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C R I T I C A L  A R E A S  R E P O R T  
K IRBY RESIDENCE –  BELLEVUE ,  WA 

1 INTRODUCTION 

1.1 Background and Purpose 

The purpose of this report is to document potential critical area, critical area 

buffer, and critical area structure setback impacts associated with the proposed 

residential addition project located on the shoreline of Lake Washington in the 

City of Bellevue, Washington (Figure 1).  The subject lot presently contains a 

house (originally built in 1976), a driveway, a large wood deck, concrete bulkhead, 

and Jet Ski lift.   

Lake Washington is considered a critical area by the City of Bellevue.  The 

applicant proposes to construct an addition to the existing residence within 

portions of the critical area structure setback.  Bellevue Land Use Code (LUC) 

20.25H.230 requires compliance with specific critical areas report criteria as part of 

any modification to a critical area, critical area buffer, or structure setback.  This 

report fulfills these criteria.   

1.2 Description of Project Area 

The subject property is located at 67 Skagit Key (parcel 6065310370) in the 

Newport Shores community in the City of Bellevue.  Newport Shores borders 

Lake Washington to the east and includes several canals, or manmade inlets.  The 

subject parcel is located just within the entrance to the canals, with the shoreline 

bordering the southwestern portion of the site.  The canal in this location is 

approximately 100 feet wide and continues in a southeasterly direction for 400 feet 

before splitting into two separate canals that each extend inland approximately 

2,000 feet.  The canals were carved from uplands during the 1950’s with the first 

residences established in the early 1960’s.  The canals are lined on both sides with 

concrete bulkheads.  Vessels are typically moored parallel to the bulkhead with 

some properties containing lifts or moorage covers.   

The Kirby parcel includes a residence built in 1976.  The house is currently 

positioned approximately 45 feet from the top of the bulkhead, at its closest point.  

A wood deck extends from the rear of the house, coming within 14 feet of the 

bulkhead.  The deck steps down to a concrete walkway that connects with the 

bulkhead and extends along the length of the shoreline, varying in width between 

11 and 15 feet.  A three-foot-wide by 18-foot-long wood dock extends from the 

javascript:parent.MapFrame.goParcel(%226065310370%22)
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bulkhead near the southeast corner of the site.  An additional small dock and 

attached Jet Ski lift are located in the northwest corner of the site.   

A second concrete pathway extends perpendicularly from the shoreline in the 

northern portion of the site, eventually running along the north side of the house 

and connecting to a landscaped area near the entrance to the home.   

 

Figure 1.  Vicinity Map (Google Maps).  

No wetlands or streams were noted on the property, nor do publicly available 

data indicate the presence of aquatic areas aside from Lake Washington.  

According to the Natural Resources Conservation Service, the property contains 

Urban land (Ur) soils.    

Habitat 

Habitat structure on the property is virtually non-existent, with essentially no 

native vegetation present in the buffer or setback.  Two hybrid birch trees, a 

number of ornamental shrubs, and areas of lawn are present.  The lack of 

structural diversity limits food and cover opportunities for most wildlife species, 

including fruit producing plants which can provide a food source for songbirds 

and small mammals.   
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Figure 2.  Bird’s eye view of the parcel; note the extensive wood deck off the rear of the 
residence (Department of Ecology). 

 

Figure 3.  View of the subject site prior to excavation of the Newport canals (circa 1936  - 
photo courtesy of iMAP). 
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Figure 4.  View of the existing shoreline area (looking east) – photo taken 6-12-13. 

 

Figure 5.  View of the existing shoreline (looking west) – photo taken 6-12-13. 
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2 LOCAL REGULATIONS 

In Bellevue, shoreline areas are governed by Critical Areas Ordinance No. 5680 and 

regulated specifically by LUC 20.25H.115 and 20.25E.  Developed sites on Lake 

Washington require a 25-foot critical area buffer [LUC 20.25H.115(B)(1)(a)(ii)] plus a 25-

foot shoreline critical area structure setback [LUC 20.25H.115(C)(2)(b)].  The setback is 

intended to minimize long-term impacts of development and protect the critical area 

from adverse impacts during construction, maintenance, and uses associated with the 

structure.   

Shoreline buffers and shoreline setbacks can only be modified through an approved 

critical areas report.  The applicant must demonstrate that the modifications to the buffer 

and/or setback, combined with any mitigation efforts, will result in equivalent or better 

protection of critical area functions and values than would result from adhering to the 

standard application of the regulations (LUC 20.25H.230).  Mitigation or restoration of 

the critical area may involve restoring the shoreline by removing structures or 

impervious surfaces, removing invasive plant species, and/or planting native vegetation 

within the buffer and/or setback.  An approved mitigation plan would require 

monitoring and maintenance in accordance with LUC 20.25H.220.   

3 PROJECT DESCRIPTION 

The proposed project includes an addition to the existing residence.  The addition would 

extend from the southern portion of the home and would occupy the area currently 

covered by portions of the wood deck.  The first level of the addition would extend 19 

feet waterward from the existing residence and would have a total footprint of 465 

square feet, 435 square feet of which would fall within the shoreline structure setback.  A 

smaller expansion waterward would occur on the second level where the addition 

would end approximately 11 feet short of the ground level expansion.  Also proposed is 

the rebuilding of the ground-level wood deck.  The existing deck will be completely 

removed to allow for construction of the residential addition.  Following completion of 

the addition, a new deck will be installed in the same approximate footprint of the 

existing deck.  The new deck will allow unimpeded access around the addition and 

portions of the existing residence.   

In addition to the expansion of the residence and construction of a new deck, hardscape 

and landscape improvements are also proposed.  Specifically, the concrete walkway 

adjoining the shoreline will be reduced in width and vegetation will be planted in areas 

of removal.  In the northwestern portion of the parcel an existing wood planter will be 

removed and an adjacent pathway will be replaced with pavers.  These modifications 

will allow for the planting of significant vegetation in this area.  In the southwestern 
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portion of the lot an existing concrete walkway and several wood planters will also be 

removed.  A paver pathway and vegetation will be installed in their place.   

Project Purpose 

The purpose of the proposed project is to modernize the existing residence for its aging 

occupants.  Specifically, the residential addition will create a ground level ‘stair-less’ 

master bedroom able to accommodate the owner of the residence, who has limited 

mobility (Permanent Disability Placard #Z231991).  The owner of the residence is no 

longer able to routinely access the stairs that lead to the existing master bedroom on the 

second floor of the home.  Therefore, he would like to be able to make the transition 

from the master bedroom to the kitchen without the use of stairs.  The only location on-

site in which to construct a flush new master bedroom is off the southern corner of the 

house in the area of the existing deck.  Therefore, the location of the addition is intended 

to provide a routinely accessible master bedroom for the property owner.  

Mitigation Sequencing 

Pursuant to LUC 20.25H.215, attempts to avoid and minimize impacts to the on-site 

shoreline buffer and setback have been taken.   

Avoidance:  As previously mentioned, the project site includes a 25-foot shoreline buffer 

and an additional 25-foot structure setback.  Proposed improvements include a 

residential addition within the structure setback.  Impacts to native vegetation have been 

avoided.  Further, no impacts to the shoreline buffer or shoreline critical area are 

proposed.   

Minimization:  Minimization techniques were utilized during the design process in 

order to limit impacts to the shoreline buffer and setback.  Minimization measures 

included locating the residential addition within the footprint of the existing wood deck, 

and preserving existing pervious surfaces. 

Mitigation:  Mitigation actions include the removal of 350 square feet of existing 

impervious surfaces.  Mitigation also includes the enhancement of 906 square feet of the 

site through the planting of native vegetation within the buffer and portions of setback.  

An additional 395 square feet of native landscaping will be added to the setback.  

Specifically, portions of the concrete walkway that parallel the bulkhead will be 

removed.  In its existing condition the walkway averages approximately 14 feet in 

width.  The new walkway will be reduced to a width of approximately eight feet.  

Additional walkways on either side of the residence will be removed and replaced with 

pavers.  These actions will reduce the overall amount of impervious surface within the 

buffer and setback by 350 square feet.  Areas of removed concrete will be planted with 

native plantings.  Additional plantings will be added in areas currently covered in lawn.  

Proposed species include vine maple, serviceberry, red-osier dogwood, oceansprary, red 

flowering currant, sea pink thrift, kinnikinnick, tufted hairgrass, sand strawberry, and 
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salal.  The planting layout incorporates a diversity of native plant species.  The 

mitigation plan will provide for substantially improved critical area and buffer functions 

relative to the existing condition.  A monitoring and maintenance plan is also included 

in this report.  Overall, a net improvement in critical area functions is proposed.   

4 IMPACT ASSESSMENT / LIFT ANALYSIS 

As mentioned, a residential addition will be constructed within the structure setback.  The 

structural footprint of the expansion within the setback will measure 435 square feet in 

size.   As mitigation for the increase in structure within the setback, impervious removal 

and native plantings are proposed.  A summary of impacts and proposed mitigation is 

presented in the table below.  
 
Table 1.  Impact Assessment 

 
Shoreline 

Buffer 
Structure 
Setback 

Total 

Existing Impervious Surfaces (Sq. Ft.) 1,742 1,089 2,831 

Proposed Impervious Surfaces (Sq. Ft.) 1,119 1,362 2,481 

Existing Native Vegetation (Sq. Ft.) 0 0 0 

Proposed Mitigation Plantings (Sq. Ft.) 814 92 906 

Proposed Native Landscaping 0 395 395 

 

As can be seen in the above table, impervious surfaces within the shoreline buffer and 

structure setback will decrease by 350 square feet.  Meanwhile 906 square feet of native 

mitigation plantings will be added to the buffer and portions of the setback.  An 

additional 395 square feet of native landscaping will be added to the setback.  An 

analysis of the specific functions and values provided by the existing site and the post-

project site is provided in Table 2.   

 
Table 2.  Functional Lift Analysis 

Critical Area/ 
Buffer Functions 

Existing Conditions 
Proposed 

Conditions 
Functional 

Improvement? 

Water Quality 

The shoreline area is 
devoid of significant 
vegetation capable of 
filtering stormwater 
before it enters the 
lake.   

Remove portions 
of concrete 
walkway and add 
native plantings.   

Yes; water quality will be 
improved. New native 
plantings will help to filter 
stormwater prior to it 
reaching the shoreline. 

Hydrology 

The shoreline area 
lacks vegetative 
structure that can 
slow stormwater 
velocities discharging 

Remove portions 
of concrete and 
restore portions of 
the shoreline 
buffer by 

Yes; new native plantings 
will provide increased 
density and resistance to 
storm flows, reducing 
peak stormwater 
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into the lake from the 
lawn and nearby 
impervious areas.  

establishing native 
shrubs and 
groundcovers. 

velocities entering the 
lake.  

Habitat  

The existing buffer 
and setback lack the 
native vegetation 
necessary to provide 
substantial forage 
and cover 
opportunities.  

Enhance/restore 
habitat with native 
plantings.   

Yes; new native plantings 
will provide a net increase 
in species and structural 
diversity. Further, new 
plantings may provide 
organic matter and other 
allochthonous inputs to 
the lake.  New foraging 
and nesting opportunities 
for terrestrial wildlife, 
including several 
songbird species will also 
be provided.   

Net Condition 

Degraded buffer and 
setback with no 
native vegetation and 
extensive impervious 
surfaces.    

Removed 
impervious 
surfaces and 
enhanced/restored 
habitat with native 
vegetation.   

 

 

Shoreline habitat 
enhanced with an 
increase in native 
vegetation; filtering of 
stormwater by native 
plantings; increased 
habitat structural and 
compositional complexity, 
and an increase in 
organic material to the 
food chain.   

 

The mitigation plan proposes removal of impervious surfaces and a significant increase 

in native plantings on-site.  The presence of these plants on the site provides greater 

potential for the site to develop a greater vegetative structure than exists in the area 

presently.  The property will be more suitable overall for urban songbird, small mammal 

and herptile species than it is presently; the site will contain more woody vegetation and 

a greater structural complexity, which is more attractive to songbirds and small 

mammals than is lawn.  As well, a mix of flowering, fruiting and seeding plants will 

provide forage opportunities that do not currently exist on-site.  Wildlife species of the 

Pacific Northwest are also better adapted to forage provided by native plants than non-

native and ornamental species.   

5 CRITICAL AREAS REPORT CRITERIA 

As previously mentioned, shoreline setbacks may be modified pursuant to LUC 

20.25H.230.  The Director may approve the modifications described above if it can be 

shown that, through mitigation, the modification will result in equivalent or better 

protection of critical area functions and values.  The existing project site contains areas of 
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low functioning shoreline, as well as a degraded shoreline buffer and setback.  Non-

native vegetation and impervious surfaces occupy portions of the buffer and setback.   

Per the LUC, the critical areas report must meet specific decision criteria in order for the 

Director to approve a proposal to modify the regulated structure setback.  Compliance 

with the relevant critical areas report criteria listed in LUC 20.25H.250(B) is addressed 

below.  

3. Identification of each regulation or standard of this code proposed to be modified.  

 

 The site is adjacent to Lake Washington, a regulated shoreline that, 

pursuant to LUC 20.25H.115(B)(1)(a)(ii) and LUC 20.25H.115(C)(2)(b), 

requires a 25-foot critical area buffer and a 25-foot shoreline critical area 

structure setback.  The applicant proposes to construct an addition to the 

residence within the structure setback.   

     

4. An assessment of the probable cumulative impacts to critical areas resulting from 

development of the site and the proposed development. 

 

No in-water work is proposed; therefore all impacts and offsetting 

mitigation will occur within the buffer and structure setback.  The proposed 

residential expansion will occur over an area currently occupied by a wood 

deck.  Therefore, no additional ground disturbance will occur as part of the 

project.  Instead, a structural encroachment will occur, bringing the building 

closer to the critical area.  However, as mentioned, this area is currently 

covered by wood deck; therefore human activities are not moving any 

closer to the water.  In fact, outdoor activities currently undertaken on the 

deck will be replaced by an enclosed structure and outdoor activities are 

now most likely to occur on the portion of the deck to remain that is located 

over 30 feet from the OHWM.  The removal of impervious surfaces coupled 

with proposed native plantings adjacent to the shoreline are expected to 

provide for an overall increase in critical area functions at the site.   

 

5.   An analysis of the level of protection of critical area functions and values provided by 

the regulations or standards of this Code, compared with the level of protection provided 

by the proposal.  The analysis shall include:  

 

a. A discussion of the functions and values currently provided by the critical area 

and critical area buffer on the site and their relative importance to the ecosystem in 

which they exist; 

 

The shoreline is presently armored, void of vegetation, and includes 

significant impervious surfaces and a large wood deck.  A concrete 

walkway, averaging approximately 14 feet in width, directly abuts the 
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bulkhead.  Therefore, water quality, hydrologic, and habitat functions are 

essentially absent from the shoreline.  The bulkhead allows only simple 

habitat to exist in the nearshore area by presenting a vertical interface with 

the ordinary high water mark.  In addition to being a physical shoreline 

barrier, this limits vegetation establishment and organic input and prevents 

the formation of quality shallow water habitat.   

 

b.  A discussion of the functions and values likely to be provided by the critical area 

and critical area buffer on the site through application of the regulations and standards 

of this Code over the anticipated life of the proposed development; 

 

The strict application of the regulations and standards of LUC 20.25H 

would prevent the proposed improvements from being constructed, as the 

residential addition is proposed exclusively within the shoreline structure 

setback.  The addition, based on both its size and location, is not an ‘allowed 

use’ per LUC 20.25H.055.B.  Therefore, the shoreline buffer would remain in 

its existing condition, as described in the response above.   

 

c.   A discussion of the functions and values likely to be provided by the critical area 

and critical area buffer on the site through the modifications and performance standards 

included in the proposal over the anticipated life of the proposed development; and 

 

By requesting a critical area modification pursuant to LUC 20.25H.230, the 

applicant is provided the opportunity to restore and enhance portions of the 

on-site shoreline critical area buffer and structure setback.  A mitigation 

plan has been prepared (see Appendix A) that details the area proposed for 

mitigation.  Mitigation will involve the enhancement of 906 square feet of 

the site through the planting of native vegetation within the buffer and 

portions of setback.  An additional 395 square feet of native landscaping 

will be added to the setback.  The planting layout incorporates a diversity of 

native plant species.  A monitoring and maintenance plan for the proposed 

mitigation area is also included in this report.  In addition to areas of 

plantings, an overall decrease of 350 square feet of impervious surfaces 

within the buffer and setback is proposed.  Overall, a net gain in critical area 

functions is proposed.  Therefore, modification of the on-site structure 

setback, and subsequent mitigation, will provide a substantially higher level 

of protection than provided through the application of the regulations of 

LUC 20.25H.   

 

7. A discussion of the mitigation requirements applicable to the proposal pursuant to LUC 

20.25H.210, and a recommendation for additional or modified mitigation, if any.   
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 The proposed mitigation plan has been developed in accordance with the 

standards of LUC 20.25H.210 through 20.25H.225.  The project applicant 

proceeded through the design of the proposed project by first attempting to 

avoid impacts to the on-site structure setback.  However, because strict 

application of LUC 20.25H would result in the applicant being unable to 

fulfill the project purpose, the applicant proceeded with a design that 

minimized modifications and impacts to the greatest extent possible.  

Included as part of the plan to reduce the structure setback is a proposal to 

remove 350 square feet of impervious surfaces within the setback and buffer 

and restore portions of both areas with native plantings.  The mitigation 

plan will improve the critical area functions and values relative to the 

existing condition.  A monitoring and maintenance plan for the proposed 

mitigation area has also been prepared and is included in this report.  The 

plan includes the components required by LUC 20.25H.220. 

To allow a shoreline structure setback modification through an approved critical areas 

report, the Director must also find compliance with the decision criteria established in 

LUC 20.25H.255(A).  Compliance with the relevant sections listed in LUC 20.25H.255(A) 

is addressed below. 

1. The modifications and performance standards included in the proposal lead to levels of 

protection of critical area functions and values at least as protective as application of the 

regulations and standards of this code.   

 

See response 5 in the preceding discussion.   

 

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

efforts.  

 

A comprehensive five-year maintenance and monitoring plan is included in 

this report (Section 6).  The plan specifies appropriate species for planting 

and planting techniques, describes proper maintenance activities, and sets 

forth performance standards to be met yearly during monitoring.  This will 

ensure that mitigation plantings will be maintained, monitored, and 

successfully established within the first five years following 

implementation.  Furthermore, to ensure that the proposed plantings are 

installed and that the five-year maintenance and monitoring plan is 

implemented, the applicant will post an Installation Assurance Device and a 

Maintenance Assurance Device prior to building permit issuance.   

3. The modifications and performance standards included in the proposal are not 

detrimental to the functions and values of critical area and critical area buffers off-site.  
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The on-site critical area (Lake Washington – Newport Shores canal) 

continues off-site slightly to the northwest and extensively to the southeast.  

An encroachment into the shoreline structure setback will not have a 

detrimental impact on off-site critical areas and buffers.  As mentioned 

previously, the immediately adjacent critical area is essentially manmade; 

being constructed as part of the development of the Newport Shores canal 

system in the 1950’s.  The existing condition of the immediate area 

surrounding the project site is entirely developed, with many nearby lots 

having structures within the setback.  This built-out (and manmade) 

environment will therefore not suffer a detrimental impact by the proposed 

residential addition.  In fact, on-site improvements (impervious surface 

removal and mitigation plantings) will have a beneficial affect on the subject 

property and a small cumulative improvement to the overall habitat 

function of the resource. 

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

land use district.   

 

The existing single-family residence will remain compatible with adjacent 

properties and surrounding development within the same land use district 

(Single Family R-2.5).  Adjacent properties also contain single-family land 

uses, all of a similar size and character.  

Modification of a shoreline structure setback requires the applicant to apply for and 

receive a Critical Areas Land Use Permit.  Before issuing a Critical Areas Land Use 

Permit, the Director must find that the project meets specific decision criteria.  

Compliance with the applicable Critical Areas Land Use Permit decision criteria listed in 

LUC 20.30P.140 is addressed below.   

 

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

 

The project applicant has applied for a Critical Areas Land Use Permit (LO) 

to modify the on-site shoreline structure setback.  An application for a 

Shoreline Exemption (WD) has also been submitted.  No other City of 

Bellevue land use permits will be required of the project at this time.  A 

Building Permit will be applied for after approval of the LO and WD.    

 

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. 

 

No direct impacts to the critical area are proposed.  Additionally, the 

proposed residential addition will not encroach into the shoreline buffer.  

Temporary construction access will occur within the buffer; however, this 
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can be accomplished over areas of existing concrete or lawn.  Permanent 

modifications to the buffer include impervious surface removal and 

replacement with native plantings.  These design parameters represent 

avoidance of the critical area and buffer with permanent impacts.  

 

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

protection, and utilities. 

 

The proposed project will be served by adequate public facilities.  No new 

streets will be needed to serve the site and the project site will utilize 

existing utilities available to the site.  Additionally, fire and police 

protection are currently available at the site.    

 

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

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

an approved Vegetation Management Plan under LUC 20.25H.055.C.3.i shall not 

require a mitigation or restoration plan. 

 

A mitigation plan has been prepared in accordance with the requirements of 

LUC 20.25H.210.  See Section 6 and Appendix A.   

 

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

 

The proposed project complies with all other applicable City of Bellevue 

Land Use Codes.  

6 MITIGATION PLAN 

6.1 Overview 

The proposed mitigation plan fulfills the requirements of LUC 20.25H.220(B).  

The plan seeks to restore and enhance portions of the Lake Washington shoreline 

buffer and setback.  To achieve this, the plan calls for the enhancement of 906 

square feet of the buffer and portions of the setback through the planting of 

native trees, shrubs and groundcover.  Species include vine maple, serviceberry, 

red-osier dogwood, oceansprary, red flowering currant, sea pink thrift, 

kinnikinnick, tufted hairgrass, sand strawberry, and salal. 

6.2 Maintenance and Monitoring Plan 

A 5-year maintenance and monitoring plan is proposed to ensure and document 

the plan meets performance standards. 
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Goals 

1) Within the proposed mitigation areas, establish dense native vegetation 

that is appropriate to the eco-region and site. 

2) Where indicated on the plan, planted mitigation areas will remain 

substantially vegetated with a preponderance of native plants and will 

contain little invasive or noxious weed cover. 

3) Increase habitat cover, refuge and food resources for herptiles, small 

mammals, and invertebrates.  In addition to cover and food resources, 

provide perching habitat for native birds. 

Performance Standards 

The standards listed below will be used to judge the success of the installation 

over time.  If performance standards are met at the end of Year 5, the site will 

then be deemed successful and the performance security bond will be eligible for 

release by the City of Bellevue. 

1) Survival: Achieve 100% survival of installed plants by the end of Year 1.  

This standard can be met through plant establishment or through 

replanting as necessary to achieve the required numbers. 

2) Species diversity: Establish at least three native woody species by Year 3 

and maintain this diversity through Year 5.  Native volunteer species may 

count towards this standard.   

3) Native cover: 

a. Within shrub- and tree-planted areas, achieve 40% cover of native 

shrubs by Year 2.  Native volunteer species may count towards this 

cover standard. 

b. Within shrub planted areas, achieve 60% cover of native shrubs by 

Year 3.  Native volunteer species may count towards this cover 

standard. 

4) Invasive cover:  Aerial cover for all non-native, invasive and noxious 

weeds will not exceed 10% at any year during the monitoring period.  

Invasive plants include Himalayan blackberry (Rubus armeniacus), cut leaf 

blackberry (Rubus laciniatus), cherry (hedge) laurel (Prunus laurocerasus), 

purple loosestrife (Lythrum salicaria), yellow-flag iris (Iris pseudacorus), 

reed canarygrass (Phalaris arundinacea), morning glory/bindweed 

(Convolvulus arvensis), English holly (Ilex aquifolium), and ivy species 

(Hedera spp.). 
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Monitoring Methods 

This monitoring program is designed to track the success of the mitigation site 

over time and to measure the degree to which it is meeting the performance 

standards outlined in the preceding section. 

An as-built plan will be prepared by the restoration professional (Watershed 

Company [(425) 822-5242] personnel, or other persons qualified to evaluate 

environmental restoration projects) prior to the beginning of the monitoring 

period.  The as-built plan will be a mark-up of the planting plans included in this 

plan set.  The as-built plan will document any departures in plant placement or 

other components from the proposed plan. 

Monitoring will take place once annually in the fall for five years.  Year-1 

monitoring will commence in the first fall subsequent to successful installation as 

documented in the as-built plan. 

The formal monitoring visit shall record and report the following in an annual 

report submitted to the City of Bellevue:   

1) Visual assessment of the overall site.  

2) Year-1 counts of live and dead woody plants by species.  Year-2 through 

Year-5 counts of established woody plants by species. 

3) Counts of dead plants where mortality is significant in any monitoring 

year. 

4) Estimate of native woody species cover.  

5) Estimate of non-native, invasive weed cover. 

6) Tabulation of established native species, including both planted and 

volunteer species. 

7) Photographic documentation from at least three fixed reference points. 

8) Any intrusions into or clearing of the planting areas, vandalism, or other 

actions that impair the intended functions of the mitigation area. 

9) Recommendations for maintenance or repair of any portion of the 

mitigation area. 

Construction Notes and Specifications 

Note: specifications for items in bold can be found below under “Material 

Specifications and Definitions.” 

Note: The Watershed Company [(425) 822-5242] personnel, or other persons 

qualified to evaluate environmental restoration projects, will monitor:  
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1)  All site preparation 

a) Soil preparation. 

b) Mulch placement. 

2)  Plant material inspection 

a) Plant material delivery inspection. 

b) 100% plant installation inspection. 

General Work Sequence 

1) All plant installation is to take place during the dormant season 

(October 15th – December 15th), for best survival. 

2) Prepare a planting pit for each plant and install per the planting details. 

3) Mulch the entire planted area with wood chip mulch, four inches thick. 

4) Install a temporary, above ground irrigation system to provide full 

coverage to all plants within the restoration area.   

Material Specifications and Definitions 

 

1) Fertilizer:  Slow release, granular PHOSPHOROUS-FREE fertilizer.  

Follow manufacturer’s instructions for application.  Keep fertilizer in a 

weather-tight container while on site.  Note that fertilizer is to be 

applied only in Years 2 through 5 and not in the first year.   

2) Irrigation system:  Automated system capable of delivering at least one 

inch of water per week from June 1 through September 30 for the first 

two years following installation. 

3) Restoration Professional:  Watershed Company [(425) 822-5242] 

personnel, or other persons qualified to evaluate environmental 

restoration projects. 

4) Wood chip mulch: Arborist chips (chipped woody material) 

approximately 1 to 3 inches in maximum dimension (not sawdust or 

coarse hog fuel).  This material is commonly available in large quantities 

from arborists or tree-pruning companies.  This material is sold as 

“Animal Friendly Hog Fuel” at Pacific Topsoils [(800) 884-7645].  Mulch 

must not contain appreciable quantities of garbage, plastic, metal, soil, 

and dimensional lumber or construction/demolition debris.   

Contingencies 

If there is a significant problem with the mitigation areas meeting performance 

standards, a contingency plan will be developed and implemented.  Contingency 

plans can include, but are not limited to: soil amendment; additional plant 

installation; and plant substitutions of type, size, quantity, and location. 
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Maintenance 

The site will be maintained in accordance with the following instructions for 

three years following completion of the construction. 

1) Follow the recommendations noted in the previous monitoring site visit. 

2) General weeding for all planted areas: 

a. At least twice yearly, remove all competing weeds and weed roots 

from beneath each installed plant and any desirable volunteer 

vegetation to a distance of 18 inches from the main plant stem.  

Weeding should occur at least twice during the spring and 

summer.  Frequent weeding will result in lower mortality, lower 

plant replacement costs, and increased likelihood that the plan 

meets performance standards by Year 5. 

b. More frequent weeding may be necessary depending on weed 

conditions that develop after plan installation. 

c. Do not weed the area near the plant bases with string trimmer 

(weed whacker/weed eater).  Native plants are easily damaged or 

killed, and weeds easily recover after trimming. 

d. Selective applications of herbicide may be needed to control 

invasive weeds, especially when intermixed with native species.  

Herbicide application, when necessary, shall be conducted only by 

a state-licensed applicator.  Use only herbicide formulations 

approved for aquatic areas. 

3) Apply slow release granular fertilizer to each installed plant annually in 

the spring (by June 1) of Years 2 through 5.  Do not apply fertilizer to 

inundated or ponded areas or lakeshore areas that may become 

inundated. 

4) Replace mulch as necessary to maintain a 4-inch-thick layer, retain soil 

moisture, and limit weeds. 

5) Replace each plant found dead in the summer monitoring visits during 

the upcoming fall dormant season (October 15th – December 15th). 

6) The homeowner will ensure that water is provided for the entire planted 

area with a minimum of 1 inch of water provided per week from June 1 

through September 30 for the first two years following installation 

through the operation of a temporary irrigation system.  Less water is 

needed during March, April, May and October.   

7 SUMMARY 

The proposed residential addition will occur within the shoreline structure 

setback.  A total footprint of 435 square feet will be constructed within the 
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setback.  To offset the proposed encroachment within the structure setback, a 

mitigation plan is proposed.  Improvements will result in an overall decrease in 

impervious surfaces of 350 square feet and the planting of 906 square feet of 

native vegetation in the buffer and portions of the setback.  Species include vine 

maple, serviceberry, red-osier dogwood, oceansprary, red flowering currant, sea 

pink thrift, kinnikinnick, tufted hairgrass, sand strawberry, and salal.  An 

additional 395 square feet of native landscaping will be planted in the setback.   

 

The planting layout incorporates a diversity of native plant species.  The 

mitigation plan, coupled with an overall decrease in impervious surfaces will 

provide significantly better protection of those critical area functions and values 

than would be provided by the standard application of the critical area 

regulations.  Therefore, an overall net gain in critical area buffer functions and 

values is proposed.   
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Appendix A - I 

A P P E N D I X  A  

Mitigation Plan 
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