.  Any 
necessary significant modifications to the design that occur as a result of unforeseen 
site conditions will be jointly approved by the City of Bellevue and the consultant 
prior to their implementation.   
 
8.3 Monitoring Methodology 
The monitoring program will be conducted for a period of five years, with annual 
reports submitted to the City of Bellevue   
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Although the entire mitigation area will be reviewed, permanent vegetation sampling 
plots will be established at selected locations to incorporate all of the representative 
plant communities.  The same monitoring points will be re-visited each year with a 
record kept of all plant species found.  Vegetation monitoring components will include 
general appearance, health, mortality, colonization rates, percent cover, percent 
survival, volunteer plant species, invasive weeds, and any other components deemed 
appropriate.   
 
Photo-points will be established from which photographs will be taken throughout the 
monitoring period.  These photographs will document general appearance and progress 
in plant community establishment in the mitigation areas.  Review of the photos over 
time will provide a visual representation of success of the plan. 
 
8.4 Maintenance Plan 
Maintenance will be conducted on a routine, year round basis.  Additional 
maintenance needs will be identified and addressed following a twice-yearly 
maintenance review.   
 
Routine removal and control of non-native and other invasive plants (e.g., reed 
canarygrass, Himalayan and evergreen blackberry, Japanese knotweed, Scot's 
broom, English ivy, morning glory, thistle and creeping nightshade) shall be 
performed by manual means whenever possible.  Chemical means (Rodeo or 
Roundup) will only be used if necessary and will never be used adjacent to the 
stream.  Undesirable and weedy exotic plant species shall be maintained at levels 
below 20% total cover within any given stratum at any time during the five-year 
monitoring period.   
 
Routine maintenance of planted trees shall be performed.  Measures include 
resetting plants to proper grades and upright positions.  Tall grasses and weeds 
shall be removed at the base of plants to prevent engulfment.   

 
8.5 Contingency Plan  
All dead plants will be replaced with the same species or an approved substitute 
species that meets the goal of the mitigation plan.  Plant material shall meet the 
same specifications as originally-installed material.  Replanting will not occur until 
after reason for failure has been identified (e.g., moisture regime, poor plant stock, 
disease, shade/sun conditions, wildlife damage, etc.).  Replanting shall be 
completed under the direction of the wetland consultant, City of Bellevue, or the 
owner. 
 
8.6 As-Built Plan 
Following completion of construction activities, an as-built plan for the mitigation 
area will be provided to the City of Bellevue.  The plan will identify and describe any 
changes in relation to the original approved plan. 
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APPENDIX A 
 

WETLAND DELINEATION REPORT PREPARED BY  
ECOLOGY NORTH WEST (MARCH 1997) 
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APPENDIX B 
 

WETLAND RATING 

Eastgate Kennels Single Family Residential Reasonable Use CALUP 
12-111843-LO Attachment 3 - Stream and Wetland Reports



Parcel 032405-9151 Approx. Wetland Rating Unit

The information included on this map has been compiled by King County staff from a variety of sources and is subject to change without notice. King
County makes no representations or warranties, express or implied, as to accuracy, completeness, 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 profits resulting from the use or misuse of the information contained on this map. Any sale of
this map or information on this map is prohibited except by written permission of King County.

Date: 3/14/2012          Source: King County iMAP - Sensitive Areas (http://www.metrokc.gov/GIS/iMAP)
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APPENDIX C 
 

HABITAT ASSESSMENT FORM 
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Eastgate Kennels Single Family Residential Reasonable Use CALUP 
12-111843-LO Attachment 4 - Site Survey



 
A. BACKGROUND 

 
 Name of proposed project, if applicable: 

Eastgate Kennels 
Reasonable Use Exception 
 

 Name of applicant: 
 
Andrew Michael Construction 
 

 Address and phone number of applicant and contact person: 
 
Applicant:      Contact Person: 
Andrew Michael Construction   Core Design, Inc. 
Attn: Bob Wenzl  .   Attn: Lafe Hermansen 
PO Box 6127     14711 NE 40th Place, Suite 101 
Kirkland, Washington 98034   Bellevue, Washington  98007 
(425) 893-8478     (425) 885-7877 
  

 Date checklist prepared: 
 
March 1, 2012 
 

 Agency requesting checklist: 
 
City of Bellevue 
Development Services 
 

1. General description: 
 
Plat construction is scheduled to start in the summer of 2012, subject to the approval process and market 
demands.  Home construction is proposed to start in the fall of 2012. 
 

2. Acreage of site: 
 
2.50 acres 
 

3. Number of dwelling units/buildings to be demolished: 
 

  N/A 
 

4. Number of dwelling units/buildings to be constructed: 
 
Two (2) 
 

5. Square footage of building to be demolished: 
 
N/A 

 
6. Square footage of buildings to be constructed: 

 
  5,000 S.F. 
 

Eastgate Kennels Single Family Residential Reasonable Use CALUP 
12-111843-LO Attachment 5 - SEPA Checklist

DPyle
Text Box
City of Bellevue File Number 12-111843-LO
05/17/2012
Eastgate Kennels Reasonable Use Request
Project SEPA Checklist
1807 134th Ave SE
 
SEPA Checklist Reviewed By: 
David Pyle, Land Use Planner
425-452-2973 - dpyle@bellevuewa.gov

DPyle
Text Box
This is a request for reasonable use exception to establish a buildable area on a site that is more than 90% encumbered by critical areas. Up to 10% of the site will be allowed to be impacted for development. Mitigation is required. No application for short plat has been submitted at this time. 

DPyle
Text Box
Subject to verification through submittal of density calculation in accordance with LUC 20.25H.

DPyle
Text Box
Up to 10% of the site may be impacted for development. Mitigation is required.

DPyle
Text Box
City of Bellevue Development Services Department - Office of SEPA administrator.



 
 
 7. Quantity of earth movement (in cubic yards):  

 
Approximately 500 cubic yards. 

 
8. Proposed land use: 

 
 Single-family attached (duplex). 
 

9. Design features, including building height, number of stories and proposed exterior materials: 
 

The building will not exceed the height requirements of the R-20 zone and will not exceed the maximum number 
of stories allowed by code.  The exterior building materials may include any of the following; wood, vinyl, 
hardwood, masonry, cedar shakes and/or asphalt shingles. 

 
10. Other: 
 

 N/A 
 
 
 Estimated date of completion of the proposal or timing of phasing: 
  

Home construction is scheduled to start in the summer of 2012, subject to the approval process and market 
demands. 

 
Do you have any plans for future additions, expansion, or further activity related to or connected with this 
proposal? If yes, explain. 
 
Not at this time. 
 
List any environmental information you know about that has been prepared, or will be prepared, directly 
related to this proposal. 
 

  Sensitive Area Report, prepared by Altmann Oliver 
  Wetland Mitigation and Restoration Plan, prepared by Altmann Oliver 
  Geotechnical Report, Icicle Creek Engineers  

 
Do you know whether applications are pending for governmental approvals of other proposals directly 
affecting the property covered by your proposal?  If yes, explain.  List dates applied for and file numbers, 
if known. 
 
None to our knowledge. 
 
List any government approvals or permits that will be needed for your proposal, if known.  If permits 
have been applied for, list application date and file numbers, if known. 
 
Critical Areas Land Use Permit 
SEPA Determination 
Forest Practices Permit (if required) 
Drainage Plan Approval 
Water and Sewer Construction Plan Approval 
Grading Permit 
Residential Building Permits 

Eastgate Kennels Single Family Residential Reasonable Use CALUP 
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DPyle
Text Box
Subject to verification through submittal of density calculation in accordance with LUC 20.25H.

DPyle
Text Box
Conceptual wetland mitigation plans have been submitted as part of this application. Final wetland mitigation plans that are consistent with the approved conceptual plan will be finalized prior to issuance of construction permits. 



 
Please provide one or more of the following exhibits, if applicable to your proposal.  (Please check 
appropriate box(es) for exhibits submitted with your proposal): 
 
The exhibits listed are not applicable to a Critical Areas Land Use Permit submittal. 
 
 
 

 
            EVALUATION FOR 
              AGENCY USE ONLY 

 
B. ENVIRONMENTAL  ELEMENTS 
 

 

1. Earth 
 

 

a. General description of the site (circle one): Flat, rolling, hilly, steep slopes, 
mountainous other        

 

 

 The site is generally flat, sloping from the northeast corner (Approx. Elev. 120’) 
down to the southwest corner (Approx. Elev. 70’) this elevation change creates a 
slope of approximately 10% across the site. 

 

 

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

 

 The steepest slope is approximately 53% (Elevation change of 8’) in the northwest  
portion of the property. 

 

 
 
 

c. What general types of soils are found on the site (for example, clay, sand, 
gravel, peat, muck)?  If you know the classification of agricultural soils, 
specify them and note any prime farmland. 

 

 

 According to the United States Department of Agriculture Web Soil Survey the 
western portion of the site is underlain by Everett-Alderwood gravelly sandy loam 
(EwC) and the eastern portion is underlain by Alderwood gravelly sandy loam 
(AgD). 

 

 

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

 

 No, not to our knowledge. 
 

 

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

 

 

 The purpose of the grading is to construct access to the units and to provide 
building pads and utility locations for single family residences.  The grading is 
intended to be balanced onsite, with all cut and fill material originating from within 
the site, with the total of ± 500 cubic yards.  If it is discovered that the site will need 
fill materials, a fill source statement will be submitted at that time.  Please refer to 
the Preliminary Grading and Utility Plans prepared by Core Design, Inc for 
additional information. 
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Text Box
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f. Could erosion occur as a result of clearing, construction, or use?  If so, 
generally describe. 
 

 

 Erosion could occur as a result of denuded soil during and immediately following 
storm events. However, the use of BMP’s is expected to mitigate any modest erosive 
situations. 

 

 

g. About what percent of the site will be covered with impervious surfaces after 
project construction (for example, asphalt or buildings)? 

 

 

 Approximately 4.5% of the site will be covered by impervious surface. 
 

 

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

 

 

 A temporary erosion and sedimentation control (TESCP) plan will be prepared and 
implemented prior to commencement of construction activities.  During 
construction erosion control measures may include any of the following: siltation 
fence, temporary siltation ponds and other measures which may be used in 
accordance with requirements of the City.  At completion of the project, permanent 
measures will include soil stabilization with hydroseeding and compost amended 
soils and landscaping. 

 

 

2. Air 
 

 

a. What types of emissions to the air would result from the proposal (i.e., dust, 
automobile, odors, industrial wood smoke) during construction and when 
the project is completed?  If any, generally describe and give approximate 
quantities if known. 

 

 

 During construction, there will be increased exhaust and dust particle emissions.  
After construction, the principle source of emissions will be from automobile traffic, 
lawn equipment, and others typical of a residential neighborhood. 

 

 

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

 

 

 Off-site sources of emissions or odors are those typical of the residential 
neighborhoods that surround this site, such as automobile emissions from traffic on 
adjacent roadways and fireplace emissions from nearby homes. 

 

 

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

 

 

 Construction impacts will not be significant and can be controlled by several 
methods: watering or using dust suppressants on areas of exposed soils, washing 
truck wheels before leaving the site, and maintaining gravel construction entrances. 

 

 

Automobile and fireplace emission standards are regulated by the State of 
Washington.  The site has been included in a "No Burn Zone" by the Puget Sound 
Air Pollution Control Agency which went into effect on September 1, 1992.  No 
land clearing or residential yard debris fires would be permitted on-site, nor in the 
surrounding neighborhood in accordance with the regulation. 
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Text Box
Site erosion control and discharge management practices must be in compliance with the City's Clearing and Grading Codes. Review of the final erosion control and discharge control practices will be completed as part of the Clearing and Grading plan review.

DPyle
Text Box
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3. Water 
 

 

a. Surface: 
 

 

1) Is there any surface water body on or in the immediate vicinity of the site 
(including year-round and seasonal streams, saltwater, lakes, ponds, 
wetlands)?  If yes, describe type and provide names.  If appropriate, state 
what stream or river it flows into. 
 

 

 Yes.  The site contains a Category I (24 Habitat Points) wetland with associated 110’ 
buffer plus 20’ structure setback and a Type N stream with 50’ buffer and 15’ 
structure setback (this buffer area falls within the wetland buffer and is not shown). 

 

 

2) Will the project require any work over, in, or adjacent to (within 200 feet) of 
the described waters?  If yes, please describe and attach available plans. 

 

 

 Yes, the construction of the units and site access will occur within the buffer for the   
Category I wetland. 

 

 

3) Estimate the amount of fill and dredge material that would be placed in or 
removed from surface water or wetlands and indicate the area of the site that 
would be affected. Indicate the source of fill material. 

 

 

 No fill or dredge material will be paced within the wetland or stream located on site. 
 

 

4) Will the proposal require surface water withdrawals or diversions?  Give 
general description, purpose, and approximate quantities if known. 

 

 

 No, there will be no surface water withdrawals or diversions. 
 

 

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

 

 

 No. 
 

 

6) Does the proposal involve any discharges of waste materials to surface 
waters?  If so, describe the type of waste and anticipated volume of 
discharge. 

 

 

 No, an extension of the public sanitary sewer system will be installed to serve the 
future homes. 

 

 

b. Ground: 
 

 

1) Will ground water be withdrawn, or will water be discharged to ground 
water?  Give general description, purpose, and approximate quantities if 
known. 
 

 

 No groundwater will be withdrawn, public water mains will be installed as part of 
the construction.  No water will be discharged to groundwater except through the 
incidental infiltration of stormwater. 
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2) Describe waste material that will be discharged into the ground from septic 
tanks or other sources, if any (for example:  Domestic sewage: industrial, 
containing the following chemicals...; agricultural; etc.).  Describe the 
general size of the system, the number of such systems, the number of 
houses to be served (if applicable), or the number of animals or humans the 
system(s) are expected to serve. 
 

 

 Not applicable, The site will be served by sanitary sewers.  
 

 

c. Water Runoff (including storm water): 
 

 

1) Describe the source of runoff (including storm water) and method of 
collection and disposal, if any (include quantities, if known).  Where will this 
water flow?  Will this water flow into other waters?  If so, describe. 

 

 

 Stormwater runoff from driveway and roof surfaces will be diverted via pipes to the 
existing onsite storm water conveyance pipe. 

 

 

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

 

 

 This would be very unlikely.  The only materials that could enter ground or surface 
waters would be those associated with automobile discharges and yard and garden 
preparations.  Pollutants generated during construction include suspended solids 
and trace petroleum hydrocarbons.  Following construction, the two primary 
sources of pollutants include access ways and landscaping chemicals.  Access runoff 
includes trace petroleum hydrocarbons and trace metals.  Landscaping chemicals 
include fertilizers, pesticides and herbicides.  Following construction these potential 
pollutants can be generated both by our site and surrounding properties including 
134th Avenue SE.    

 

 

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

 

 

 Proposed impervious surfaces have been kept to a minimum to minimize runoff. 
 

 

4. Plants 
 

 

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

 

    X  deciduous tree: alder, maple, aspen, other:  
   X  evergreen tree: fir, cedar, pine, other:  hemlock 
      shrubs 
     X   grass 
        pasture 
    X wet soil plants:  cattail, creeping buttercup, bullrush, skunk cabbage, horsetail, 
 ___ water plants:  water lily, eelgrass, milfoil, other: 
 ___ other types of vegetation:   
 

 

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

 

 Per requirements of the reasonable use exception the project will be allowed to 
disturb only 10% of the total site area. 

 

 

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

 

 No threatened or endangered plants are known to exist on the site.  
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d. Proposed landscaping, use of native plants, or other measures to preserve or 

enhance vegetation on the site, if any: 
 

 

 The yard areas associated with individual ownership will be landscaped by the 
applicant, and further by future residents. 

 

 

5. Animals 
 

 

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

 

 birds:  hawk, heron, eagle, songbirds, other:  
 mammals: deer, bear, elk, beaver, other: squirrel 
 fish:  bass, salmon, trout, herring, shellfish, other: 
 

 

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

 

 No threatened or endangered species are known to exist on the site. 
 

 

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

 

 The site falls within what is commonly referred to as the Pacific Flyway.. 
 

 

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

 

Per requirements of the reasonable use exception the project will be allowed to 
disturb only 10% of the total site area. 

 

 

6. Energy and Natural Resources 
 

 

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be 
used to meet the completed project's energy needs?  Describe whether it will 
be used for heating, manufacturing, etc. 
 

 

 Electricity and/or natural gas will be the primary source of energy used to provide 
heating and cooling to each home.  These forms of energy are immediately available 
to the site.  The builder will provide the appropriate heating and cooling systems 
which are energy efficient and cost effective for the homebuyer. 
 

 

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

 

 No.  
 

c. What kinds of energy conservation features are included in the plans of this 
proposal: List other proposed measures to reduce or control energy impacts, 
if any: 
 

 

 The requirements of the Uniform Building Code and the State Energy Code will be 
incorporated into the construction of the buildings.  Energy conserving materials 
and fixtures will be evaluated for suitability in all new construction. 
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7. Environmental Health 
 

 

a. Are there any environmental health hazards, including exposure to toxic 
chemicals, risk of fire and explosion, spill, or hazardous waste, that could 
occur as a result of this proposal?  If so, describe. 
 

 

 The project will not generate any environmental health hazards. 
 

 

1) Describe special emergency services that might be required. 
 

 

 None to our knowledge. 
 

 

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

 

 There are no on-site environmental health hazards known to exist today nor are 
there any that will be generated as a direct result of this proposal. 

 

 

b. Noise 
 

 

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

 

 The main source of off-site noise in this area originates from the vehicular traffic 
present on the Lake Hills Connector. 

 

 

2) What types and levels of noise would be created by or associated with the 
project on a short-term or a long-term basis (for example: traffic, 
construction, operation, other)?  Indicate what hours noise would come from 
the site. 
 

 

 Short-term noise impacts will result from the use of construction and building 
equipment during site development and home construction.  These temporary 
activities will be limited to legal working hours as prescribed by City code. 

 
 Long-term impacts will be those associated with the increase of human population; 

additional traffic and noise associated with residential uses will occur in the area. 
 

 

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

 

 Building construction will be done during the hours prescribed by the City of 
Bellevue. Construction equipment will be equipped with muffler devices and idling 
time will be encouraged to be kept at a minimum. 

 

 

 
8. Land and Shoreline Use 

 
 

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

 

 The site is currently vacant. 
 

 

 The current use of the adjacent properties is as follows; 
 
 North: Multi-Family Apartment 
 South:  Vacant 
 East:  Open Space 
 West:  Multi-Family Apartment 
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b. Has the site been used for agriculture?  If so, describe: 
 

 

 Not to our knowledge. 
 

 

c. Describe any structures on the site. 
 

 

 The site is currently vacant. 
 

 

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

 

 No. 
 

 

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

 

 The current zoning is R-20. 
 

 

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

 

 The current comprehensive plan designation is multi-family medium. 
 

 

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

 

 Not applicable. 
 

 

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

 

 Yes.  The site contains a Category I (24 Habitat Points) wetland with associated 110’ 
buffer plus 20’ structure setback and a Type N stream with 50’ buffer and 15’ 
structure setback (this buffer area falls within the wetland buffer and is not shown). 

 

 

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

 

 Approximately 5 people (2 x 2.5 persons per dwelling unit). 
 

 

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

 

 None. 
 

 

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

 

 None, the project site is currently vacant. 
 

 

l. Proposed measures to ensure the proposal is compatible with existing and 
projected land uses and plans, if any: 
 

 

The project will comply with the current zoning of the site and the homes will be of 
similar style and size to the surrounding homes. 

 
 

 

9. Housing 
 

 

a. Approximately how many units would be provided, if any? Indicate whether 
high, middle, or low-income housing. 
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 Two new single-family residences will be provided.  The new homes are anticipated 

to be in the middle-income price range. 
 

 

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

 

 None. 
 

 

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

 

 None, the project site is currently vacant. 
 

 

10. Aesthetics 
 

 

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

 

 The buildings will not exceed the height requirements of the R-20 zone and will not 
exceed the maximum number of stories allowed by code.  The exterior building 
materials may include any of the following; wood, vinyl,  hardwood, masonry, cedar 
shakes and/or asphalt shingles. 

 

 

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

 

 None. 
 

 

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

 

The project will complying with the current zoning of the site and will be similar in 
style and size to the surrounding neighborhoods. 

 
 

 

 
 
 

11. Light and Glare 
 

 

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

 

 Light and glare will originate from building lighting and exterior lighting.  Light will 
also be produced from vehicles using the site.  These impacts would occur primarily 
in the evening and before dawn. 

 

 

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

 

 Not to our knowledge.  
 

 

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

 

 The only offsite source of light and glare are from vehicles and street lighting from 
the adjacent streets and the single-family neighborhoods. 

 

 

d. Proposed measures to reduce or control light and glare impacts, if any: 
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 Street lighting, when deemed necessary, will be installed in a manner that directs the 
lighting downward. 

 

 

12. Recreation 
 

 

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

 

 The Richard Valley Open Space is located immediately south of the project.  
Bannerwood Ballfield Park and Kelsey Creek Park are both located to the northwest 
of the parcel. 

 
 

 

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

 

 No. 
 

 

c. Proposed measures to reduce or control impacts on recreation, including 
recreational opportunities to be provided by the project or applicant, if any? 
 

 

 Not Applicable. 
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13. Historic and Cultural Preservation 
 

 

a. Are there any places or objects listed on, or proposed for, national, state, or 
local preservation registers known to be on or next to the site?  If so, 
generally describe. 
 

 

 No. 
 

 

b. Generally describe any landmarks or evidence of historic, archaeological, 
scientific, or cultural importance known to be on or next to the site. 
 

 

 None. 
 

 

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

 

 None, there are no known impacts.  If an archeological site is found during the 
course of construction, the State Historical Preservation Officer will be notified. 

 

 

14. Transportation 
 

 

a. Identify public streets and highways serving the site, and describe proposed 
access to the existing street system. Show on site plans, if any. 

 

 

 The project will gain access from 134th Ave SE.  
 

 

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

 

 No. The closest Metro bus stop is approximately 0.2 miles north of the site.  The 
stop is located on Lake Hills Connector and is served by Metro bus route 890. 

 

 

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

 

 Four parking spaces will be provided in association with each home; a total of 8 
spaces will be provided on the site.  The spaces will be located in garages and on the 
driveways.  There are no parking spaces eliminated. 

 

 

d. Will the proposal require any new roads or streets, or improvements to 
existing roads or streets, not including driveways?  If so, generally describe 
(indicate whether public or private). 

 

 

 No. 
 

 

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

 

 No.  
f. How many vehicular trips per day would be generated by the completed 

project?  If known, indicate when peak volumes would occur. 
 

 

 This project is estimated to generate 19.14 ADT (9.57 ADT/DU).  Peak volumes 
would occur during the morning and evening commutes.  
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g. Proposed measures to reduce or control transportation impacts, if any: 
 

 

 Not Applicable. 
 

 

15. Public Services 
 

 

a. Would the project result in an increased need for public services (for 
example:  fire protection, police protection, health care, schools, other)?  If 
so, generally describe. 

 

 

 The need for public service such as fire, health, and police protection will be typical 
of single family development of this size.  The school children originating from the 
homes in this development will attend the schools in the Bellevue School District. 

 

 

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

 

 

 The roads and homes will be constructed to meet all applicable standards and codes 
of the City and the Uniform Building Code.  The proposed development will 
contribute to the local tax base and provide additional tax revenue for the various 
public services.  The impact to the schools, parks and traffic will be mitigated 
through the payment of impact fees. 
 

 

16. Utilities 
 

 

a. Underline utilities currently available at the site:  
 

 

 
 electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic system, 

other. 
 

 

 All utilities are available to the site through the proper extension of services.  
Extension of services is the developers' responsibility. The septic system will be 
removed from service. 

 

 

b. Describe the utilities that are proposed for the project, the utility providing 
the service, and the general construction activities on the site or in the 
immediate vicinity, which might be needed. 
 
 

 

                      Electricity will be provided by Puget Sound Energy 
   Natural Gas will be provided by Puget Sound Energy. 
   Water Service will be provided by City of Bellevue  
   Sewer will be provided by City of Bellevue 
   Telephone Service will be provided by Qwest. 
                             Refuse Service will be provided by Waste Management 
                             Cable TV will be provided by Comcast 
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Legal Description 
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Vicinity Map 
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City of 
Bellevue                 Post Office Box 90012  Bellevue, Washington  98009 9012 

 

Development Services Department   (425) 452-6800    Fax (425) 452-5225    TDD (425) 452-4636 
450 110th Ave NE Bellevue, WA 98009 

May 10, 2012 
 
Lafe Hermansen 
Core Design Inc. 
14711 NE 29th Place Suite 101 
Bellevue, WA 98007 
lbh@coredesigninc.com  
425-885-7888 
 
RE: Eastgate Kennels Reasonable Use Application -Land Use Review Revisions Request #1 

COB File # 12-111843-LO 
 
Lafe- 
 
Thank you for submittal of application for reasonable use exception at 1807 134th Ave SE. The 
Development Services Department Land Use Division has reviewed the application and have determined 
that additional information is needed to continue processing the application. Please review this letter and 
provide the information requested as a revision to file #12-111843-LO. Please also note that we have 
determined the project to be complete for the purpose of issuance of notice of application, which will be 
published in the City’s Permit Bulletin on May 10, 2012.  
 
Revisions Required:  
 

A. Density Calculation: Please note that in accordance with LUC 20.25H.045, density is calculated 
based on the total developable area (gross lot area minus total critical area and critical area 
buffer). The density calculation has not been completed for this proposed project. Please 
complete the density calculation. For more information on how to complete the density calculation 
please see: http://www.bellevuewa.gov/pdf/Development%20Services/CA-
7_Critical_Area_DensityCalc.pdf . 

 
Revisions Due Date: Please provide these revisions within 60 days of this letter in accordance with LUC 
20.40.510.  
 
If you have questions about any of the information contained in this letter, please contact me directly at 
(425)452-2973 or at dpyle@bellevuewa.gov . 
 
Sincerely, 
 
Sent Via Email  
 
David Pyle 
Senior Land Use Planner 
Development Services Department 
 
Cc:  Michael Paine, Environmental Planning Manager 
 Bob Wenzl, Andrew Michael Construction 
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City of 
Bellevue                 Post Office Box 90012  Bellevue, Washington  98009 9012 
 

Development Services Department   (425) 452-6800    Fax (425) 452-5225    TDD (425) 452-4636 
450 110th Ave NE Bellevue, WA 98009 

June 21, 2012 
 
Lafe Hermansen 
Core Design Inc. 
14711 NE 29th Place Suite 101 
Bellevue, WA 98007 
lbh@coredesigninc.com  
425-885-7888 
 
RE: Eastgate Kennels Reasonable Use Application -Land Use Review Revisions Request #2 

COB File # 12-111843-LO 
 
Lafe- 
 
The following revisions/corrections and/or information are required for continued processing of your 
Critical Areas Reasonable Use application – COB File # 12-111843-LO. We have an informal public 
meeting planned for June 27, 2012 at 5:30 PM at the Bellevue City Hall in room 1E-109. Please consider 
attending. To date we have received comment from approximately 16 individuals. I have enclosed 
electronic copies of project communication with this electronic revisions letter. Please review these 
comments to understand project issues. 
 
Revisions Required:  
 

A. Non-Motorized Public Access Easement – Please provide a copy of the existing easement. 
Please also indicate that the easement beneficiary (grantee – City of Bellevue) has agreed to 
modify this easement as indicated on the draft project site plan. Easement modification will be a 
condition of approval and must be complete prior to issuance of a construction permit for the 
proposed single family residence. Please contact Geoff Bradley in the City’s Parks Department. 
Mr. Bradley can be reached at 425-452-2740. Please also be aware that modification of this 
easement may require approval by the City Council. 
 

B. Stormwater – Has preliminary stormwater design been completed for this project. Several 
comments received outline neighbor concerns regarding potential site stormwater issues. Please 
prepare, at a minimum, a narrative describing the project approach to stormwater and what 
stormwater management techniques are anticipated. For additional information on current 
stormwater requirements for single family construction, please contact the City’s Utilities 
Department Development Review Division at 425-452-4187. 
 

C. Minimum Wetland Buffer- The project site plans submitted indicate the wetland and stream 
buffers will be significantly reduced from the prescriptive requirements and mitigation is proposed 
to offset impacts to these systems. Please retain a minimum buffer to ensure continued buffer 
performance post construction. We recommend a minimum of 20 feet, which may be achieved by 
modifying the site plan to skew the home footprint to match the wetland as opposed to matching 
the property boundary. Where minimum buffers are proposed, in addition to the information 
provided in the mitigation plan, please indicate how the reduced buffer will continue to provide 
essential functions. 
 

D. Site Plan- Consistent with the comment in C above, please modify the site plan by rotating the 
footprint of the proposed home to match the wetland edge as opposed matching the property 
boundary. This will help minimize wetland impacts. Please also demonstrate that the proposed 
home is moved into the northwest corner of the property to the maximum extent possible in an 
effort to avoid impacts to wetland and stream buffers. As part of the revisions submittal, please 
provide a revised site plan that clearly marks the envelope of permanent disturbance (area for 
driveway, footprint, lawn, landscaping, etc.). Please also clearly indicate grading limits and areas 
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of temporary disturbance (areas to be disturbed and restored). Much of this information was 
included in the mitigation plan. Please verify that the mitigation plan is consistent with the site 
plan submitted. 
 

E. Parking – Please expand the area of driveway apron to accommodate parking of additional guest 
vehicles. The public road that services the lot is signed as “No Parking” and no guest on street 
parking is available. Several of the comments received have focused on the lack of on-street 
parking and have stated concern over the inappropriate use of private parking by guests to other 
nearby properties.  
 

F. Construction Traffic – Please submit a narrative describing how construction traffic will be 
managed. How will larger equipment and supply delivery trucks access the site and turn around? 
We have received comment from adjacent neighbors that the use of private driveways outside of 
the Right-of-Way will not be tolerated. Please be aware that a construction traffic management 
plan will be required as part of the Right-of-Way use permit prior to construction permit issuance.  
 

G. Native Growth Protection Area – The area of wetland, stream, slope and associated buffers 
that remains outside of the permanent disturbance envelope after development must be placed in 
a Native Growth Protection Area (NGPA) easement. Please provide a draft easement for our 
review. A condition of approval will require recording of the NGPA prior to construction permit 
issuance. 
 

H. Fence- A split rail or similar type wood fence must be located along the edge of the permanent 
disturbance envelope to clearly delineate the edge of protected areas from future encroachment. 
Please add this detail to the plans. The fence shall include signage indicating the areas status as 
NGPA. 
 

I. Stream Typing- Please refer the site’s watercourse as a Type F stream. 
 

J. Hedge- Please consider adding a hedge or other landscape screening along the west property 
line in the northwest corner of the property. We have received several comments regarding the 
aesthetic change. Although this is not a requirement it may benefit neighbor relations. 
 

K. Mitigation Maintenance and Monitoring – Please update the mitigation and maintenance plan 
to match the following criteria: 
 

 In order to ensure the mitigation plan successfully establishes, the mitigation plan shall be 
updated to include the following performance standards for a period of five years following 
installation:   

 
Year 1:  100% survival of all installed plants & 0% invasive coverage. 

 
Year 2:  90% survival of all installed plants & <10% invasive coverage. 
 
Year 3:  85% survival of all installed plants, >35% native coverage & <10% invasive 

coverage. 
 
Year 4 : >50% native coverage & <15% invasive coverage. 
 
Year 5: >70% native coverage & <15% invasive coverage. 
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Revisions Due Date: Please provide these revisions within 60 days of this letter in accordance with LUC 
20.40.510.  
 
If you have questions about any of the information contained in this letter, please contact me directly at 
(425)452-2973 or at dpyle@bellevuewa.gov . 
 
Sincerely, 
 
Sent Via Email  
 
David Pyle 
Senior Land Use Planner 
Development Services Department 
 
Cc:  Michael Paine, Environmental Planning Manager 
 Bob Wenzl, Andrew Michael Construction 
 Geoff Bradley, Parks Department 
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City of 
Bellevue                 Post Office Box 90012  Bellevue, Washington  98009 9012 
 

Development Services Department   (425) 452-6800    Fax (425) 452-5225    TDD (425) 452-4636 
450 110th Ave NE Bellevue, WA 98009 

July 23, 2012 
 
Bob Wenzl 
PO BOX 6127 
Kirkland, WA 98034 
Bob@belmonthomeswa.com 
425-893-8478 
 
RE: Eastgate Kennels Reasonable Use Application – 1807 134th Ave SE 

COB File # 12-111843-LO 
 
Mr. Wenzl- 
 
You have requested verification of the status of the property located at 1807 134th Ave SE. You currently 
have application for permit to develop one (1) single family home at this location under review with the 
City of Bellevue Development Services Department. The property is approximately 2.5 acres, is zonded 
R-20 (multi-family) and is largely occupied by geologic hazard critical areas, wetland critical areas, and 
stream critical areas as regulated by the City of Bellevue Land Use Code (LUC) section 20.25H. Areas 
encumbered by these sensitive resources and their corresponding regulatory buffers significantly restrict 
development potential on the property. Due to the extent of the encumbrance and limited useable area, 
the site is required to be developed through the reasonable use requirements of LUC 20.25H.190 where 
up to 10% of site area is granted for development of one (1) single family home.  
 
Application for reasonable use (critical areas land use permit) is in review pending submittal of revisions 
for approval. With approval, the reasonable use permit will authorize construction of one (1) single family 
home (a construction permit is still required). Based on information received to date, the most appropriate 
location for the home is in the northwest corner of the site with a driveway connection to 134th Ave SE. 
Development of the site will require enhanced construction precautions (BMPs) and will require wetland 
and stream buffer enhancement as mitigation. Following submittal of final revisions, as requested in 
project revisions letter dated June 21, 2012, we anticipate project approval shortly thereafter at which 
time construction permits may be finalized and approved.  
 
Please note that the information in this letter is intended to convey the status of development permit 
review and is not a comprehensive review of the project status and possible permit conditions. Based on 
information presented by the applicant and on information on file with the City the Development Services 
Department has determined this lot is buildable and can be developed if compliance with City Codes is 
demonstrated by the applicant. To verify the legal status of the lot, we suggest obtaining a current title 
report and reviewing the information contained within. 
 
If you have questions about any of the information contained in this letter, please contact me directly at 
(425)452-2973 or at dpyle@bellevuewa.gov . 
 
Sincerely, 
 
Sent Via Email  
 
David Pyle 
Senior Land Use Planner 
Development Services Department 
 
Cc:  Michael Paine, Environmental Planning Manager 
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