
 
DEVELOPMENT SERVICES DEPARTMENT 
ENVIRONMENTAL COORDINATOR 
450 110th Ave NE., P.O. BOX 90012 
BELLEVUE, WA 98009-9012 
 
 

 
 OPTIONAL DETERMINATION OF NON-SIGNIFICANCE (DNS) NOTICE MATERIALS 
 
 
The attached materials are being sent to you pursuant to the requirements for the Optional DNS 

Process (WAC 197-11-355).  A DNS on the attached proposal is likely.  This may be the only 

opportunity to comment on environmental impacts of the proposal.  Mitigation measures from standard 

codes will apply.  Project review may require mitigation regardless of whether an EIS is prepared.   A 

copy of the subsequent threshold determination for this proposal may be obtained upon request. 

 

File No.  13-134794-LD and 14-124563-LO   
 
Project Name/Address:   Spring District Residential/1227 124th Avenue NE  

  
    
Planner:       Carol Hamlin     
 
   
Phone Number:      (425)-452-2731     
 
 
Minimum Comment Period:    April 10, 2014, 5PM    
 
 
Materials included in this Notice: 
 

 Blue Bulletin 
 Checklist 
 Vicinity Map 
 Plans 
 Other:   
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ENVIRONMENTAL  CHECKLIST  
10/9/2009 

Thank you in advance for your cooperation and adherence to these procedures.  If you need assistance in 
completing the checklist or have any questions regarding the environmental review process, please visit or 
call Development Services (425-452-6800) between 8 a.m. and 4 p.m., Monday through Friday (Wednesday, 
10 to 4).  Assistance for the hearing impaired: Dial 711 (Telecommunications Relay Service).  

 

INTRODUCTION 

Purpose of the Checklist: 

 
The State Environmental Policy Act (SEPA), Chapter 43.21c RCW, requires all governmental agencies to 
consider the environmental impacts of a proposal before making decisions.  An environmental impact 
statement (EIS) must be prepared for all proposals with probable significant adverse impacts on the quality 
of the environment.  The purpose of this checklist is to provide information to help you and the City of 
Bellevue identify impacts from your proposal (and to reduce or avoid impacts from the proposal, if it can be 
done) and to help the City decide whether an EIS is required. 

 

 

Instructions for Applicants: 
 
This environmental checklist asks you to describe some basic information about your proposal.  Answer the 
questions briefly, with the most precise information known, or give the best description you can.  You must 
answer each question accurately and carefully, to the best of your knowledge.  In most cases, you should be 
able to answer the questions from your own observations or project plans without the need to hire experts.  If 
you really do not know the answer or if a question does not apply to your proposal, write "do not know" or 
"does not apply."  Giving complete answers to the questions now may avoid unnecessary delays later. 
 
Some questions ask about governmental regulations such as zoning, shoreline, and landmark designations. 
Answer these questions if you can.  If you have problems, the Planner in the Permit Center can assist you. 
 
The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time 
or on different parcels of land.  Attach any additional information that will help describe your proposal or its 
environmental effects.  Include reference to any reports on studies that you are aware of which are relevant 
to the answers you provide.  The City may ask you to explain your answers or provide additional information 
reasonably related to determining if there may be significant adverse impacts. 
 
 

Use of a Checklist for Nonproject Proposals: A nonproject proposal includes plans, policies, and 
programs where actions are different or broader than a single site-specific proposal. 
 
For nonproject proposals, complete the Environmental Checklist even though you may answer "does not 
apply" to most questions.  In addition, complete the Supplemental Sheet for Nonproject Actions available 
from Permit Processing. 
 
For nonproject actions, the references in the checklist to the words project, applicant, and property or site 
should be read as proposal, proposer, and affected geographic area, respectively. 
 
 

Attach an 8 ½” x 11 vicinity map which accurately locates the proposed site. 
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ENVIRONMENTAL  CHECKLIST  
4/11/2013 

 
If you need assistance in completing the checklist or have any questions regarding the environmental review process, 
please visit or call Development Services (425-452-6800) between 8 a.m. and 4 p.m., Monday through Friday 
(Wednesday, 10 to 4).  Assistance for the hearing impaired: Dial 711 (Telecommunications Relay Service).  
 

BACKGROUND INFORMATION 

 
Property Owner: 
 
Proponent: 
 
Contact Person: 
(If different from the owner.  All questions and correspondence will be directed to the individual listed.) 
 
 Address: 
 
 Phone: 
 
Proposal Title: 

 
Proposal Location: 
(Street address and nearest cross street or intersection) Provide a legal description if available. 
 
Please attach an 8 ½” x 11" vicinity map that accurately locates the proposal site. 
 
Give an accurate, brief description of the proposal’s scope and nature: 
 
1.   General description: 
 
2.   Acreage of site: 
 
3.   Number of dwelling units/buildings to be demolished: 
 
4.   Number of dwelling units/buildings to be constructed: 
 
5.   Square footage of buildings to be demolished: 
 
6.   Square footage of buildings to be constructed: 
 
7.   Quantity of earth movement (in cubic yards): 
 
8.   Proposed land use: 
 
9.   Design features, including building height, number of stories and proposed exterior materials: 
 
 
 
10. Other 
 
 

 
 
 



 

 

1227 124th Avenue NE, Bellevue, Washington 

 

 

Vicinity map – nts. 

site vicinity

SPRING DISTRICT Residential
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Estimated date of completion of the proposal or timing of phasing: 
 
 
 
 
Do you have any plans for future additions, expansion, or further activity related to or connected with this proposal?   If yes, 
explain. 
 
 
 
 
List any environmental information you know about that has been prepared, or will be prepared, directly related to this 
proposal. 
 
 
 
 
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. 
 
 
 
 
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. 
 
 
 
 
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): 
 

   Land Use Reclassification (rezone) Map of existing and proposed zoning 
 

   Preliminary Plat or Planned Unit Development  
      Preliminary plat map 
 

   Clearing & Grading Permit 
      Plan of existing and proposed grading 
      Development plans 
 

   Building Permit (or Design Review)  
      Site plan 
      Clearing & grading plan 
 

   Shoreline Management Permit 
      Site plan  
 
 
A.   ENVIRONMENTAL ELEMENTS 
 

     1.    Earth  
 

a.   General description of the site:   Flat     Rolling     Hilly     Steep slopes     Mountains     Other 
 

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

c.   What general types of soil are found on the site (for example, clay, sand, gravel, peat, and muck)?  If you know 
      the classification of agricultural soils, specify them and note any prime farmland. 
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d.   Are there surface indications or history of unstable soils in the immediate vicinity?  If so, describe. 
 
 
 
 
 

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

 
 
 
 
 

f.   Could erosion occur as a result of clearing, construction, or use?  If so, generally describe. 
 
 

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

 
 
 

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

     2.   AIR 
 

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

 
 
 
 
 

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

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

 
 
  
 
 

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

 
 
 

(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. 

 
 
 
 
 
 

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

 
 
 
 
 

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

(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. 

 
 
 
 
 

b.   Ground 

 
(1)   Will ground water be withdrawn, or will water be discharged to ground water?  Give general                 
       description.     

 
 
 
 
 

(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. 

 
 
 
 



C-003
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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. 

 
 
 
 
 

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

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

4.   Plants 
 

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

  deciduous tree: alder, maple, aspen, other 
 

  evergreen tree: fir, cedar, pine, other 
 

  shrubs 
 

  grass 
 

  pasture 
 

  crop or grain 
 

   wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other 
 

   water plants: water lily, eelgrass, milfoil, other 
 

  other types of vegetation 
 
 

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

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

d.   Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation on the         
      site, if any: 

 
 



 
 6 

5.   ANIMALS 
 

a.   Check or circle 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: 
 

   Fish: bass, salmon, trout, herring, shellfish, other: 
 
 

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

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

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

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 need?  Describe whether it will be used for heating, manufacturing, etc. 

 
 

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

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

 
 

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. 

 
 
 
 
 

(1)   Describe special emergency services that might be required. 
 
 
 
 
 

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

b.   Noise 
 

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

 
 
 
 
 

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

8.   Land and Shoreline Use 
 

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

b.   Has the site been used for agriculture?  If so, describe. 
 
 

c.   Describe any structures on the site. 
 
 
 
 
 

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

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

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

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

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

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

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

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

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

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

 
 
 
 
 

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

 
 
 
 
 

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

 

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? 

 
 

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

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

11.   Light and Glare 

 

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

 
 

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

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

d.   Proposed measures to reduce or control light or glare impacts, if any: 
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12.   Recreation 
 

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

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

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

 
 
 
 
 

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. 

 
 

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

 
 

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

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. 

 
 

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

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

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). 

 
 

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

 
 
 
 
 

f.   How many vehicular trips per day would be generated by the completed project?  If known, indicate when          
     peak volumes would occur. 

 
 

g.   Proposed measures to reduce or control transportation impacts, if any: 
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15.   Public Services 
 
 

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

 
 
 
 
 

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

16.   Utilities 

 

 
a.   Circle utilities currently available at the site: electricity, natural gas, water, refuse service, telephone,                  
       sanitary sewer, septic system, other. 

 
 

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. 

 
 
 
 
 

Signature 

 
The above answers are true and complete to the best of my knowledge.  I understand that the lead agency is        
relying on them to make its decision. 

 
 
 
 

Signature.................................................................................................. 
 
Date Submitted........................................................................................ 

 
 
 
 
 
 



Spring District Residential 
CRITICAL AREAS LAND USE PERMIT (Wetland buffer) - Narrative Description for Site Plan B 

 
Triad Associates 11/22/13  Page 1 of 10 

 

CRITICAL AREAS LAND USE PERMIT (Wetland buffer) 
Narrative Description for Site Plan B for 

Administrative Design Review for 
Spring District Residential by 
Security Properties Phase 1A 

 

A description of the project site, including landscape features, existing development, and site 
history as applicable.  

The proposal is a 2.53 acre residential development identified as Spring District Residential (SDR).  
The proposal will be developed as Phase 1A by Security Properties (SP) and is part of The Spring 
District (TSD) master development by Wright Runstad (WR).  

The proposal includes construction of 5 buildings for residential use and includes the demolition of 
a portion of an existing building slab on TSD Phase 1A portion of the master development. The 
proposal also includes associated infrastructure, including streets and utilities for the residential 
buildings’ operation. 

The land has been developed since the 1960’s and does not include any prime farmland. The 
affected geographic area is generally flat, with the exception of a graded artificial slope located at 
the western edge of the site along 120th Avenue NE. The slope is up to 50‐percent in places. Steep 
slope impacts and mitigation by the proposal are addressed in a separate critical areas permit 
document by SP project team member GeoEngineers. 

There is a Category III wetland near the northwest corner of the proposal and is often referred to as 
the 120th Avenue NE wetland – see attached Critical Areas Permit, Site Plan B. The City has 
documented that it will remove and mitigate this wetland and buffer at on offsite location as part 
of the City’s upcoming 120th Avenue NE widening project (120th Ave NE Stage 3, CIP #PW‐R‐168, 
approved and begun per City’s 2013‐2019 Adopted CIP). The wetland has been delineated and the 
mitigation plan documented in the City’s NE 4th/120th Avenue NE Corridor Project Wetland and 
Stream Delineation Technical Report (April 2011).  

A separate critical areas permit (by TSD) to support TSD Phase 1A site by WR for utilities through 
this wetland buffer has been approved by the City including a Critical Areas Report by Shannon & 
Wilson dated 6/4/13 ‐ see attached sheets CA‐001, CA‐002 and CA‐003 from that separate critical 
areas permit submittal (by TSD). 

An adjustment to the wetland buffer line is proposed at the south end of the buffer to 
accommodate the northwest corner of Building A of the proposed SDR development being within 
the 15 foot building setback line (BSBL) zone. The proposal will not encroach into the wetland 
buffer. Approximately 300 square feet of wetland buffer area will be relocated from the southeast 
buffer corner (near proposed Building A) to the south end of the buffer.  

No changes are proposed to the Buffer Restoration Planting Plan in the separate critical areas 
permit (by others) referenced above.  
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A description of how the design constitutes the minimum necessary impact to the critical 
areas.  

At the northwest corner of the SDR project site, the proposed Building A footprint and cantilever 
extend into the 15 foot wetland building setback line (BSBL) area. The Building A footprint and 
cantilever corners are approximately 9 feet and 2 feet clear of the wetland buffer edge respectively. 
A retaining wall (approximately 7 feet maximum height) is proposed within the 15 foot BSBL area 
but outside of the 60’ wetland buffer. The retaining wall prevents direct grading impacts on the 
wetland buffer and is offset 1 foot from the wetland buffer edge to allow for a planted screen in 
front. The wetland was categorized by the reports cited above and found to have low biological 
function and received a low habitat score. The impacts of the 15 foot BSBL encroachments will not 
inhibit current habitat functions and will not impact the wetland buffer or the wetland itself.  

Proposed Building A and the associated retaining wall have been placed to avoid the wetland and 
the wetland buffer, and only impact the 15 foot BSBL area.  

The proposed buildings (including proposed Building A) have been designed to step into the hillside, 
reducing the steepness of the man‐made steep slope. Steep slope impacts and mitigation by the 
proposal are addressed in a separate critical areas permit document by SP project team member 
GeoEngineers. 

A description of why there is no feasible alternative with less impact to the critical area, 
critical area buffer, or critical area structure setback.  

The proposed Building A footprint is one of five buildings in the SDR project site. Proposed Building 
A has been sited to front proposed NE 13th Street (part of TSD Phase 1A by WR) and the public 
pedestrian gateway element (a.k.a. “the hill climb stairs”) providing public connection from the 
upper SDR courtyard down to the landing at the intersection at NE 12th Street and 120th Ave NE.  
SDR project design elements include parking, utilities, vehicular / pedestrian access and circulation, 
and site amenities which include raised planters and benches in conjunction with the public 
pedestrian gateway element.   

Design constraints include costs and design limitations related to unconsolidated fill soils along the 
west edge of the SDR project site.   

Alternatives considered for the proposed Building A location include moving Building A to the south 
or reducing the building footprint to avoid the 15 foot BSBL. These alternatives present 
geotechnical and project viability constraints as outlined in the next section below. 

As noted above, the City has documented that it will remove and mitigate this wetland and buffer 
at on offsite location as part of the City’s upcoming 120th Avenue NE widening project (120th Ave 
NE Stage 3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 Adopted CIP). 

 
A description of alternatives considered and why the alternative selected is preferred. 

The proposed Building A is one of five buildings in the SDR project site. Proposed Building A has 
been sited to front proposed NE 13th Street (part of TSD by WR) and the public pedestrian gateway 
element providing connection from the upper SDR courtyard down to the landing at the 
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intersection at NE 12th Street and 120th Ave NE.  SDR project design elements include parking, 
utilities, vehicular / pedestrian access and circulation, and site amenities which include raised 
planters and benches in conjunction with the public pedestrian gateway element.   

Alternative 1 ‐ Move Building A to the south to avoid the 15 foot BSBL. This alternative presents 
difficulties, including:  

• Relocation of Building A to the south of the current location would steepen gradients 
and/or increase retaining wall heights at the south side of the building, and would 
significantly constrict the required public pedestrian gateway element providing connection 
from the upper SDR courtyard down to the landing at the intersection at NE 12th Street and 
120th Ave NE. 

Alternative 2 – Extend Building A west and down the slope to the back of the future sidewalk to be 
constructed as part of the City’s upcoming 120th Avenue NE widening project (120th Ave NE Stage 
3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 Adopted CIP).  This alternative 
presents difficulties, including:  

• Extending Building A to the west of the current location would create impacts to the 
wetland buffer. 

• Extending Building A to the west of the current location would create unmarketable and 
isolated residential and/or retail uses since they would be separated from the activity at 
the upper portion of the SDR site (and TSD master development) and would be separated 
from the activity along the public pedestrian gateway element. 

Alternative 3 – Reconfigure Building A to be outside of 15 foot BSBL. This alternative presents 
difficulties, including: 

• Reconfiguration of Building A would limit intended site density.  

Selected Alternative – As described above and shown on attached Critical Areas Permit, Site Plan 
B where Building A does not impact the wetland buffer and has only a minor encroachment into 
the 15 foot BSBL.  This alternative was selected because: 

• The wetland was found to have low biological function and received a low habitat score.  

• The impacts of the 15 foot BSBL encroachments will not inhibit current habitat functions 
and will not impact the wetland buffer or the wetland itself.  

• Additional wetland buffer area is available as shown. 

• As noted above, the City has documented that it will remove and mitigate this wetland and 
buffer at on offsite location as part of the City’s upcoming 120th Avenue NE widening 
project (120th Ave NE Stage 3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 
Adopted CIP). 
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A summary of how the proposal meets each of the decision criteria contained in Land Use 
Code Section 20.30P.  

LUC 20.30P.140 Decision criteria.  

The Director may approve or approve with modifications an application for a Critical Areas Land Use 
Permit if:  

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

The SDR project is in the process of obtaining all necessary permits not previously obtained 
including this Administrative Design Review (ADR) submittal that will be followed by Building 
Pad Demolition Permit, Clearing and Grading Permit and Building Permits for Buildings A, B, C, D 
and E.  The TSD project has received all other necessary permits for the TSD Phase 1A of the 
master development including NPDES, Demolition, Clearing & Grading, Utility Extension, and 
Right‐of‐Way Permits.  

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; and  

The SDR selected contractor will utilize best available practices so that disturbance of the 
wetland and wetland buffer will be avoided during construction.  

C.  The proposal incorporates the performance standards of Part 20.25H LUC to the maximum 
extent applicable; and  

See response below to LUC 20.25H Performance Standards.  

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

The will comply with City code requirements regarding the provision of adequate public facilities 
including streets, fire protection, utilities, and public amenities. 

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; and  

The proposal makes no changes to the previously approved Buffer Restoration Plan shown on 
attached Plan Sheet CA‐002 referenced above for TSD. The TSD Vegetation Management Plan is 
discussed in the Critical Areas Report (Shannon & Wilson) referenced above for TSD. The above 
referenced TSD Critical Areas Report and Buffer Restoration Plan meet the requirements of LUC 
20.25H.210. The wetland buffer adjacent to SDR Building A will be modified and the 15 foot 
BSBL line will be revised as indicated on the attached Critical Areas Permit, Site Plan B. 

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

The proposal complies with applicable City requirements, as described in this narrative. No 
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additional requirements have been identified. 

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

The proposal complies with all City code requirements regarding the provision of adequate 
public facilities including streets, fire protection, utilities, and public amenities. No additional 
requirements have been identified.  

H.  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; and  

The proposal makes no changes to the previously approved Buffer Restoration Plan, shown on 
attached Plan Sheet CA‐002. The Vegetation Management Plan is discussed in the Critical Areas 
Report (Shannon & Wilson). The Critical Areas Report and Buffer Restoration Plan meet the 
requirements of LUC 20.25H.210. The wetland buffer line adjacent to SDR Building A will be 
modified and the 15 foot BSBL line will be revised as indicated on the attached Critical Areas 
Permit, Site Plan B. 

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

The proposal complies with the requirements of LUC 20.25H and 20.30P.  

A summary of how the proposal meets each of the criteria and performance standards contained in 
Land Use Code Section 20.25H associated with the critical area you are modifying.  

See description below of how the proposal meets LUC 20.25H criteria and performance standards 
for wetlands. Steep slope impacts and mitigation by the proposal are addressed in a separate 
critical areas permit document by SP project team member GeoEngineers. 
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LUC 20.25H.055 Uses and development allowed within critical areas – 
Performance standards.  

LUC 20.25H.055  

C.   Performance Standards.  

2. New and Expanded Uses or Development. As used in this section, “facilities and systems” is a 
general term that encompasses all structures and improvements associated with the allowed uses and 
development described in the table in subsection B of this section:  

a. New or expanded facilities and systems are allowed within the critical area or critical area buffer 
only where no technically feasible alternative with less impact on the critical area or critical area 
buffer exists. A determination of technically feasible alternatives will consider:  

i.   The location of existing infrastructure;  

The location of existing infrastructure related to this proposal does not require the proposal to 
directly impact the wetland or wetland buffer areas.  

The City has documented that it will remove and mitigate this wetland and buffer at on offsite 
location as part of the City’s upcoming 120th Avenue NE widening project (120th Ave NE Stage 
3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 Adopted CIP). 

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

All of the proposed buildings, parking, utilities, vehicular / pedestrian circulation, and site 
amenities are essential to the feasible development of the site.  

iii.    Demonstration that no alternative location or configuration outside of the critical area or 
critical area buffer achieves the stated function or objective, including construction of new or 
expanded facilities or systems outside of the critical area;  

The proposal does not directly impact the wetland or the wetland buffer area. The wetland 
buffer adjacent to SDR Building A will be modified and the 15 foot BSBL line will be relocated in 
order to maintain the 15 foot BSBL with no change to the total buffer area. The proposal does 
not change the previously approved Buffer Restoration Plan (by TSD) and Vegetation 
Management Plan (by TSD). 

The City has documented that it will remove and mitigate this wetland and buffer at on offsite 
location as part of the City’s upcoming 120th Avenue NE widening project (120th Ave NE Stage 
3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 Adopted CIP). 

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

The relocation or reconfiguration of Building A as outlined in the above alternatives would 
steepen gradients, increase retaining wall heights, would significantly constrict the required 
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public pedestrian gateway element, impact the feasibility of the project, and  create 
unmarketable and isolated residential and/or retail uses. 

v.   The ability of both permanent and temporary disturbance to be mitigated.  

This proposal will not temporarily or permanently disturb the wetland or the wetland buffer 
area. The proposal does not change the previously approved Buffer Restoration Plan (by TSD) 
and Vegetation Management Plan (by TSD). Steep slope impacts and mitigation by the proposal 
are addressed in a separate critical areas permit document by SP project team member 
GeoEngineers.  

b. If the applicant demonstrates that no technically feasible alternative with less impact on the critical 
area or critical area buffer exists, then the applicant shall comply with the following:  

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

The location of the proposed Building A and associated retaining wall only encroaches upon the 
15 foot BSBL and does not directly impact the wetland buffer or the wetland itself.  

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

This proposal will not temporarily or permanently disturb the wetland or the wetland buffer 
area, including disturbance of vegetation and soils. In addition, the project will implement and 
maintain temporary erosion and sediment control and best management practices to minimize 
impacts to critical areas during construction.  

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

This proposal will not temporarily or permanently disturb the wetland or the wetland buffer 
area. In addition, the wetland and buffer do not have habitat used for salmonid rearing or 
spawning or any species of local importance.  

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

This proposal will not disturb or cross over the wetland or the wetland buffer area. 

v.    All work shall be consistent with applicable City of Bellevue codes and standards;  
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The proposal is consistent with City of Bellevue codes and standards.  

vi.    The facility or system shall not have a significant adverse impact on overall aquatic area flow 

peaks, duration or volume or flood storage capacity, or hydroperiod;   

The installation of this proposal will not impact the wetland or wetland buffer. The proposal 
does not change the previously approved Buffer Restoration Plan (by TSD) and Vegetation 
Management Plan (by TSD).  

vii.    Associated parking and other support functions, including, for example, mechanical 

equipment and maintenance sheds, must be located outside critical area or critical area buffer 

except where no feasible alternative exists; and  

No parking or support functions are proposed within the wetland or wetland buffer.  

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

The installation of this proposal will not impact the wetland or wetland buffer. The proposal 
does not change the previously approved Buffer Restoration Plan (by TSD) and Vegetation 
Management Plan (by TSD).  



Spring District Residential 
CRITICAL AREAS LAND USE PERMIT (Wetland buffer) - Narrative Description for Site Plan B 

 
Triad Associates 11/22/13  Page 9 of 10 

 

20.25H.100 Performance standards. [Wetlands]  

LUC 20.25H.100  

Development on sites with a wetland or wetland critical area buffer shall incorporate the following 
performance standards in design of the development, as applicable:  

A.  Lights shall be directed away from the wetland.  

No light installation is proposed within the wetland buffer. Construction will be performed 
during the day and lighting impacts are not anticipated.  

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

No permanent noise disturbance will result from the installation of this proposal. Noise during 
construction will be minimized to the maximum extent possible, and is not anticipated to have 
any adverse effect on the wetland or wetland buffer function.  

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

The proposal will reduce the impervious area within the SDR site.   Treated runoff from the site 
will be routed away/around the wetland and wetland buffer. 

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

The proposal will not create additional stormwater flows or direct treated flows from the SDR 
site toward the wetland or wetland buffer.  

E.  The outer edge of the wetland critical area buffer shall be planted with dense vegetation to 
limit pet or human use.  

The proposal will maintain the outer edge of the wetland buffer.  The proposal does not change 
the previously approved Buffer Restoration Plan (by TSD) and Vegetation Management Plan (by 
TSD). 

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

The proposal site does include a stream.  The proposal does not change the previously approved 
Buffer Restoration Plan (by TSD) and Vegetation Management Plan (by TSD).  
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A summary of how the proposal meets each of the criteria contained in Land Use Code 

Section 20.25H.230 as required for applications proposing a modification through the use the 

Critical Areas Report process.  

20.25H.230  

Generally, the critical areas report must demonstrate that the proposal with the requested 
modifications leads to equivalent or better protection of critical area functions and values than would 
result from the application of the standard requirements. Where the proposal involves restoration of 
degraded conditions in exchange for a reduction in regulated critical area buffer on a site, the critical 
areas report must demonstrate a net increase in certain critical area functions.  

This proposal will not directly impact the wetland or the wetland buffer area. The proposal does 
not change the previously approved Buffer Restoration Plan (by TSD) and Vegetation Management 
Plan (by TSD). The proposal will modify the wetland buffer line and the 15 foot BSBL line as shown 
on attached Critical Areas Permit, Site Plan B. The total area of the wetland buffer will remain the 
same. The wetland buffer BSBL setback will remain the same at 15 feet width as measured from the 
modified wetland buffer line. 

The project is not proposing a reduction in regulated critical area buffer, therefore, the proposal is 
not required to demonstrate a net increase in certain critical area functions.  
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QUERCUS COCCINEA

KATSURA TREE
SCARLET OAK

GATEWAY TREE

CAREX STIPATA
JUNCUS ENSIFOLIOUS

BIORETENTION

MISCANTHUS SINENSIS 'YAKU JIMA'
MYRICA CALIFORNICA
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM

RESIDENTIAL CORRIDOR

ASARUM CAUDATUM
BLECHNUM SPICANT
CAREX TESTACEA 'PRAIRE FIRE'
CORNUS SERICEA 'MIDWINTER FIRE'
MOLINIA CARULEA 'MOORFLAME'
HELICTOTRICHON SEMPERVIRENS

RESIDENTIAL COURTYARD

ARCTOSTAPHYLOS UVA-URSI
CAREX ELATA 'AUREA'
CORNUS SERICEA 'MIDWINTER FIRE'
CORNUS SERICEA 'KELSEYI'
LILIUM COLUMBIANUM
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM
SARCOCOCCA HOOKERIANA

HILLCLIMB

CAMASSIA QUAMASH
GARRYA ELLIPTICA
MAHONIA REPENS
MEADOW MIX
MYRICA CALIFORNICA
POLYSTICHUM MUNITUM
RIBES SANGUINEUM
SYMPHORICARPOS ALBUS

SMALL CAMAS
SILK TASSEL
CREEPING MAHONIA
MEADOW MIX
CALIFORNIA WAX MYRTLE
SWORD FERN
RED-FLOWERING CURRANT
SNOWBERRY

BUFFER

ARCTOSTAPHYLOS UVA-URSI
CAREX TESTACEA 'PRAIRIE FIRE'
CROCOSMIA 'YELLOW LUCIFER'
GAULTHERIA SHALLON
HELICTOTRICHON SEMPERVIRENS
HEMEROCALLIS 'STELLA D'ORO'
LIRIOPE SPICATA
LONICERA PILEATA
MAHONIA REPENS
MISCANTHUS SINENSIS 'YAKU JIMA'

KINNIKINNICK
PRAIRIE FIRE SEDGE
YELLOW LUCIFER CROCOSMIA
SALAL
BLUE OAT GRASS
STELLA D'ORO DAYLILY
CREEPING LILYTURF
PRIVET HONEYSUCKLE
CREEPING MAHONIA
DWARF MAIDEN GRASS

STREETSCAPE

ACER CIRCINATUM
ACER GRISEUM
MAGNOLIA WILSONII
STEWARTIA PSEUDOCAMELLIA

VINE MAPLE
PAPERBARK MAPLE
WILSON'S MAGNOLIA
JAPANESE STEWARTIA

MEDIUM DECIDUOUS TREE

FRAXINUS PENNSYLVANICA 'SUMMIT'
TILIA CORDATA 'GREENSPIRE'
ZELKOVA SERRATA

STREET TREE

MAGNOLIA 'GALAXY'
PRUNUS 'ACCOLADE'
CORNUS 'EDDIES WHITE WONDER'

GALAXY MAGNOLIA
ACCOLADE CHERRY
EDDIES WHITE WONDER DOGWOOD

FLOWERING TREE

BETULA PAPYRIFERA
CERCIDIPHYLLUM JAPONICUM
POPULUS TREMULOIDES

PAPER BIRCH
KATSURA TREE
QUAKING ASPEN

LARGE DECIDUOUS TREE

SHRUBS AND GROUNDCOVER

CALOCEDRUS DECURRENS
PINUS CONTORTA 'CONTORTA'
PSUEDOTSUGA MENZIESII

INCENSE CEDAR
SHORE PINE
DOUGLAS FIR

CONIFER TREE

A

B

C

D

A

B

C

D

1 2 3 4 5

1 2 3 4 5
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TREES

CONCEPT PLANT SCHEDULE

BOTANICAL NAME COMMON NAME

CERCIDIPHYLLUM JAPONICUM
QUERCUS COCCINEA

KATSURA TREE
SCARLET OAK

GATEWAY TREE

CAREX STIPATA
JUNCUS ENSIFOLIOUS

SAWBEAK SEDGE
DAGGERLEAF RUSH

BIORETENTION

MISCANTHUS SINENSIS 'YAKU JIMA'
MYRICA CALIFORNICA
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM

DWARF MAIDEN GRASS
CALIFORNIA WAX MYRTLE
FOUNTAIN GRASS
WESTERN SWORD FERN

RESIDENTIAL CORRIDOR

ASARUM CAUDATUM
BLECHNUM SPICANT
CAREX TESTACEA 'PRAIRE FIRE'
CORNUS SERICEA 'MIDWINTER FIRE'
MOLINIA CARULEA 'MOORFLAME'
HELICTOTRICHON SEMPERVIRENS

RESIDENTIAL COURTYARD

ARCTOSTAPHYLOS UVA-URSI
CAREX ELATA 'AUREA'
CORNUS SERICEA 'MIDWINTER FIRE'
CORNUS SERICEA 'KELSEYI'
LILIUM COLUMBIANUM
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM
SARCOCOCCA HOOKERIANA

KINNIKINNICK
GOLDEN SEDGE
MIDWINTER FIRE RED TWIG DOGWOOD
KELSEY'S DWARF RED OSIER DOGWOOD
TIGER LILY
FOUNTAIN GRASS
WESTERN SWORDFERN
SWEETBOX

HILLCLIMB

CAMASSIA QUAMASH
GARRYA ELLIPTICA
MAHONIA REPENS
MEADOW MIX
MYRICA CALIFORNICA
POLYSTICHUM MUNITUM
RIBES SANGUINEUM
SYMPHORICARPOS ALBUS

SMALL CAMAS
SILK TASSEL
CREEPING MAHONIA
MEADOW MIX
CALIFORNIA WAX MYRTLE
SWORD FERN
RED-FLOWERING CURRANT
SNOWBERRY

BUFFER

ARCTOSTAPHYLOS UVA-URSI
CAREX TESTACEA 'PRAIRIE FIRE'
CROCOSMIA 'YELLOW LUCIFER'
GAULTHERIA SHALLON
HELICTOTRICHON SEMPERVIRENS
HEMEROCALLIS 'STELLA D'ORO'
LIRIOPE SPICATA
LONICERA PILEATA
MAHONIA REPENS
MISCANTHUS SINENSIS 'YAKU JIMA'

KINNIKINNICK
PRAIRIE FIRE SEDGE
YELLOW LUCIFER CROCOSMIA
SALAL
BLUE OAT GRASS
STELLA D'ORO DAYLILY
CREEPING LILYTURF
PRIVET HONEYSUCKLE
CREEPING MAHONIA
DWARF MAIDEN GRASS

STREETSCAPE

ACER CIRCINATUM
ACER GRISEUM
MAGNOLIA WILSONII
STEWARTIA PSEUDOCAMELLIA

VINE MAPLE
PAPERBARK MAPLE
WILSON'S MAGNOLIA
JAPANESE STEWARTIA

MEDIUM DECIDUOUS TREE

FRAXINUS PENNSYLVANICA 'SUMMIT'
TILIA CORDATA 'GREENSPIRE'
ZELKOVA SERRATA

SUMMIT ASH
GREENSPIRE LITTLE LEAF LINDEN
VILLAGE GREEN ZELKOVA

STREET TREE

MAGNOLIA 'GALAXY'
PRUNUS 'ACCOLADE'
CORNUS 'EDDIES WHITE WONDER'

GALAXY MAGNOLIA
ACCOLADE CHERRY
EDDIES WHITE WONDER DOGWOOD

FLOWERING TREE

BETULA PAPYRIFERA
CERCIDIPHYLLUM JAPONICUM
POPULUS TREMULOIDES

PAPER BIRCH
KATSURA TREE
QUAKING ASPEN

LARGE DECIDUOUS TREE

SHRUBS AND GROUNDCOVER

CALOCEDRUS DECURRENS
PINUS CONTORTA 'CONTORTA'
PSUEDOTSUGA MENZIESII

INCENSE CEDAR
SHORE PINE
DOUGLAS FIR

CONIFER TREE

A
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D
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D
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TREES

ROOF CONCEPT PLANT SCHEDULE

BOTANICAL NAME COMMON NAME

PYRUS COMMUNIS 'BEURRE D'ANJOU' BEURRE D'ANJOU PEAR

FRUIT TREE

ALLIUM SCHOENOPRASUM
ROSMARINUS OFFICINALIS
VACCINIUM CRASSIFOLIUM 'WELLS DELIGHT'
VACCINIUM 'NORTH SKY'
VACCINIUM VITIS-IDAEA
FRAGARIA CHILOENSIS

CHIVES
ROSEMARY
WELLS DELIGHT CREEPING BLUEBERRY
NORTHSKY BLUEBERRY
LIGNONBERRY
BEACH STRAWBERRY

FOOD THEMED PLANTING

SEDUM MAT PRE-VEGETATED SEDUM MAT

GREEN ROOF

SHRUBS AND GROUNDCOVER

FICUS CARICA
CORYLUS CORNUTA

COMMON FIG
BEAKED HAZLENUT

SMALL EDIBLE TREE
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TREES

CONCEPT PLANT SCHEDULE

BOTANICAL NAME COMMON NAME

CERCIDIPHYLLUM JAPONICUM
QUERCUS COCCINEA

KATSURA TREE
SCARLET OAK

GATEWAY TREE

CAREX STIPATA
JUNCUS ENSIFOLIOUS

SAWBEAK SEDGE
DAGGERLEAF RUSH

BIORETENTION

MISCANTHUS SINENSIS 'YAKU JIMA'
MYRICA CALIFORNICA
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM

DWARF MAIDEN GRASS
CALIFORNIA WAX MYRTLE
FOUNTAIN GRASS
WESTERN SWORD FERN

RESIDENTIAL CORRIDOR

ASARUM CAUDATUM
BLECHNUM SPICANT
CAREX TESTACEA 'PRAIRE FIRE'
CORNUS SERICEA 'MIDWINTER FIRE'
MOLINIA CARULEA 'MOORFLAME'
HELICTOTRICHON SEMPERVIRENS

WILD GINGER
DEER FERN
PRAIRE FIRE ORANGE SEDGE
MIDWINTER FIRE  RED TWIG DOGWOOD
PURPLE MOORGRASS
BLUE OAT GRASS

RESIDENTIAL COURTYARD

ARCTOSTAPHYLOS UVA-URSI
CAREX ELATA 'AUREA'
CORNUS SERICEA 'MIDWINTER FIRE'
CORNUS SERICEA 'KELSEYI'
LILIUM COLUMBIANUM
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM
SARCOCOCCA HOOKERIANA

KINNIKINNICK
GOLDEN SEDGE
MIDWINTER FIRE RED TWIG DOGWOOD
KELSEY'S DWARF RED OSIER DOGWOOD
TIGER LILY
FOUNTAIN GRASS
WESTERN SWORDFERN
SWEETBOX

HILLCLIMB

CAMASSIA QUAMASH
GARRYA ELLIPTICA
MAHONIA REPENS
MEADOW MIX
MYRICA CALIFORNICA
POLYSTICHUM MUNITUM
RIBES SANGUINEUM
SYMPHORICARPOS ALBUS

SMALL CAMAS
SILK TASSEL
CREEPING MAHONIA
MEADOW MIX
CALIFORNIA WAX MYRTLE
SWORD FERN
RED-FLOWERING CURRANT
SNOWBERRY

BUFFER

ARCTOSTAPHYLOS UVA-URSI
CAREX TESTACEA 'PRAIRIE FIRE'
CROCOSMIA 'YELLOW LUCIFER'
GAULTHERIA SHALLON
HELICTOTRICHON SEMPERVIRENS
HEMEROCALLIS 'STELLA D'ORO'
LIRIOPE SPICATA
LONICERA PILEATA
MAHONIA REPENS
MISCANTHUS SINENSIS 'YAKU JIMA'

KINNIKINNICK
PRAIRIE FIRE SEDGE
YELLOW LUCIFER CROCOSMIA
SALAL
BLUE OAT GRASS
STELLA D'ORO DAYLILY
CREEPING LILYTURF
PRIVET HONEYSUCKLE
CREEPING MAHONIA
DWARF MAIDEN GRASS

STREETSCAPE

ACER CIRCINATUM
ACER GRISEUM
MAGNOLIA WILSONII
STEWARTIA PSEUDOCAMELLIA

VINE MAPLE
PAPERBARK MAPLE
WILSON'S MAGNOLIA
JAPANESE STEWARTIA

MEDIUM DECIDUOUS TREE

FRAXINUS PENNSYLVANICA 'SUMMIT'
TILIA CORDATA 'GREENSPIRE'
ZELKOVA SERRATA

SUMMIT ASH
GREENSPIRE LITTLE LEAF LINDEN
VILLAGE GREEN ZELKOVA

STREET TREE

MAGNOLIA 'GALAXY'
PRUNUS 'ACCOLADE'
CORNUS 'EDDIES WHITE WONDER'

GALAXY MAGNOLIA
ACCOLADE CHERRY
EDDIES WHITE WONDER DOGWOOD

FLOWERING TREE

BETULA PAPYRIFERA
CERCIDIPHYLLUM JAPONICUM
POPULUS TREMULOIDES

PAPER BIRCH
KATSURA TREE
QUAKING ASPEN

LARGE DECIDUOUS TREE

SHRUBS AND GROUNDCOVER

CALOCEDRUS DECURRENS
PINUS CONTORTA 'CONTORTA'
PSUEDOTSUGA MENZIESII

INCENSE CEDAR
SHORE PINE
DOUGLAS FIR

CONIFER TREE

SIZE QTY.

3-1/2" CAL.

1 GAL.
1 GAL.

1 GAL.
2 GAL.
1 GAL.
1 GAL.

4"
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1GAL.

4"
1 GAL.
2 GAL.
2 GAL.
1 GAL.
1 GAL.
1 GAL.
2 GAL.

4"
2 GAL.
1 GAL.
VARIES
2 GAL.
1 GAL.
2 GAL.
2 GAL.

4"
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1 GAL.

2" CAL.

2-1/2" CAL.

2" CAL.

2" CAL.

10' HT.

4

3,300 SF

3,057 SF

2 GAL.

3 GAL.

4,324 SF

50

7

15

16

936 SF

20,471 SF

3

573 SF

2" CAL.

2" CAL.

4"
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1 GAL.

TREES

ROOF CONCEPT PLANT SCHEDULE

BOTANICAL NAME COMMON NAME

PYRUS COMMUNIS 'BEURRE D'ANJOU' BEURRE D'ANJOU PEAR

FRUIT TREE

ALLIUM SCHOENOPRASUM
ROSMARINUS OFFICINALIS
VACCINIUM CRASSIFOLIUM 'WELLS DELIGHT'
VACCINIUM 'NORTH SKY'
VACCINIUM VITIS-IDAEA
FRAGARIA CHILOENSIS

CHIVES
ROSEMARY
WELLS DELIGHT CREEPING BLUEBERRY
NORTHSKY BLUEBERRY
LIGNONBERRY
BEACH STRAWBERRY

FOOD THEMED PLANTING

SEDUM MAT PRE-VEGETATED SEDUM MAT

GREEN ROOF

SHRUBS AND GROUNDCOVER

FICUS CARICA
CORYLUS CORNUTA

COMMON FIG
BEAKED HAZLENUT

SMALL EDIBLE TREE

SIZE

1-1/2" CAL.

2 GAL.

MAT

7 GAL.
7 GAL.

QTY

3

412 SF

1,523 SF

3

A

B

C

D

A

B

C

D
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INTRODUCTION 

This report summarizes the results of GeoEngineers’ geotechnical engineering services for the 

proposed Spring District Development project located in Bellevue, Washington.  The site is shown 

relative to surrounding physical features on the Vicinity Map (Figure 1).  Site conditions, footprint of 

the proposed development and our recent exploration locations are shown on the Site Plan 

(Figure 2).   

The purpose of this study is to provide geotechnical engineering conclusions and recommendations 

for the design and construction of the planned development.  GeoEngineers previously 

provided recommendations to Security Properties, Inc. in our Preliminary Geotechnical Services 

Memorandum dated February 8, 2013.  Our scope of work for this phase of the project includes: 

■ Reviewing existing subsurface information available for the site and nearby sites;  

■ Completing additional geotechnical explorations at the project site to better characterize the 

subsurface conditions for the proposed development; 

■ Providing International Building Code (IBC) 2012 seismic design criteria; 

■ Providing foundation, temporary shoring, slab-on-grade and permanent below-grade wall 

recommendations; and 

■ Preparing this report. 

The key geotechnical considerations that GeoEngineers has investigated include:  (1) the nature 

and extent of the fill and recent deposits, the depth to Vashon glacial till, and the nature and extent 

of peat deposits at the project site, (2) ground improvement options, (3) allowable bearing 

pressures for shallow foundations, (4) appropriate temporary shoring options, and (5) an 

assessment of the groundwater conditions at the site.  Geotechnical recommendations related to 

these key issues along with a summary of known subsurface conditions are presented in the 

following sections. 

PROJECT DESCRIPTION 

We understand that the current plan consists of developing a multi-family residential development 

at the site.  The development will consist of five buildings with up to nine above-grade levels over 

one to two levels of below-grade parking.  Construction of the below-grade levels will require 

excavations on the order of 12 to 22 feet below existing site grades.  The planned excavation will 

extend up to the north property boundary, thus temporary shoring may be required to complete the 

excavation along the north extent of the development.  The locations of the proposed buildings at 

the site are shown on the Site Plan, Figure 2; the footprint of the lowest floor/parking garage and 

associated finished floor elevations are shown on the Glacial Till Contour Map, Figure 3.  
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FIELD EXPLORATIONS AND LABORATORY TESTING 

Field Explorations Completed for This Study 

The subsurface soil and groundwater conditions at the site were evaluated for this study by 

advancing 15 borings (B-1 through B-15) and one hand probe (PROBE).  The borings were 

completed on January 7 through January 9, 2013 and April 29 through April 30, 2013 using 

track-mounted, continuous-flight, hollow-stem auger drilling equipment.  A hand probe was 

completed on April 30, 2013, with a peat probe on the western margin of the site to aid in 

estimating the depth of soft soils over the dense bearing layer.  Details of the field exploration 

program and logs of the explorations are presented in Appendix A. 

Laboratory Testing 

Soil samples were obtained during drilling and were taken to GeoEngineers’ laboratory for further 

evaluation.  Selected samples were tested for the determination of moisture content.  A description 

of the laboratory testing is presented in Appendix B. 

Previous Studies 

We reviewed the logs of borings completed by GeoEngineers as part of previous studies in the 

vicinity of the project site.  The reviewed geotechnical information is presented in Appendix C.  

The purpose of this review was to better estimate trends in the subsurface geologic unit contacts.  

The reviewed subsurface information includes: 

■ The 120th Avenue NE Corridor Project, NE 7th Street to NE 12th Street, located immediately 

south of the project site.  This study was completed by GeoEngineers in 2012/2013. 

■ The 120th Avenue NE Improvement Project located immediately west of the project site.  This 

study was completed by GeoEngineers in 1994. 

The approximate locations of the explorations completed for this project as well as those reviewed 

off-site are presented on Figure 2.   

SITE HISTORY 

As part of our evaluation of the site, GeoEngineers reviewed drawing archives stored at the project 

site and in-house information available for historic development at the project site.  Our review of 

reports and plans show that the site was first developed in the 1950’s to accommodate 

construction of the concrete tilt-up warehouse that currently occupies the project site.  An addition 

was made to the western end of the building in the 1970’s.  The east-west boundary between the 

original 1950’s and 1970’s addition is located between grid lines 8 and 9 (Figures 2 and 3).  

Based on a cursory review of as-built drawings completed previously for a different project, the 

1970’s western addition is supported on concrete piles; however, the as-built drawings could not 

be located when we reviewed the drawing archives stored at the site for this project.  Historical 

grading at the site included lowering grades along the eastern portion of the site and raising grades 

along the western portion of the site by placing on-site soils as fill.  The compaction requirements 

for fill placement were not indicated on the drawings; based on the results of our field exploration 

the fill placed below the warehouse was observed to be well compacted.     
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SITE CONDITIONS 

Surface Conditions 

The subject property is located on King County Tax Parcel Number 0671000010.  The site is 

approximately 2.5 acres and is bounded by 120th Avenue NE on the west side, NE 12th Street on 

the south side, what would be the extension of 123rd Avenue NE on the east side, and what would 

be the extension of NE 13th Street on the north side.  The site is currently covered by an 

approximately 775 feet (east to west) by 475 feet (north to south) concrete tilt-up warehouse that 

was constructed in the 1950s.  The existing building extends farther north than the northern 

boundary of the proposed development.   

The existing warehouse is surrounded by asphalt concrete surface parking to the north, east and 

south.  The west side of the warehouse lies at the top of a steep fill slope, which extends down to 

120th Avenue NE, dropping from approximately Elevation 175 to Elevation 150 feet based on 

elevation data on plans provided by the project architect, GGLO.  Site grades across the warehouse 

footprint are flat and dock-high height (about 4 feet) above the parking lot elevation.   

Geologic Conditions 

We reviewed the Geologic Map of King County developed by Derek Booth et al dated 2007.  The 

soils mapped in the immediate project vicinity are characterized as Vashon Till and Vashon 

Recessional Outwash.  These soils were deposited during repeated advance and retreat of ice 

sheets (glaciers) during the Vashon Stade of the Fraser Glaciation.  Vashon Till is glacially 

overridden and generally consists of very dense silty sand with gravel and hard sandy silt with 

gravel.  This geologic unit may also contain cobbles and boulders.  Vashon Recessional Outwash 

was deposited during glacier retreat and is not glacially overridden.  Recessional outwash generally 

consists of medium dense to dense sand and gravel with variable silt content. 

Lake Bellevue is located immediately southwest of the site and is associated with recent lacustrine 

deposits and a large peat deposit or “kettle.”  Peat generally consists of soft, compressible organic 

matter and is commonly interbedded with silty sand, silt, and clay. 

Subsurface Conditions 

The subsurface conditions at the site have been evaluated by completing fifteen geotechnical 

borings at the project site and reviewing logs of explorations completed by GeoEngineers within the 

immediate vicinity of the project site.  Cross sections showing generalized subsurface conditions 

across the project site are shown on Figures 4 through 8. 

The site conditions have been extensively modified over the years.  The area around Lake Bellevue, 

including 120th Avenue NE and NE 12th Street were filled to present grades; this fill appears to 

have been placed over a peat deposit.  It is likely that some old fill may have been placed onto the 

subject site.  In addition, the high ground on the eastern margin of this site was excavated and 

placed as fill on the lower western margin of the site.  The soils encountered at the site consist of 

fill overlying recent deposits and Vashon Till (glacial till) and peat.  It does not appear that 

recessional outwash was encountered in the borings completed at the project site, although the 

character might not be substantially different from the recent deposits.   
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The fill generally consists of medium dense to dense silty sand with variable gravel content.  The fill 

observed below the warehouse footprint appears to be re-compacted glacial till, likely from the 

previous referenced grading at the site.  The thickness of fill was observed to be between 4 and 

25 feet, increasing to the west.   

Recent deposits and glacial till were encountered below the fill.  Recent deposits were observed to 

be 2 to 20 feet thick along the western portion of the project site.  Recent deposits were 

encountered in isolated areas in the eastern portion of the project site.  The recent deposits 

generally consist of loose to medium dense silty sand with variable gravel content.  Approximately 

3 feet of compressed peat was observed between the recent deposits and glacial till in B-5 located 

in the southwest corner of the project site.  Approximately 5 feet of interbedded sand and 

compressed peat was similarly noted in B-6 located north of our site.  The peat observed east of 

the fill slope was highly consolidated due to the thickness of fill soils overlying the deposit, and 

many years of consolidation. 

Glacial till was encountered below the fill in the eastern portion of the project site and below the 

recent deposits and peat in the western portion of the project site.  The glacial till encountered in 

our explorations generally consists of very dense silty sand with gravel.  Glacial till was encountered 

to the depths explored in all borings except B-7, which was terminated at shallower depth within 

the fill soils.   

Groundwater Conditions 

Perched groundwater was observed at some exploration locations during drilling at the contact 

between the fill/recent deposits and glacial till.  Based on our experience in the area, the static 

groundwater table is anticipated to be located below the base of the planned excavation; however, 

perched groundwater may be encountered randomly within fill soils, including above the base of 

the planned excavation.  However, groundwater flows into the planned excavation are anticipated 

to be minor because of the character of the till fill.   

Contour Map and Subsurface Cross Sections 

A contour map showing the estimated top elevation of the glacial till across the project site is 

presented in Figure 3.  Profile views showing our interpretation of the existing subsurface 

conditions at the project site along the Building A alignment, Building E alignment, and north 

shoring wall are presented in Cross Sections A-A’, B-B’ and C-C’, respectively, and on Figures 4 

through 6.  Cross Section A-A’ represents the most critical slope section along the western extent of 

the project site and Section B-B’ represents the most critical slope section along the southern 

extent of the project site.  The existing conditions with the proposed project grades and building 

locations are presented for Cross Section A-A’ and B-B’ in Figures 7 and 8.  It should be noted that 

these cross sections are generalized interpretations between widely spaced borings, including 

information obtained from the PROBE, off-site cone penetration test (CPT), and off-site borings.  

The extent of the peat, depth to the glacial till contour, especially toward the western margin of the 

site is not well identified and is presented for illustration purposes. 
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ENVIRONMENTALLY CRITICAL AREAS 

GeoEngineers reviewed the City of Bellevue Environmentally Critical Area (ECA) online maps and 

found that portions of the parcel are mapped within a steep slope ECA.  A wetland ECA is also 

identified in the northwest portion of the parcel.  The project civil engineer, Triad Associates, will be 

addressing the wetland ECA.   

City of Bellevue designates slopes as “steep slopes” when they are inclined greater than 

40 percent and more than 10 feet in height and exceed 1,000 square feet in area.  Steep slopes 

are generally subject to a 50-foot buffer from the top of the slope according to the City of Bellevue 

Land Use Code (LUC) 20.25H.035.  A survey of the subject parcel has been completed and areas 

meeting the requirements of a steep slope ECA are shown on Figure 2. The westernmost portions 

of the planned development, specifically Building A and Building E, are located within the 50-foot 

buffer (upslope) of the steep slope identified in the site survey.   

Based on our understanding of historical site development, the steep slope identified in Figure 2 

was created during original grading of the parcel in 1958 and during the addition to the west end 

of the warehouse, which was completed in the 1970s.  The proposed grading and development 

plans for this site include placing a 2H:1V (horizontal:vertical) buttress fill over the existing steep 

slope west of Building A (see Figure 7) and removing the entire slope south of Building E down to 

the sidewalk grade (see Figure 8).  We completed stability analyses to evaluate the global stability 

for the existing steep slope condition and for the proposed regrading and development.  We 

analyzed the existing stability of the steep slope and the stability of the proposed 2H:1V slope after 

the proposed improvements are in place.  The slope stability analyses and results are described in 

the Slope Stability section of this report. 

The applicant is requesting a modification to LUC 20.25H.120 Critical Area Buffer for Steep Slope 

Geologic Hazard Areas.  We determined that the proposed project improvements improve site 

conditions and mitigate the existing steep slope hazard by:  (1) reducing the height of the slope, 

(2) reducing the steepness of the slope, and (3) increasing the global stability of the slope.   

CONCLUSIONS AND RECOMMENDATIONS 

General 

A summary of the geotechnical considerations is provided below.  The summary is presented for 

introductory purposes only and should be used in conjunction with the complete recommendations 

presented in this report. 

■ It is our opinion that the appropriate seismic Soil Profile is Type D per the 2012 IBC.  

■ We anticipate that the bottom of the excavation will be located within fill and recent deposits 

along the western portion of the project and within glacial till along the eastern portion of the 

project.  A thin layer of compressed peat may be present along the west margins of Buildings A 

and E. 

■ Existing soils along the western portion of the project (west of gridline 12, Figure 2) are not 

suitable for support of the relatively high foundation loads associated with the proposed 
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development.  Buildings west of gridline 12 should be supported on deep foundations or 

improved ground. 

■ The proposed development may be supported on shallow foundations bearing on glacial till 

east of gridline 12.  Foundations supported on dense to very dense glacial till may be designed 

using an allowable bearing pressure of 12 kips per square foot (ksf).  Foundations west of 

gridline 12 may be supported on shallow foundations bearing on improved soil; foundations 

supported on improved ground may be designed using an allowable bearing pressure of 6 ksf.  

This value will be confirmed or modified during final design of the ground improvement.  The 

results of the ground improvement will be submitted in an addendum letter as final foundation 

design is completed. 

■ Based on preliminary collaboration with the structural engineer, Buildings A and E will be 

supported on mat/raft slabs supported on improved ground.  

■ Isolated areas of shallow unsuitable soils may be encountered along the transition area of 

gridline 12.  The unsuitable soils could be removed and replaced with lean mix concrete or 

control density fill (CDF).  Foundations bearing on lean mix or CDF that extends down to dense 

to very dense glacial till may be designed using the same allowable bearing pressure of 12 ksf.   

■ Temporary shoring may be completed along the north portion of the excavation using 

conventional cantilever solider pile walls.  Tiebacks anchors can be implemented where wall 

heights are too high for cantilever walls to be cost effective.  Soil nailing is also considered to 

be feasible for the project. 

■ Excavation for the west, south and east portions for the development may be completed using 

temporary cut slopes.  Temporary cut slopes completed within fill soils should be no steeper 

than 1.5H:1V slope.  These may be modified to 1H:1V if determined to be stable by the field 

geotechnical engineer.  Temporary cut slopes completed within the glacial till should be no 

steeper than ¾H:1V.    

■ The permanent below grade building walls will be required to resist the permanent lateral earth 

pressures.   

■ The floor slabs outside of Buildings A and E may be constructed using conventional support 

methods.   

■ The floors will be located above groundwater and conventional drainage provisions should be 

sufficient for the project.  However, the till and till fill soils can have isolated perched 

groundwater zones and underslab drainage may be appropriate for additional protection 

against wet slabs for some buildings. 

Our specific geotechnical recommendations are presented in the following sections of this report. 

Earthquake Engineering 

Liquefaction 

Liquefaction refers to the condition in which vibration or shaking of the ground, usually from 

earthquake forces, results in the development of excess pore water pressures in saturated soils 

with subsequent loss of strength in the deposit of soil so affected.  In general, soils that are 

susceptible to liquefaction include very loose to medium dense, clean to silty sands that are below 
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the water table.  Due to the depth of groundwater and density of the on-site soils, the soils that 

underlie the proposed building area have a low risk of liquefaction. 

Other Seismic Hazards 

Due to the location of the site and the site’s topography, the risk of adverse impacts resulting from 

seismically induced surface displacement due to faulting or lateral spreading is considered to be 

low. No faults were identified in the vicinity of the project. 

2012 IBC Seismic Design Information 

We recommend the use of the following 2012 IBC parameters.   

TABLE 1.  SEISMIC DESIGN PARAMETERS 

2012 IBC Parameter Recommended Value 

Site Class D 

Short Period Spectral Response Acceleration, SS (percent g) 130 

1-Second Period Spectral Response Acceleration, S1 (percent g) 50 

Seismic Coefficient, FA 1.0 

Seismic Coefficient, FV 1.5 

 

Ground Improvement  

General 

The western margin of the project site is underlain by unsuitable fill soils, recent deposits and 

organic deposits (peat) that provide inadequate bearing capacity for the relatively high foundation 

loads associated with this development.  We recommend that ground improvement be utilized west 

of gridline 12 to improve bearing capacity and mitigate the risk for long term consolidation 

settlement.  There are several ground improvement techniques that could potentially be used at 

this site.  The following sections provide a preliminary estimate of the extent of ground 

improvement at the site and brief descriptions and considerations for potential ground 

improvement techniques.  The methods described herein are not comprehensive.  Final ground 

improvement design will be completed after a ground improvement technique has been chosen by 

the project team and foundation loading is finalized.  

Preliminary Estimate of Ground Improvement 

For this project, the ground improvement program would be designed for two purposes:  (1) to 

reduce the risk of long term consolidation settlement within the organic peat deposits and (2) to 

increase the allowable bearing pressure below the building footprint.  The method and extent of the 

ground improvement would vary between Building A, Building E, the below grade parking garage, 

and amenity space depending on the settlement tolerances and the desired performance criteria.  

As a preliminary estimate, ground improvement should be completed below Buildings A and E, the 

below grade parking garage, and amenity space west of gridline 12.  We recommend that the 

ground improvement extend into glacial till.   
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Based on the subsurface soil conditions encountered at the site, we have identified three 

feasible ground improvement options for this project:  (1) compaction grouting, (2) rigid inclusions, 

and (3) hardening compaction grout columns.  The ground improvement reduces the soil 

stress under both the static (i.e., foundation load) and seismic conditions.  The levels of 

compaction/densification and stress reduction are a function of the area replacement ratio (total 

area of grout columns divided by total area of soil to be improved), which is a function of spacing 

and diameter of the ground improvement.   

The area replacement ratio will vary across the site depending on the required capacity of the 

foundation soils and the tolerable long term settlement of the organic peat soils below the 

proposed development.  For preliminary planning purposes, an area replacement ratio of 

15 percent should be assumed in the southwest portion of the project site (below Building E and 

the southern portion of Building A) due to the presence of peat soils encountered in the 

explorations at the project site.  An area replacement ratio of about 10 percent may be assumed in 

the remaining portions of the site west of Gridline 12. 

We have evaluated these three options and determined that rigid inclusions (grouted columns 

without steel reinforcement) will likely be the most cost effective solution.  Rigid inclusions may be 

installed using conventional augercast methods or displacement methods (i.e. omega pile, driven 

grout pile).  Based on preliminary discussions with the structural engineer, we understand that 

Buildings A and E will be designed using continuous raft or mat slabs supported on a grid of rigid 

inclusions to limit the risk of differential settlement.   

Slope Stability 

Global stability was evaluated along Cross Section A-A’ identified on Figure 2.  The existing and 

proposed conditions along Cross Section A-A’ are shown on Figures 4 and 7, respectively.  Global 

stability was not evaluated for Cross Section B-B’ because the steep slope in the southwest portion 

of the project site will be completely removed during redevelopment of the project site, as shown 

on Figure 8.  The purpose of our slope stability analysis is to show that the factor of safety for the 

existing slope is improved as a result of the proposed improvements and no additional mitigation is 

required for the proposed project. 

The geotechnical analyses are based on architectural and survey drawings of the planned 

development provided by GGLO, LLC, the project architect. 

Soil Stratigraphy and Parameters 

Based on the explorations completed at the site, the subsurface soils along the slope generally 

consist of fill and recent deposits which overlie glacial till.  The fill is anticipated to range up to 

25 feet thick and consist of loose to dense silty sand with variable gravel content.  The fill is 

underlain by a layer of loose to medium dense recent sand deposits that is anticipated to range up 

to 18 feet thick.  Peat was encountered in the southwest portion of the project and is not 

anticipated to impact the global stability of the slope based on results of our analyses.  

Compressed peat typically has a relatively high shear strength.  Glacial till was encountered below 

the fill and recent deposits.  The glacial till consists of dense to very dense silty sand with gravel 

and extended to the depths explored. 
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As discussed in the Ground Improvement section of this report, we recommend that ground 

improvement be completed west of gridline 12 and extend down to the glacial till soil deposit.  Our 

analysis assumed a replacement ratio of 10 percent.  The existing and improved soil parameters 

for each of the units identified at the project site are presented in Table 2.   

TABLE 2.  ESTIMATED SOIL PARAMETERS FOR STABILITY ANALYSIS 

Geologic Unit 
Unit Weight,  

(pcf) 

Friction Angle,  

(degrees) 

Cohesion, C 

(psf) 

Fill  125 32 50 

Ground Improved Fill 125 32 6,500 

Recent Deposits 120 32 0 

Improved  Recent Deposits 120 32 6,500 

Peat 110 30 0 

Improved Peat 110 30 6,500 

Glacial Till 130 40 0 

Notes: 

pcf – pounds per cubic foot 

psf – pounds per square foot 

Analysis Results 

The results of the stability analyses for each scenario analyzed are presented in Table 3 and on 

Figures 9 through 12.  GeoEngineers evaluated the static and pseudo-static seismic condition for 

both the existing site conditions and the proposed improvements along Cross Section A-A’.   

For evaluation of the seismic stability a kh value of 0.5 times the PGA is used in a pseudo-static 

analysis; for this analysis a kh value equal to 0.26 g was used to evaluate the seismic stability of 

the slope.  The factor of safety for each scenario analyzed is presented in Table 3.  A building 

surcharge pressure of 6 ksf (the allowable bearing capacity) was assumed for analysis.     

TABLE 3.  RESULTS OF SLOPE STABILITY EVALUATION  

Figure Number Location Scenario 
Static  

Factor of Safety 

Pseudo-Static  

Factor of Safety 

9 - 10 Section A-A’ Existing Conditions 1.2 0.8 

11 - 12 Section A-A’ Proposed Improvements 1.8 1.1 

 

The results of our analysis show that the global stability of the slope for the proposed condition has 

a higher factor of safety than the global stability of the slope for the existing condition.  Additionally, 

the proposed improvements increase the pseudo-static factor of safety such that it is now within 

code requirements.  Based on our analysis, no building setback or critical area buffer is required to 

meet the required factors of safety for global stability and no additional mitigation for steep slopes 

is required for the proposed site development. 
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Critical Area Buffer Exemption Request 

Our analyses have shown that the proposed development will result in equivalent or better 

protection of the steep slope.  It is our opinion that this report meets the requirements for the 

Critical Areas Report stipulated in Section 20.25H.230 of the LUC and the additional provisions 

stipulated in Section 20.25H.140 of the LUC for steep slopes.  This information is submitted to 

support a request by the applicant for an exemption to develop within the steep slope buffer area. 

Excavation Support 

We understand that the planned building will have up to two below-grade levels and that the 

excavation will extend up to about 12 to 22 feet below existing site grades.  The subsurface 

conditions support use of cantilever soldier pile walls, soldier pile and tieback walls, or soil nail 

walls for temporary excavation support.  Shoring will be necessary along the north wall only based 

on our understanding of the development plans.  We understand that the remaining excavation will 

be completed using temporary cut slopes.   

The City of Bellevue typically requires that shoring walls be designed to limit deflections to 1 inch or 

less.  Right-of-Way (ROW) use permits will be required for soil nails and tiebacks extending into the 

public ROW and easements will be required for soil nails and tiebacks extending below adjacent 

properties.   

We provide geotechnical design and construction recommendations for cantilever soldier pile, 

soldier pile and tieback walls, and soil nail walls below.  Soil nail wall design can be completed by 

GeoEngineers or by a design-build contractor.  The City of Bellevue will require that GeoEngineers 

review shoring design completed by others. 

Excavation Considerations 

The fill, recent deposits and glacial till soils may be excavated with conventional excavation 

equipment, such as trackhoes or bulldozers.  It may be necessary to rip the glacial till soils locally 

to facilitate excavation.  Cobbles and boulders typically exist within the glacial till and the 

contractor should be prepared to deal with them.  Likewise, the surficial fill may contain foundation 

elements and/or utilities from previous site development, as well as debris, rubble, and/or cobbles 

and boulders.  Two borings (B-13 and B-14) completed within the warehouse structure met refusal 

at 5 feet along the western wall.  The borings were moved approximately 50 to 60 feet east before 

they could be advanced through the fill.  We recommend that procedures be identified in the 

project specifications for measurement and payment of work associated with obstructions. 

The existing warehouse area (west of about gridline 8/9) may be supported on concrete piles.  We 

recommend that, if encountered, all existing piles at the site be broken off a minimum of 2 feet 

below any pile cap, floor slab, or other improvement subgrade elevations to prevent impact from 

these “hard spots.”  The locations of the piles will not be known until grading occurs.  The piles may 

interfere with utility installation, new ground improvement installations and other development 

activities.  It may be necessary to change some of the ground improvement locations, which could 

change the footing geometry.  We recommend full time observation of the ground improvement by 

a representative of GeoEngineers so that these situations can be identified and alternatives 

established in timely collaboration with the structural engineer and ground improvement 

contractor. 
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Soldier Pile Walls 

Soldier pile walls consist of steel beams that are concreted into drilled vertical holes located along 

the wall alignment, typically about 8 feet on center.  After excavation to specified elevations, 

tiebacks are installed, if necessary.  Once the tiebacks are installed, the pullout capacity of each 

tieback is tested, and the tieback is locked off to the soldier pile at or near the design tieback load.  

Tiebacks typically consist of steel strands that are installed into pre-drilled holes and then either 

tremie or pressure grouted.  Timber lagging is typically installed behind the flanges of the steel 

beams to retain the soil located between the soldier piles.  Geotechnical design recommendations 

for each of these components of the soldier pile and tieback wall system are presented in the 

following sections.   

SOLDIER PILES 

We recommend that soldier pile walls be designed using the earth pressure diagrams presented in 

Figure 13.  The earth pressures presented in Figure 13 are for full-height cantilever soldier pile 

walls and soldier pile walls with single or multiple levels of tiebacks, and the pressures represent 

the estimated loads that will be applied to the wall system for various wall heights.  

The earth pressures presented in Figure 13 include the loading from traffic surcharge.  

Other surcharge loads, such as cranes, construction equipment or construction staging areas, 

should be considered by GeoEngineers on a case-by-case basis.  No seismic pressures have been 

included in Figure 13 because it is assumed that the shoring will be temporary.   

We recommend that the embedded portion of the soldier piles be at least 2 feet in diameter and 

extend a minimum distance of 10 feet below the base of the excavation to resist “kick-out.”  

The axial capacity of the soldier piles must resist the downward component of the anchor loads 

and other vertical loads, as appropriate.  We recommend using an allowable end bearing value of 

15 ksf.  The allowable end bearing value should be applied to the base area of the drilled hole into 

which the soldier pile is concreted.  This value includes a factor of safety of about 2.5.  The 

allowable end bearing value assumes that the shaft bottom is cleaned out immediately prior to 

concrete placement.  If necessary, an allowable pile skin friction of 1.0 ksf may be used on the 

embedded portion of the soldier piles to resist the vertical loads. 

LAGGING 

We recommend that the temporary timber lagging be sized using the procedures outlined in the 

Federal Highway Administration’s Geotechnical Engineering Circular No. 4.  The site soils are best 

described as competent soils.  The following table presents recommend lagging thicknesses 

(roughcut) as a function of soldier pile clear span and depth. 

TABLE 4.  TIMBER LAGGING RECOMMENDATIONS 

Depth (feet) 
Recommended Lagging Thickness (roughcut) for clear spans of: 

5 feet 6 feet 7 feet 8 feet 9 feet 10 feet 

0 to 25 2 inches 3 inches 3 inches 3 inches 4 inches 4 inches 

 

Lagging should be installed promptly after excavation.  The workmanship associated with lagging 

installation is important for maintaining the integrity of the excavation.  The space behind the 
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lagging should be filled with soil as soon as practicable.  We recommend that voids be backfilled 

immediately or within a single shift, depending on the selected method of backfill.  Placement of 

this material will help reduce the risk of voids developing behind the wall and damage to existing 

improvements located behind the wall.   

Material used as backfill in voids located behind the lagging should not cause buildup of 

hydrostatic pressure behind the wall.  Lean concrete is a suitable option for the use of backfill 

behind the walls.  Lean concrete will reduce the volume of voids present behind the wall.  

Alternatively, lean concrete may be used for backfill behind the upper 5 feet of the excavation to 

limit caving and sloughing of the upper soils, with on-site soils used to backfill the voids for the 

remainder of the excavation.  Based on our experience, the voids between each lean concrete lift 

are sufficient for preventing the buildup of hydrostatic pressure behind the wall. 

TIEBACKS 

Tieback anchors can be used for wall heights where cantilever soldier pile walls are not 

cost-effective.  Tieback anchors should extend far enough behind the wall to develop anchorage 

beyond the “no-load” zone and within a stable soil mass.  The anchors should have a minimum 

length of 15 feet within the load zone.  The anchors should be inclined downward at 15 to 

25 degrees below the horizontal.  Corrosion protection will not be required for the temporary 

tiebacks. 

Centralizers should be used to keep the tieback in the center of the hole during grouting.  

Structural grout or concrete should be used to fill the bond zone of the tiebacks.  A bond breaker, 

such as plastic sheathing, should be placed around the portion of the tieback located within the 

no-load zone if the shoring contractor plans to grout both the bond zone and unbonded zone of the 

tiebacks in a single stage.  If the shoring contractor does not plan to use a bond breaker to isolate 

the no-load zone, GeoEngineers should be contacted to provide recommendations. 

Loose soil and slough should be removed from the holes drilled for tieback anchors prior to 

installing the tieback.  The contractor should take necessary precautions to minimize loss of 

ground and prevent disturbance to previously installed anchors and existing improvements in the 

site vicinity.  Holes drilled for tiebacks should be grouted/filled promptly to reduce the potential for 

loss of ground.    

We recommend that spacing between tiebacks be at least three times the diameter of the anchor 

hole to minimize group interaction.  We recommend a design load transfer value between the 

anchor and soil of 4 kips per foot for glacial till and 2 kips per foot for fill and recent deposits.  

Higher adhesion values may be developed, depending on the anchor installation technique.  The 

contractor should be given the opportunity to use higher adhesion values by conducting 

performance tests prior to the start of installing the production tieback anchors.  For design 

purposes, the depth ranges for each soil unit at the face of the wall are provided below. 



SPRING DISTRICT DEVELOPMENT  Bellevue, Washington 

  November 11, 2013 | Page 13 
 File No. 5309-030-02 

TABLE 5.  DESIGN LOAD TRANSFER VALUES 

Wall Face Soil Unit 

Interpreted Elevation Range 

at Face of Wall 

(feet) 

Load Transfer 

(kip/ft) 

North Wall,  

Gridline 1 to 5 

Fill/Recent Deposits 180 to 172 2 

Glacial Till 172 to 140 4 

North Wall,  

Gridline 5 to 7 

Fill/Recent Deposits 180 to 170 2 

Glacial Till 170 to 140 4 

North Wall,  

Gridline 7 to 12 

Fill/Recent Deposits 180 to 165 2 

Glacial Till 165 to 140 4 

North Wall,  

Gridline 12 to 14 

Fill/Recent Deposits 180 to 155 2 

Glacial Till 155 to 130 4 

North Wall,  

Gridline 14 to 17 

Fill/Recent Deposits 180 to 130 2 

Glacial Till 130 to 100 4 

 

The tieback anchors should be verification- and proof-tested to confirm that the tiebacks have 

adequate pullout capacity.  The pullout resistance of tiebacks should be designed using a factor of 

safety of 2.  The pullout resistance should be verified by completing at least two successful 

verification tests in each soil type and a minimum of four total tests for the project.  Each tieback 

should be proof-tested to 133 percent of the design load.  Verification and proof tests 

should be completed as described in Appendix D, Ground Anchor Load Tests and Shoring 

Monitoring Program. 

The tieback layout and inclination should be checked to confirm that the tiebacks do not interfere 

with adjacent buried utilities.  The City of Bellevue minimum clearances between ground anchors 

and existing utilities should be maintained. 

DRAINAGE 

A suitable drainage system should be installed to prevent the buildup of hydrostatic groundwater 

pressures behind the soldier pile and lagging wall.  It may be necessary to cut weep holes through 

the lagging in wet areas.  Seepage flows at the bottom of the excavation should be contained and 

controlled.  Drainage should be provided for permanent below-grade walls as described below in 

the “Below-Grade Walls” section of this report. 

CONSTRUCTION CONSIDERATIONS 

Temporary casing or drilling fluid may be required to install the soldier piles and possibly the 

tiebacks where: 

■ Loose fill is present; 

■ The native soils do not have adequate cementation or cohesion to prevent caving or raveling; 

and/or 

■ Perched groundwater is present. 
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GeoEngineers should be allowed to observe and document the installation and testing of the 

shoring to verify conformance with the design assumptions and recommendations. 

Soil Nail Walls 

The soil nail wall system consists of drilling and grouting rows of steel bars or “nails” behind 

the excavation face as it is excavated and then covering the face with reinforced shotcrete.  

The placement of soil nails reinforces the soils located behind the excavation face and increases 

the soil’s ability to inhibit a mass of soil from sliding into the excavation.  Installation of soil nail 

systems requires reasonable temporary face stability.  Based on our explorations completed along 

the north margin of the site (Figure 6), the existing till fill is generally medium dense and we expect 

it will provide adequate temporary face stability with some limited sloughing.       

Soil nail walls are typically constructed using the following sequence: 

1. Excavate the soil at the wall face to between 1 and 3 feet below the row of soil nails to be 

installed.  Depending upon the soil conditions at the wall face, the excavation may be 

completed with a vertical cut or with berms (native or fill). 

2. Drill, install and grout soil nails. 

3. Excavate berm, if present, located within about 3 feet below the elevation of the soil nail. 

4. Place drainage strips, steel wire mesh and/or reinforcing bars in front of the excavated soil. 

5. Install shotcrete and place steel plates and nuts over the soil nails.   

6. Complete nail pullout capacity testing on approximately one out of every 20 nails in an 

installed row.  

7. Repeat steps two through seven for each row of nails located below the completed row. 

Vertical elements may be necessary to improve face stability of the site soils, to improve deflection 

control, or to act as a cantilever wall to meet nail clearance requirements, where existing buried 

utilities or proposed utility corridors are present.  Vertical elements typically consist of vertical steel 

beams placed in drilled holes located along the wall alignment and backfilled with lean concrete.  

Vertical elements are typically spaced at 6-foot on center.  The need for vertical elements can be 

further evaluated once utility clearance requirements are better understood. 

Soil nails typically consist of #8 to #11 threaded steel bars.  The steel bars are placed in 6- to 

8-inch-diameter holes drilled at angles typically ranging from 10 to 25 degrees below horizontal.  

Centralizers are used to center the steel bars in the holes.  Once the steel bars are installed, the 

holes are grouted using cement grout or concrete.   

The soils typically are required to have an adequate standup time (to allow placement of the steel 

wire mesh and/or reinforcing bars to be installed and the shotcrete to be placed).  Soils that have 

short standup times are problematic for soil nailing and may require the use of vertical elements. 
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DESIGN RECOMMENDATIONS 

We recommend the following for design purposes: 

■ The soil nail wall should be designed for an additional 2 feet of height to account for the 

potential need to over-excavate and replace unsuitable fill soils at the foundation subgrade 

elevation. 

■ A soil nail grid pattern of about 6 feet by 6 feet. 

■ A soil nail length ranging up to the wall height (but not less than 10 feet), inclined at about 

15 to 20 degrees from the horizontal. 

■ An allowable load transfer of 2 kips per foot for fill and recent deposits and 4 kips per foot for 

the glacial till soils for 6- to 8-inch-diameter grouted nails.  The depth ranges for these soils are 

provided in Table 6. 

■ Strips of drainage material installed behind the shotcrete to relieve hydrostatic pressures.  

Additional drainage provisions may be necessary if significant groundwater is encountered 

during the excavation. 

Material properties for the soils identified at the project site are summarized below. 

TABLE 6.  ESTIMATED SOIL PARAMETERS 

Geologic Unit 
Unit Weight,  

(pcf) 

Friction Angle,  

(degrees) 

Cohesion, C 

(psf) 

Fill  

(below existing warehouse) 
125 34 50 

Fill  

(outside warehouse footprint) 
125 32 50 

Recent Deposits 120 32 0 

Glacial Till 130 40 0 

Notes: 

pcf – pounds per cubic foot 

psf – pounds per square foot 

Difficulties associated with face stability and standup time may be experienced during construction 

in the site soils.  While the till fill soils encountered would appear to have relatively good apparent 

cohesion and standup time, any loose zones or “clean” sands may have a shorter standup time.  

Spalling and raveling of the cut face may occur at these locations during soil nail wall installation.  

Construction techniques used to mitigate spalling and raveling include: 

■ Excavating leaving a 1H:1V earth berm in front of the wall.  The soil nails are installed by 

drilling through the soil berm.  The native soil berm is then removed to allow for installation of 

the drainage material and reinforcing steel and shotcrete. 

■ Excavating to the planned back of shotcrete facing and then placing a 1H:1V fill berm in front 

of the wall.  The fill berm is then removed just before placement of drainage material, 

reinforcement, and shotcrete. 

■ Shortening the length of wall drilled and shotcreted using a staggered excavation approach. 
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Contractors experienced in the soil nailing method should be able to mitigate significant spalling 

and raveling conditions.  Contractors should also be prepared to use techniques to address 

problems that occur because of caving soils.  The contractor should be made responsible for the 

safety of the shoring system. 

SOIL NAIL WALL PERFORMANCE 

A soil nail wall is a passive shoring system that requires deflections for load to be applied to the soil 

nails.  We recommend that the soil nail be designed such that average wall deflections are 

limited to 1 inch and ground surface settlements behind the wall are less than about 1 inch.  

The deflections and settlements are usually highest at the excavation face and decrease to 

negligible amounts beyond a distance behind the wall equal to the excavation height.  

Wall deflections can be reduced by post-tensioning the upper row(s) of soil nails.  Localized 

deflections may exceed the above estimates and may reflect local variations in soil conditions 

(such as around abandoned side sewers) or may be the result of the workmanship used to 

construct the wall.   

Monitoring of the shoring system should be completed as described in Appendix D, Ground Anchor 

Load Tests and Shoring Monitoring Program.   

DRAINAGE 

A suitable drainage system should be installed to prevent the buildup of hydrostatic groundwater 

pressures behind the soil nail walls.  Drainage behind soil nail walls typically consists of 

prefabricated geocomposite drainage strips, such as Mirafi G100™, installed vertically between 

the soil nails.  The drainage strips are typically a minimum of 16 inches wide and extend from the 

base of the excavation to a depth of 2 feet below the top of the shoring wall.  Horizontal drainage 

strips may also be used in areas where perched groundwater is observed, or for other reasons.  

We recommend that drainage strips be connected to a tightline pipe installed along the base of the 

wall and routed to a suitable discharge point as described below in the “Below-Grade Walls” 

section of this report. 

CONSTRUCTION CONSIDERATIONS 

Temporary casing or drilling fluid may be required to install the vertical elements and possibly the 

soil nails where: 

■ Loose fill is present; 

■ The native soils do not have adequate cementation or cohesion to prevent caving or raveling; 

and/or 

■ Groundwater is present. 

GeoEngineers should be allowed to observe and document the installation and testing of the 

shoring to verify conformance with the design assumptions and recommendations. 

Temporary Dewatering 

Based on our understanding of the groundwater conditions, the static groundwater table at the site 

is below the planned foundations.  However, perched groundwater may be encountered locally 

within the fill, recent deposits, and glacially consolidated soils.   



SPRING DISTRICT DEVELOPMENT  Bellevue, Washington 

  November 11, 2013 | Page 17 
 File No. 5309-030-02 

For planning purposes, we recommend that the contractor plan to use sumps and pumps located 

within the excavation for any required temporary dewatering associated with groundwater.  

For planning purposes, groundwater flow rates of up to 5 to 10 gallons per minute can be 

assumed.  Surface water from rainfall will likely contribute significantly to the volume of water that 

needs to be removed from the excavation during construction and will vary as a function of season 

and precipitation. 

Shallow Foundations  

We recommend that the planned buildings be supported on conventional spread footings bearing 

on undisturbed glacial till, CDF or lean concrete extending down to undisturbed dense to very 

dense glacial till, or improved ground.  It appears that the buildings located east of gridline 12 can 

be designed using conventional shallow spread footings; Buildings A and E west of gridline 12 will 

be designed using a mat slab supported by rigid inclusions extending into the dense to very dense 

glacial till.   

The existing fill observed in the geotechnical explorations west of Gridline 12 at the footing 

subgrade elevation consists of loose to medium dense silty sand with variable gravel content.  

Organic material (peat) was observed in the southwest portion of the project site.  Additionally, 

construction debris or rubble fill was encountered along the western margin of the existing 

warehouse.  Rubble was encountered between 10 and 20 feet east of the western extent of the 

warehouse.  Concrete piles are reportedly located under the existing 1970’s warehouse east of 

gridline 8/9.  As previously stated, the existing piles should be cutoff a minimum of 2 feet below all 

foundation elements.  Contractors should be prepared to deal with these considerations.    

Allowable Bearing Pressure  

Based on the borings completed at the site, we anticipate that the bottom of the excavation will be 

located within the glacial till east of gridline 12 and within fill soils west of gridline 12.   

Foundations bearing on glacial till may be designed using an allowable bearing pressure of 12 ksf.  

We anticipate the foundations east of gridline 12 will bear within glacial till soils.  West of gridline 

12, we anticipate that foundations will bear on improved ground and may be designed using an 

allowable bearing pressure of 6 ksf.   

Shallow depth of recent deposits and fill may be encountered locally at foundation subgrade 

elevations east of gridline 12.  These soils could be removed (neatline) and replaced with lean 

concrete or CDF extending down to dense to very dense glacial till.  If the footings bear on lean mix 

concrete or CDF extending down to undisturbed dense to very dense glacial till, an allowable soil 

bearing pressure of 12 ksf may be used.   

Alternative support scenarios can be evaluated for lightly loaded appurtenant structures during 

final design.  It may be possible to use low allowable bearing pressures appropriate for the existing 

fill conditions where some total/differential settlement can be accommodated.   

The allowable soil bearing pressure applies to the total of dead and long-term live loads and may 

be increased by up to one-third for wind or seismic loads. 
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Settlement   

Provided all loose soil is removed and the subgrade is prepared as recommended in the 

Construction Considerations section below, we estimate the total settlement of shallow 

foundations will be about 1 to 1.5 inches or less.  For lightly loaded foundation elements founded 

on the dense to very dense till, settlements will be negligible.  Therefore, differential settlements 

between lightly loaded foundation elements and heavy loaded columns should be considered.  The 

settlements will occur rapidly, essentially as loads are applied.  Differential settlements between 

footings could be half of the total settlement with reasonably similar loading conditions.     

Lateral Resistance 

Lateral foundation loads may be resisted by passive resistance on the sides of footings and by 

friction on the base of the shallow foundations.  For shallow foundations supported on subgrade 

soils prepared as described above, the allowable frictional resistance may be computed using a 

coefficient of friction of 0.4 applied to vertical dead-load forces.   

The allowable passive resistance may be computed using an equivalent fluid density of 

300 pounds per cubic foot (pcf) (triangular distribution) for existing fill soils and 400 pcf for the 

glacial till.  These values are appropriate for foundation elements that are poured directly against 

the existing fill soils, structural fill or undisturbed glacially consolidated soils, respectively.   

The above coefficient of friction and passive equivalent fluid density values incorporate a factor of 

safety of about 1.5. 

Construction Considerations 

It is critical that foundation subgrade conditions be evaluated by a representative of GeoEngineers 

because of the relatively high foundation loads, allowable bearing pressure, and variable soil 

conditions.  Any unsuitable soils present at the footing foundation subgrade elevation must be 

removed and replaced with lean concrete or CDF for the design allowable bearing pressure.  

In overexcavation conditions, the zone of CDF or lean concrete can be neatline with the footing or 

can accommodate temporary slope laybacks.  However, in no instance should the projection of the 

footing down to the glacial till bearing surface be smaller than the footing.   

The glacial till is susceptible to softening from water or construction traffic.  If necessary, we 

recommend that the contractor be prepared to pour a mud mat consisting of lean concrete across 

the exposed foundation subgrade to protect it from softening during wet weather conditions or 

where groundwater seepage is present. 

We recommend that GeoEngineers observe the condition of all subgrade areas to evaluate whether 

the work is completed in accordance with our recommendations and whether the subsurface 

conditions are as anticipated. 

Slab-on-Grade Floors and Mat Foundations  

The proposed development includes Buildings A, B, C, D and E above grade, and a tiered below 

grade parking garage.  Buildings C, D and portions of Building A will be over the top of the below-

grade parking garage structure which will have a slab-on-grade floor for vehicle access and parking.  
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Some of the smaller structures may also have slab-on-grade support.  Building E and most of 

Building A (portions located west of gridline 12) will have structural loads supported by improved 

ground consisting of rigid inclusions.  Specific recommendations are included for both conditions 

below.  For planning purposes, we recommend a minimum 4 to 6 inches of capillary break for 

slabs-on-grade, and a minimum 12 inches of crushed rock to support mat foundations.  Mat 

foundations founded on improved ground may require up to 18 inches of crushed rock. 

Subgrade Preparation 

The exposed subgrade should be evaluated after site grading is complete.  We expect that the 

excavation process will leave a disturbed subgrade. If no significant disturbance is present over the 

dense glacial till, observations and probing may be used to evaluate the subgrade.  The exposed 

soil should be firm and unyielding, and without significant groundwater.   

Much of the subgrade will consist of existing fill soils, although some recent deposits could also be 

exposed.  Where existing fill soils and/or recent deposits are exposed at the subgrade elevation, 

we recommend that the exposed subgrade be compacted with a smooth drum vibratory roller to a 

dense and unyielding condition.  Ideally, the subgrade should be compacted to at least 95 percent 

of the maximum dry density (MDD) in accordance with ASTM D 1557, or as determined by the field 

geotechnical engineer.   

Disturbed areas should be compacted if possible or removed and replaced with compacted 

structural fill.  The results of our explorations suggest that the existing fill soils are reasonably well 

compacted and the recent deposits have a reasonable in-place density.  We expect that an 

overexcavation on the order of 1 to 2 feet will be sufficient to provide a stabilized subgrade soils 

east of Gridline 12.   

Design Parameters 

Conventional slabs and the mat foundations may be supported on-grade, provided the subgrade 

soils are prepared as recommended in the “Subgrade Preparation” section above.  We recommend 

that the slab and mat be founded on either undisturbed glacially consolidated soils, compacted on-

site fill soils and/or recent deposits.  As described above, some overexcavation and placement of 

structural fill may be necessary.  For slabs designed as a beam on an elastic foundation, a modulus 

of subgrade reaction of 200 pounds per cubic inch (pci) may be used for subgrade soils prepared 

as recommended with less than 1 foot of structural fill (including capillary break) over glacial till.  

We recommend a value of 100 pci for slabs and the mat foundations, where supported over a 

significant thickness of recent deposits and existing fill soils.  

We recommend that the slab-on-grade floors bearing on glacial till be underlain by a minimum 4- to 

6-inch-thick capillary break consisting of material meeting the requirements of Mineral Aggregate 

Type 22 (¾-inch crushed gravel), City of Seattle Standard Specification 9-03.16.  Slab on grade 

floors bearing on improved ground should be underlain by a minimum of 18 inches of capillary 

break material. 

Provided that loose soil is removed and the subgrade is prepared as recommended, we estimate 

that slabs-on-grade will not settle appreciably.   
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Below-Slab Drainage 

We observed isolated areas of perched groundwater, which can be expected on glacial till sites and 

occasionally within the till fill soils.  Based on the results of our explorations, it does not appear that 

underslab drainage is necessary for this project.  However, an underslab drainage system will 

reduce the risk of wet slabs and could be incorporated into critical structures or included as a 

contingency should significant perched groundwater be encountered during construction.  We have 

provided specific underslab recommendations for consideration by the owner.   

If an underslab drainage system is included, it should include an interior perimeter drain and at 

least one longitudinal drain.  The location of the longitudinal drain will depend on the foundation 

and below grade structure design and may need to be modified to two or more transverse drains or 

drains located behind interior cast-in-place walls—the civil engineer should develop a conceptual 

foundation drainage plan for GeoEngineers to review.  The drains should consist of perforated 

Schedule 40 polyvinyl chloride (PVC) pipes with a minimum diameter of 4 inches placed in a trench 

at least 12 inches deep.  The top of the underslab drainage system trenches should coincide with 

the base of the capillary break layer.  The underslab drainage system pipes should have adequate 

slope to allow positive drainage to the sump/gravity drain.   

The drainage pipe should be perforated.  Perforated pipe should have two rows of ½-inch holes 

spaced 120 degrees apart and at 4 inches on center.  If the perimeter underslab drain will also be 

used to collect weep pipes from the below grade walls, it is recommended that the holes of the 

perforated pipe be oriented up.  The underslab drainage system trenches should be backfilled 

with Mineral Aggregate Type 22 or Type 5 (1-inch washed gravel), City of Seattle Standard 

Specification 9-03.16, or an alternative approved by GeoEngineers.  The Type 22 or Type 5 

material should be wrapped with a geotextile filter fabric meeting the requirements of construction 

geotextile for underground drainage, Washington State Department of Transportation (WSDOT) 

Standard Specification 9-33.  The underslab drainage system pipes should be connected to a 

header pipe and routed to a sump or gravity drain.  Appropriate cleanouts for drainpipe 

maintenance should be installed.  A larger diameter pipe will allow for easier maintenance of 

drainage systems.  The flow rate for the planned excavation in the below slab drainage and below 

grade wall drainage systems is anticipated to be less than 10 gallons per minute.    

If no special waterproofing measures are taken, leaks and/or seepage may occur in localized areas 

of the below-grade portion of the building, even if the recommended wall drainage and below-slab 

drainage provisions are constructed.  If leaks or seepage is undesirable, below-grade waterproofing 

should be specified.  A vapor barrier should be used below slab-on-grade floors located in occupied 

portions of the building.  Specification of the vapor barrier requires consideration of the 

performance expectations of the occupied space, the type of flooring planned and other factors, 

and is typically completed by other members of the project team.   

Below-Grade Walls 

Permanent Subsurface Walls  

Permanent below-grade walls constructed adjacent to temporary shoring walls should be designed 

for the earth pressures shown on Figure 14 “Permanent Below-Grade Walls.”  Other surcharge 

loads, such as from foundations, construction equipment or construction staging areas, should be 
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considered on a case-by-case basis.  We can provide the lateral pressures from these surcharge 

loads as the design progresses. 

The soil pressures recommended above assume that wall drains will be installed to prevent the 

buildup of hydrostatic pressure behind the walls, as described above in the “Excavation Support” 

section of this report, and tied to permanent drains to remove water to suitable discharge points. 

Other Cast-in-Place Walls 

Conventional cast-in-place walls may be necessary for small retaining structures located on-site.  

The lateral soil pressures acting on conventional cast-in-place subsurface walls will depend on the 

nature, density and configuration of the soil behind the wall and the amount of lateral wall 

movement that can occur as backfill is placed.  

For walls that are free to yield at the top at least 0.1 percent of the height of the wall, soil 

pressures will be less than if movement is limited by such factors as wall stiffness or bracing.  

Assuming that the walls are backfilled and drainage is provided as outlined in the following 

paragraphs, we recommend that yielding walls supporting horizontal backfill be designed using an 

equivalent fluid density of 35 pcf (triangular distribution), while non-yielding walls supporting 

horizontal backfill be designed using an equivalent fluid density of 55 pcf (triangular distribution).  

For seismic loading conditions, a rectangular earth pressure equal to 7H pounds per square 

foot (psf) (where H is the height of the wall in feet) should be added to the active/at-rest pressures.  

Other surcharge loading should be applied as appropriate.   

Lateral resistance for conventional cast-in-place walls can be provided by frictional resistance 

along the base of the wall and passive resistance in front of the wall.  For walls founded on native 

soils, the allowable frictional resistance may be computed using a coefficient of friction of 

0.4 applied to vertical dead-load forces.  The allowable passive resistance may be computed using 

an equivalent fluid density of 300 pcf (triangular distribution) for fill soils and 400 pcf for glacial till 

soils.  The above coefficient of friction and passive equivalent fluid density values incorporate a 

factor of safety of about 1.5. 

The above soil pressures assume that wall drains will be installed to prevent the buildup of 

hydrostatic pressure behind the walls, as discussed below.   

Drainage 

Drainage behind the permanent below-grade walls constructed adjacent to temporary shoring walls 

is recommended to consist of a combination of drainage material located behind the facing of the 

temporary soil nail shoring walls (where present) and full coverage drainage placed between the 

temporary shoring wall and the permanent below grade wall.  The drainage material should be 

connected to weep pipes that extend through the permanent below grade building walls at the 

footing elevation.  The weep pipes through the permanent below grade wall should be spaced no 

more than 12 feet on center and should be hydraulically connected to the sump.  These weep 

pipes may be designed for a hard connection to the perimeter drains discussed above in the 

“Below-Slab Drainage” section of this report.   
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Prefabricated geocomposite drainage material, such as Mirafi G100™, should be used where 

drainage material is required either as strips behind the temporary soil nail shoring wall, or as full 

coverage drainage panels located between the temporary shoring wall and the permanent below 

grade walls.  For the latter, the drainage material should be installed on the excavation side of the 

temporary shoring wall with the fabric adjacent to the temporary shoring wall.  The weep pipes 

constructed near the base of each strip of drainage material placed behind temporary soil nail 

walls should be hydraulically connected to the drainage material placed between the temporary 

and permanent below grade walls.     

Positive drainage should also be provided behind cast-in-place retaining walls by placing a 

minimum 2-foot-wide zone of City of Seattle Mineral Aggregate Type 17 (bank run gravel), with the 

exception that the percent passing the U.S. No. 200 sieve should be less than 3 percent.  

A perforated or slotted drainpipe should be placed near the base of the retaining wall to provide 

drainage.  The drainpipe should be surrounded by a minimum of 6 inches of City of Seattle Mineral 

Aggregate Type 22 or Type 5 (1-inch washed gravel), or an alternative approved by GeoEngineers.  

The Type 22 or Type 5 material should be wrapped with a geotextile filter fabric meeting 

the requirements of construction geotextile for underground drainage, WSDOT Standard 

Specification 9-33.  The wall drainpipe should be connected to a header pipe and routed to a sump 

or gravity drain.  Appropriate cleanouts for drainpipe maintenance should be installed.  A larger 

diameter pipe will allow for easier maintenance of drainage systems. 

Earthwork 

Subgrade Preparation 

The exposed subgrade in structure and hardscape areas should be evaluated after site excavation 

is complete.  Subgrade preparation procedures were described above for slabs-on-grade and the 

mat foundation areas.  These same subgrade preparation procedures will be adequate for any 

parking areas that will have asphalt paving.  The civil engineer will specify the paving section over 

the prepared subgrade.   

Structural Fill 

Fill placed to support structures, placed behind retaining structures, and placed below pavements 

and sidewalks will need to be specified as structural fill as described below: 

■ Structural fill placed below footings should consist of lean concrete or CDF. 

■ Structural fill placed below mat foundations should meet the requirements for Type 22 (¾-inch 

crushed gravel), City of Seattle Standard Specification 9-03.16 or WSDOT Standard 

Specifications 9-03.1(4)C, grading No. 57. 

■ If structural fill is necessary beneath building slabs, the fill should meet the requirements 

of City of Seattle Mineral Aggregate Type 2 or Type 17 (1¼-inch minus crushed rock or bank 

run gravel), City of Seattle Standard Specification 9-03.16 or gravel borrow, WSDOT Standard 

Specification 9-03.14(1). 

■ Structural fill placed behind retaining walls should meet the requirements of Mineral Aggregate 

Type 17 (bank run gravel), City of Seattle Standard Specification 9-03.16, or gravel backfill for 

walls, WSDOT Standard Specification 9-03.12(2). 
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■ Structural fill used to construct embankments should meet the criteria for common borrow as 

described in Section 9-03.14(3) of the WSDOT Standard Specifications.  Common borrow will 

be suitable for use as structural fill for this application during dry weather conditions only.  

If structural fill is placed during wet weather, the structural fill should consist of gravel borrow 

as described in Section 9-03.14(1) of the WSDOT Standard Specifications, with the additional 

restriction that fines be limited to no more than 5 percent. 

■ Structural fill placed within utility trenches and below pavement and sidewalk areas should 

consist of CDF, or fill meeting the requirements of Mineral Aggregate Type 17 (bank run gravel), 

City of Seattle Standard Specification 9-03.16, bank run gravel for trench backfill, WSDOT 

Standard Specification 9-03.19, or gravel borrow, WSDOT Standard Specification 9-03.14(1).   

■ Structural fill placed around perimeter footing drains, underslab drains and cast-in-place 

wall drains should meet the requirements of City of Seattle Mineral Aggregate Type 5 

(1-inch washed gravel) or Type 22 (¾-inch crushed gravel), City of Seattle Standard 

Specification 9-03.16, with the exception that the percent fines be less than 3 percent, 

or should meet the criteria for gravel backfill for drains, WSDOT Standard Specification 

9-03.12(4). 

■ Structural fill placed as capillary break material should meet the requirements of Type 22 

(¾-inch crushed gravel), City of Seattle Standard Specification 9-03.16 or 1½-inch minus clean 

crushed gravel with negligible sand or silt in conformance with WSDOT Standard Specifications 

9-03.1(4)C, grading No. 57.   

■ Structural fill placed as crushed surfacing base course below pavements and sidewalks 

should meet the requirements of Mineral Aggregate Type 2 (1¼-inch minus crushed rock), 

City of Seattle Standard Specification 9-03.16 or WSDOT Standard Specification 9-03.9(3). 

ON-SITE SOILS 

The on-site soils are moisture-sensitive and may have natural moisture contents higher than the 

anticipated optimum moisture content for compaction.  As a result, the on-site soils may require 

moisture-conditioning in order to meet the required compaction criteria during dry weather 

conditions and will not be suitable for reuse during wet weather.  Based on the general densities of 

the on-site fill soils and the recent deposits, and limited moisture content determinations 

completed, we expect that some of these site soils will be suitable for structural fill.  Undisturbed 

glacial till usually has a moisture content near optimum for fill placement.  Borrow soils will be 

required to construct the proposed 2H:1V slope embankment along the west side of the site.  

Provided that the earthwork is completed during the drier summer months, on-site soils can be 

used with discretion.  Most of the fill soils required for the project have specific gradation 

requirements, and the on-site soils do not meet these gradation requirements.  Therefore, 

imported structural fill meeting the requirements described above should be used where structural 

specific materials are called out on the projects plans and specifications.  If the contractor wants to 

use on-site soils for structural fill, GeoEngineers can evaluate the on-site soils for suitability as 

structural fill, as required. 

FILL PLACEMENT AND COMPACTION CRITERIA 

Structural fill should be mechanically compacted to a firm, non-yielding condition.  Structural fill 

should be placed in loose lifts not exceeding 1 foot in thickness.  Each lift should be conditioned to 
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the proper moisture content and compacted to the specified density before placing subsequent 

lifts.  Structural fill should be compacted to the following criteria: 

■ Structural fill placed in building areas (supporting foundations or slab-on-grade floors) and in 

pavement and sidewalk areas (including utility trench backfill) should be compacted to at least 

95 percent of the MDD estimated in general accordance with ASTM D 1557.   

■ Structural fill placed against subgrade walls should be compacted to between 90 and 

92 percent.  Care should be taken when compacting fill against subsurface walls to avoid 

overcompaction and hence overstressing the walls. 

We recommend that GeoEngineers be present during proof-rolling and/or probing of the exposed 

subgrade soils in building and pavement areas, and during placement of structural fill.  

We will evaluate the adequacy of the subgrade soils and identify areas needing further work, 

perform in-place moisture-density tests in the fill to verify compliance with the compaction 

specifications, and advise on any modifications to the procedures that may be appropriate for the 

prevailing conditions. 

WEATHER CONSIDERATIONS 

The on-site soils contain a sufficient percentage of fines (silt and clay) to be moisture-sensitive.  

When the moisture content of these soils is more than a few percent above the optimum moisture 

content, these soils become muddy and unstable, and operation of equipment on these soils is 

difficult.  Additionally, disturbance of near-surface soils should be expected if earthwork is 

completed during periods of wet weather.  During wet weather, we recommend that: 

■ The ground surface in and around the work area should be sloped so that surface water is 

directed away from the work area.  The ground surface should be graded such that areas of 

ponded water do not develop.  The contractor should take measures to prevent surface water 

from collecting in excavations and trenches.  Measures should be implemented to remove 

surface water from the work area. 

■ Slopes with exposed soils should be covered with plastic sheeting or similar means. 

■ The site soils should not be left uncompacted and exposed to moisture.  Sealing the surficial 

soils by rolling with a smooth-drum roller prior to periods of precipitation will reduce the extent 

to which these soils become wet or unstable. 

■ Construction traffic should be restricted to specific areas of the site, preferably areas that are 

surfaced with materials not susceptible to wet weather disturbance. 

■ Construction activities should be scheduled so that the length of time that soils are left 

exposed to moisture is reduced to the extent practicable. 

Temporary Slopes 

Temporary slopes may be used around the site to facilitate early installation of shoring.  

We recommend that temporary slopes constructed in the fill or recent deposits be inclined at 

1½H:1V; temporary slopes constructed in the glacial till soils may be inclined at ¾H:1V.  Flatter 

slopes may be necessary if seepage is present on the face of the cut slopes or if localized 

sloughing occurs.  It may be possible to use 1H:1V slopes in the medium dense to dense till; 
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however, we would need to observe the conditions to confirm this geometry.  For open cuts at the 

site, we recommend that: 

■ No traffic, construction equipment, stockpiles or building supplies be allowed at the top of the 

cut slopes within a distance of at least 5 feet from the top of the cut; 

■ Exposed soil along the slope be protected from surface erosion using waterproof tarps or 

plastic sheeting; 

■ Construction activities be scheduled so that the length of time the temporary cut is left open is 

reduced to the extent practicable; 

■ Erosion control measures be implemented as appropriate such that runoff from the site is 

reduced to the extent practicable; 

■ Surface water be diverted away from the excavation; and 

■ The general condition of the slopes be observed periodically by the geotechnical engineer to 

confirm adequate stability. 

Because the contractor has control of the construction operations, the contractor should be made 

responsible for the stability of cut slopes, as well as the safety of the excavations.  Shoring and 

temporary slopes must conform to applicable local, state and federal safety regulations. 

Recommended Additional Geotechnical Services 

During construction, GeoEngineers should observe the installation of the ground improvement, 

installation of the shoring system, review/collect shoring monitoring data, confirm the bearing 

capacity at the footing subgrade elevations, evaluate the suitability of the foundation subgrades, 

observe installation of subsurface drainage measures, evaluate structural backfill, observe the 

condition of temporary cut slopes, and provide a summary letter of our construction observation 

services.  The purposes of GeoEngineers’ construction phase services are to confirm that the 

subsurface conditions are consistent with those observed in the explorations and other reasons 

described in Appendix E Report Limitations and Guidelines for Use. 

LIMITATIONS 

We have prepared this report for the exclusive use of Security Properties, Inc., and their authorized 

agents for the Spring District development project in Bellevue, Washington.   

Within the limitations of scope, schedule and budget, our services have been executed in 

accordance with generally accepted practices in the field of geotechnical engineering in this area 

at the time this report was prepared.  No warranty or other conditions, express or implied, should 

be understood.  

Any electronic form, facsimile or hard copy of the original document (email, text, table and/or 

figure), if provided, and any attachments are only a copy of the original document.  The original 

document is stored by GeoEngineers, Inc. and will serve as the official document of record. 
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Please refer to Appendix E titled “Report Limitations and Guidelines for Use” for additional 

information pertaining to use of this report.  

We appreciate the opportunity to participate on this project.  Should you have any questions 

concerning this report or if we can be of additional service, please call. 
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Spencer’s Method of Analysis was used for global stability analysis.1.

Notes:

Reference: SLOPE/W 2012 Version 8.0 by Geo-Slope International, Ltd.
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Spencer’s Method of Analysis was used for global stability analysis.1.

Notes:

Reference: SLOPE/W 2012 Version 8.0 by Geo-Slope International, Ltd.
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Spencer’s Method of Analysis was used for global stability analysis.1.

Notes:

Reference: SLOPE/W 2012 Version 8.0 by Geo-Slope International, Ltd.
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Spencer’s Method of Analysis was used for global stability analysis.1.

Notes:

Reference: SLOPE/W 2010 Version 8.0 by Geo-Slope International, Ltd.
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Earth Pressure Diagrams
Temporary Soldier Pile & Tieback Wall

Figure 13
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Bellevue, Washington

General Notes:
1. Apparent earth pressure and surcharge act over the pile spacing above the base of the excavation.
2. Passive earth pressure acts over 2.5 times the concreted diameter of the soldier pile, or the pile

spacing, whichever is less.
3. Passive pressure includes a factor of safety of 1.5
4. This pressure diagram is appropriate for temporary soldier pile and tieback walls. If additional

surcharge loading (such as from soil stockpiles, excavators, dumptrucks, cranes, or concrete trucks) is
anticipated, GeoEngineers should be consulted to provide revised surcharge pressures.

TABLE 1: EARTH PRESSURE RECOMMENDATIONS

Diagram Notes:
1. See Table 1 for "X" and "Y" elevations along each building grid line (see figure 3) for respective pressure values.
2. See Table 1 for respective passive, active, and surcharge pressure values.



Spring District Development
Bellevue, Washington

Earth Pressure Diagram
Permanent Below-Grade Walls

Figure 14
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General Notes:
1. Apparent earth pressure and surcharge act over the pile

spacing above the base of the excavation.

2. If additional surcharge loading (such as from soil
stockpiles, excavators, dumptrucks, cranes, or concrete
trucks) is anticipated, GeoEngineers should be consulted
to provide revised surcharge pressures.

TABLE 1: EARTH PRESSURE RECOMMENDATIONS

Diagram Notes:
1. See Table 1 for "X" and "Y" elevations along each building

grid line (see figure 3) for respective pressure values.
2. See Table 1 for respective passive, active, and surcharge

pressure values.
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 File No. 5309-030-02 

APPENDIX A 

FIELD EXPLORATIONS  

General 

Subsurface conditions at the sites were explored by drilling fifteen borings, B-1 through B-15, and 

completing one hand probe, PROBE-1.  The borings were completed to a depths ranging from 5½ 

to 45½ feet below the existing ground surface.  The drilling was performed by Boretec, Inc. under 

subcontract to GeoEngineers on January 7, 2013 through January 9, 2013 and April 29, 2013 

through April 30, 2013.  

The locations of the explorations were measured from existing site features.  The approximate 

locations of the explorations are shown on the Site Plan, Figure 2.   

Borings 

The project borings were completed using a track mounted drill rig with continuous-flight, hollow-

stem auger drilling equipment.  The borings were continuously monitored by a geotechnical 

engineer from our firm who examined and classified the soils encountered, obtained 

representative soil samples, observed groundwater conditions and prepared a detailed log of each 

exploration. 

The soils encountered in the borings were sampled at 2½- or 5-foot vertical intervals with a 2-inch 

outside diameter split-barrel standard penetration test (SPT) sampler.  The samples were obtained 

by driving the sampler 18 inches into the soil with a 140-pound hammer free-falling 30 inches.  

The number of blows required for each 6 inches of penetration was recorded.  The blow count 

(“N-value”) of the soil was calculated as the number of blows required for the final 12 inches of 

penetration.  This resistance, or N-value, provides a measure of the relative density of granular 

soils and the relative consistency of cohesive soils.  Where very dense soil conditions precluded 

driving the full 18 inches, the penetration resistance for the partial penetration was entered on the 

logs.  The blow counts are shown on the boring logs at the respective sample depths. 

Soils encountered in the borings were visually classified in general accordance with the 

classification system described in Figure A-1.  A key to the boring log symbols is also presented in 

Figure A-1.  The logs of the borings are presented in Figures A-2 through A-16.  The boring logs are 

based on our interpretation of the field and laboratory data and indicate the various types of soils 

encountered.  The logs also indicate the depths at which these soils or their characteristics change, 

although the change may actually be gradual.  If the change occurred between samples, it was 

interpreted.  The densities noted on the boring logs are based on the blow count data obtained in 

the borings and judgment based on the conditions encountered. 

Observations of groundwater conditions were made during drilling, and these observations 

represent a short-term condition and may or may not be representative of the long-term 

groundwater conditions at the site. 

 



Sheen Classification

NOTE: The reader must refer to the discussion in the report text and the logs of explorations for a proper understanding of subsurface
conditions.  Descriptions on the logs apply only at the specific exploration locations and at the time the explorations were made; they are
not warranted to be representative of subsurface conditions at other locations or times.

CC

Asphalt Concrete

NS
SS
MS
HS
NT

Shelby tube

ADDITIONAL MATERIAL SYMBOLS

%F
AL
CA
CP
CS
DS
HA
MC
MD
OC
PM
PI
PP
PPM
SA
TX
UC
VS

Graphic Log Contact

Distinct contact between soil strata or
geologic units

Approximate location of soil strata
change within a geologic soil unit

Approximate location of soil strata
change within a geologic soil unit

Measured groundwater level in
exploration, well, or piezometer

Measured free product in well or
piezometer

GRAPH

Topsoil/
Forest Duff/Sod

Direct-Push

Crushed Rock/
Quarry Spalls

Blowcount is recorded for driven samplers as the number
of blows required to advance sampler 12 inches (or
distance noted).  See exploration log for hammer weight
and drop.

A "P" indicates sampler pushed using the weight of the
drill rig.

FIGURE A-1

2.4-inch I.D. split barrel

SYMBOLS TYPICAL

KEY TO EXPLORATION LOGS

CR

Bulk or grab

Piston

Standard Penetration Test (SPT)

DESCRIPTIONSLETTER

Distinct contact between soil strata or
geologic units

TS
GC

PT

OH

CH

MH

OL

GM

GP

GW

DESCRIPTIONS
TYPICAL

LETTER

(APPRECIABLE AMOUNT
OF FINES)

MAJOR DIVISIONS

POORLY-GRADED SANDS,
GRAVELLY SAND

PEAT, HUMUS, SWAMP SOILS
WITH HIGH ORGANIC
CONTENTS

CLEAN SANDS

GRAVELS WITH
FINES

CLEAN
GRAVELS

HIGHLY ORGANIC SOILS

SILTS
AND

CLAYS

SILTS
AND

CLAYS

SAND
AND

SANDY
SOILS

GRAVEL
AND

GRAVELLY
SOILS

(LITTLE OR NO FINES)

FINE
GRAINED

SOILS

COARSE
GRAINED

SOILS

SW

MORE THAN 50%
OF COARSE
FRACTION

RETAINED ON NO.
4 SIEVE

CL

WELL-GRADED SANDS,
GRAVELLY SANDS

SILTY GRAVELS, GRAVEL - SAND
- SILT MIXTURES

LIQUID LIMIT
GREATER THAN 50

SILTY SANDS, SAND - SILT
MIXTURES

(APPRECIABLE AMOUNT
OF FINES)

SOIL CLASSIFICATION CHART

LIQUID LIMIT
LESS THAN 50

SANDS WITH
FINES

SP
(LITTLE OR NO FINES)

ML

SC

SM

NOTE:  Multiple symbols are used to indicate borderline or dual soil classifications

MORE THAN 50%
OF COARSE
FRACTION

PASSING NO. 4
SIEVE

CLAYEY GRAVELS, GRAVEL -
SAND - CLAY MIXTURES

CLAYEY SANDS, SAND - CLAY
MIXTURES

INORGANIC SILTS, ROCK
FLOUR, CLAYEY SILTS WITH
SLIGHT PLASTICITY

ORGANIC SILTS AND ORGANIC
SILTY CLAYS OF LOW
PLASTICITY

INORGANIC SILTS, MICACEOUS
OR DIATOMACEOUS  SILTY
SOILS

ORGANIC CLAYS AND SILTS OF
MEDIUM TO HIGH PLASTICITY

INORGANIC CLAYS OF HIGH
PLASTICITY

MORE THAN 50%
PASSING NO. 200

SIEVE

MORE THAN 50%
RETAINED ON NO.

200 SIEVE

WELL-GRADED GRAVELS,
GRAVEL - SAND MIXTURES

POORLY-GRADED GRAVELS,
GRAVEL - SAND MIXTURES

INORGANIC CLAYS OF LOW TO
MEDIUM PLASTICITY, GRAVELLY
CLAYS, SANDY CLAYS, SILTY
CLAYS, LEAN CLAYS

GRAPH

SYMBOLS

AC

Cement Concrete

Sampler Symbol Descriptions

Groundwater Contact

Material Description Contact

No Visible Sheen
Slight Sheen
Moderate Sheen
Heavy Sheen
Not Tested

Laboratory / Field Tests
Percent fines
Atterberg limits
Chemical analysis
Laboratory compaction test
Consolidation test
Direct shear
Hydrometer analysis
Moisture content
Moisture content and dry density
Organic content
Permeability or hydraulic conductivity
Plasticity index
Pocket penetrometer
Parts per million
Sieve analysis
Triaxial compression
Unconfined compression
Vane shear
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Approximately 8 inches asphalt concrete

Light brown silty fine to medium sand (medium
dense, moist) (Fill)

Light brown silty fine sand with gravel (very
dense, moist) (Glacial Till)
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Approximately 3 inches asphalt concrete
Light brown silty fine to medium sand with gravel

(medium dense, moist) (Fill)

Becomes silty fine to coarse sand with gravel

Light brown silty fine to coarse sand with gravel
(very dense, moist) (Glacial Till)
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Approximately 3 inches asphalt concrete
Light brown silty fine to medium sand with

occasional gravel and fine roots (very loose,
moist) (Fill)

Becomes loose

Becomes medium dense

Light brown silty fine sand with occasional gravel;
oxidation staining (medium dense, moist)

Trace brick and charcoal fragments

Brown/gray silty fine to medium sand (loose to
medium dense, moist) (Recent Deposits)
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50/5"

Dark brown peat (very stiff, moist)

Light brown silty fine to medium sand with trace
gravel (dense, wet) (Glacial Till)

Grades to very dense
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Dark brown silty sand with gravel and fine roots
(Topsoil)

Light brown silty fine to medium sand with gravel
and fine roots (medium dense, moist) (Fill)

Light brown silty fine sand with occasional gravel
(loose, moist)

Becomes medium dense

Light brown silty fine to coarse sand with
occasional gravel and fine roots (medium
dense, moist) (Recent Deposits)
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Gray silty fine sand with interbedded layers of
dark brown peat (loose, moist)

Gray silty fine to medium sand with gravel (very
dense, moist) (Glacial Till)
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Blow count overstated
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Approximately 6 inches concrete
Light brown silty fine to medium sand with gravel

(medium dense, moist) (Fill)

Trace pieces of charcoal

Becomes dense
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Blow count overstated
Rough drilling at 3 feet, gravel in cuttings

Rough drilling at 9 feet
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50/5"

Approximately 6 inches concrete
Light brown silty fine to medium sand with gravel

(medium dense, moist) (Fill)

Light brown/gray silty fine to medium sand with
gravel (dense, moist) (Glacial Till)

Becomes very dense
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Hard drilling at 10 feet
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Approximately 7 inches concrete

Light brown silty fine to medium sand with gravel
(dense, moist) (Fill)

Becomes gray

Light brown silty fine to medium sand with gravel
(very dense, moist) (Glacial Till)
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SM

SM

Gravels at 1 foot

Oxidation staining noted

Hard drilling at 10 feet12
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50/5"

Approximately 6 inches concrete
Light brown silty fine to medium sand with gravel

(very dense, moist) (Fill)

Gray silty fine to medium sand with gravel (very
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Brown silty sand with occasional gravel (medium

dense to dense, moist) (Fill)

Brown/gray silty fine to medium sand with
occasional gravel (medium dense to dense,
moist) (Recent Deposits)
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SM
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Concrete rubble at 5 feet. Boring re-located.
Rubble extends at least 10 feet east of west

warehouse wall.
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moist)

Gray/brown silty fine to medium sand (medium
dense to dense, moist) (Recent Deposits)
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Rough drilling

Concrete rubble at 5 feet. Boring re-located
twice; rubble extends at least 20 feet east of

west warehouse wall.
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Dark brown silty sand with gravel (medium
dense, moist)

Gray silty sand with occasional gravel (medium
dense to dense, moist)

Becomes wet

Gray silty sand with gravel (very dense, wet)
(Glacial Till)
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SPRING DISTRICT DEVELOPMENT  Bellevue, Washington 

 

 November 11, 2013 | Page C-1 
 File No. 5309-030-02 

APPENDIX B 

LABORATORY TESTING  

General 

Soil samples obtained from the explorations were transported to our laboratory and examined to 

confirm or modify field classifications, as well as to evaluate index properties of the soil samples.  

Representative samples were selected for laboratory testing consisting of the determination of 

the moisture content and fines content.  The tests were performed in general accordance with test 

methods of the American Society for Testing and Materials (ASTM) or other applicable procedures. 

Moisture Content Testing 

Moisture content tests were completed in general accordance with ASTM D 2216 for 

representative samples obtained from the explorations.  The results of these tests are presented 

on the exploration logs in Appendix A at the depths at which the samples were obtained. 

 



 

 

APPENDIX C 
 Boring Logs Completed by Others 



SPRING DISTRICT DEVELOPMENT  Bellevue, Washington 
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APPENDIX C 

BORING LOGS COMPLETED FOR PREVIOUS STUDIES 

Included in this section are logs from the following previous studies completed in the immediate 

vicinity of this site.   

GeoEngineers, Inc., 2013, “Geotechnical Engineering Services Report, 120th Avenue NE Corridor 

Project, NE 7th Street to NE 12th Street, Bellevue, Washington.” 

GeoEngineers, Inc., 1994, “Geotechnical Engineering Services, 120th Avenue NE Improvement 

Project, Bellevue, Washington.” 
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Approximately 16 inches asphalt concrete
pavement

Brown and gray silty fine to medium sand with
gravel and occasional cobbles (medium
dense, moist) (fill)

Gray and brown sandy silt with occasional
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APPENDIX D 

GROUND ANCHOR LOAD TESTS AND SHORING MONITORING PROGRAM 

Ground Anchor Load Testing 

General 

The locations of the load tests shall be approved by the Engineer and shall be representative of the 

field conditions.  Load tests shall not be performed until the ground anchor grout and shotcrete 

wall facing, where present, have attained at least 50 percent of the specified 28-day compressive 

strengths. 

Where temporary casing of the unbonded length of test ground anchors is provided, the casing 

shall be installed to prevent interaction between the bonded length of the ground anchor and the 

casing/testing apparatus. 

The testing equipment shall include two dial gauges accurate to 0.001 inch, a dial gauge support, 

a calibrated jack and pressure gauge, a pump and the load test reaction frame.  The dial gauge 

should be aligned within 5 degrees of the longitudinal ground anchor axis and shall be 

independently supported from the load frame/jack and the shoring wall.  The hydraulic jack, 

pressure gauge and pump shall be used to apply and measure the test loads. 

The jack and pressure gauge shall be calibrated by an independent testing laboratory as a unit.  

The pressure gauge shall be graduated in 100 pounds per square inch (psi) increments or less and 

shall have a range not exceeding twice the anticipated maximum pressure during testing unless 

approved by the Engineer.  The ram travel of the jack shall be sufficient to enable the test to be 

performed without repositioning the jack.   

The jack shall be independently supported and centered over the ground anchor so that the ground 

anchor does not carry the weight of the jack.  The jack, bearing plates and stressing anchorage 

shall be aligned with the ground anchor.  The initial position of the jack shall be such that 

repositioning of the jack is not necessary during the load test. 

The reaction frame should be designed/sized such that excessive deflection of the test apparatus 

does not occur and that the testing apparatus does not need to be repositioned during the load 

test.  If the reaction frame bears directly on the shoring wall facing, the reaction frame should be 

designed to not damage the facing.  

Verification Tests 

Prior to production ground anchor installation, at least two ground anchors for each soil type shall 

be tested to validate the design pullout value.  All test ground anchors shall be installed by the 

same methods, personnel, material and equipment as the production anchors.  Changes in 

methods, personnel, material or equipment may require additional verification testing as 

determined by the Engineer.  At least two successful verification tests shall be performed for each 

installation method and each soil type.  The ground anchors used for the verification tests may be 

used as production ground anchors if approved by the Engineer. 
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The allowable ground anchor load should not exceed 80 percent of the steel ultimate strength. 

Ground anchor design test loads should be the design loads specified on the shoring drawings.  

Verification test soil nails shall be incrementally loaded and unloaded in accordance with the 

following schedule: 

Load Hold Time 

AL 1 minute 

0.25DL 10 minutes 

0.5DL 10 minutes 

0.75DL 10 minutes 

1.0DL 10 minutes 

1.25DL 10 minutes 

1.5DL 60 minutes 

1.75DL 10 minutes 

2.0DL 10 minutes 

AL Until Stable 

 

The alignment load shall be the minimum load required to align the testing apparatus and should 

not exceed 5 percent of the design load.  The dial gauge should be zeroed after the alignment load 

is applied.   

Proof Tests 

The allowable ground anchor load should not exceed 80 percent of the steel ultimate strength. 

Ground anchor design test loads should be the design loads specified on the shoring drawings.  

Proof test soil nails shall be incrementally loaded and unloaded in accordance with the 

following schedule: 

Load Hold Time 

AL Until Stable 

0.25DL Until Stable 

0.5DL Until Stable 

0.75DL Until Stable 

1.0DL Until Stable 

1.5DL 10 minutes 

AL Until Stable 

 

The alignment load shall be the minimum load required to align the testing apparatus and should 

not exceed 5 percent of the design load.  The dial gauge should be zeroed after the alignment load 

is applied.  Depending upon the ground anchor deflection performance, the load hold period at 
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1.5DL may be increased to 60 minutes.  Ground anchor movement shall be recorded at 1, 2, 3, 5, 

6 and 10 minutes during the load hold period.  If the ground anchor deflection between 1 minute 

and 10 minutes is greater than 0.04 inches, the 1.5DL load shall be continued to be held for a 

total of 60 minutes and deflections recorded at 20, 30, 50 and 60 minutes. 

Test Ground Anchor Acceptance 

A test ground anchor shall be considered acceptable when: 

1. For soil nail verification tests, a soil nail is considered acceptable if the creep rate is less than 

0.08 inches per log cycle of time between 6 minutes and 60 minutes, and the creep rate is 

linear or decreasing throughout the creep test load hold period. 

2. For proof tests, a ground anchor is considered acceptable if the creep rate is less than 

0.04 inches per log cycle of time between 1 minute and 10 minutes or less than 0.08 inches 

per log cycle of time between 6 minutes and 60 minutes, and the creep rate is linear or 

decreasing throughout the creep test load hold period.  

3. The total movement at the maximum test load exceeds 80 percent of the theoretical elastic 

elongation of the unbonded length. 

4. Pullout failure does not occur.  Pullout failure is defined as the load at which continued 

attempts to increase the test load result in continued pullout of the test ground anchor.  

Acceptable proof-test ground anchors may be incorporated as production ground anchors provided 

that the unbonded test length of the ground anchor hole has not collapsed and the test ground 

anchor length and bar size are equal to or greater than the scheduled production ground anchor at 

the test location.  Test ground anchors meeting these criteria shall be completed by grouting the 

unbonded length, as necessary.  Maintenance of the temporary unbonded length for subsequent 

grouting is the contractor’s responsibility.  

The Engineer shall evaluate the verification test results.  Ground anchor installation techniques 

that do not satisfy the ground anchor testing requirements shall be considered inadequate.  In this 

case, the contractor shall propose alternative methods and install replacement verification test 

ground anchors.  

The Engineer may require that the contractor replace or install additional production ground 

anchors in areas represented by inadequate proof tests. 

Shoring Monitoring 

Preconstruction Survey 

A shoring monitoring program should be established to monitor the performance of the temporary 

shoring walls and to provide early detection of deflections that could potentially damage 

nearby improvements.  We recommend that a preconstruction survey of adjacent improvements, 

such as streets, utilities and buildings, be performed prior to commencing construction.  

The preconstruction survey should include a video or photographic survey of the condition of 

existing improvements to establish the preconstruction condition, with special attention to existing 

cracks in streets or buildings.   
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Optical Survey 

The shoring monitoring program should include an optical survey monitoring program.  

The recommended frequency of monitoring should vary as a function of the stage of construction, 

as presented in the following table: 

Construction Stage Monitoring Frequency 

During excavation and until wall movements have stabilized Twice Weekly 

During excavation if lateral wall movements exceed ½ inch (for the north wall 

near the adjacent structure) or 1 inch (all other monitoring points) and until 

wall movements have stabilized 

Daily 

After excavation is complete and wall movements have stabilized, and before 

the floors of the building reach the top of the excavation 
Every 2 weeks 

 

Monitoring should include vertical and horizontal survey measurements accurate to at least 

0.01 feet.  A baseline reading of the monitoring points should be completed prior to beginning 

excavation.  The survey data should be provided to GeoEngineers for review within 24 hours.  

We recommend that optical survey points be established along the top of the shoring walls, at the 

curb line behind the shoring walls, and on adjacent buildings, as applicable.  The survey points 

along the top of the shoring wall should be spaced approximately 25 feet apart.  The points on the 

curb lines should also be spaced approximately 25 feet apart.  GeoEngineers recommends that a 

survey monitoring plan be developed for GeoEngineers’ review prior to establishing the survey 

points in the field.  If lateral wall movements are observed to be in excess of ½ inch between 

successive readings or if total wall movements meet or exceed 1 inch, construction of the shoring 

walls should be stopped to determine the cause of the movement and to establish the type and 

extent of remedial measures required.  Where adjacent buildings are present, if movements are 

observed to be in excess of ¼ inch between successive readings or if total adjacent building 

movements meet or exceed ½ inch, construction of the shoring walls should be stopped to 

determine the cause of the movement and to establish the type and extent of remedial measures 

required.  
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APPENDIX E 

REPORT LIMITATIONS AND GUIDELINES FOR USE1  

This appendix provides information to help you manage your risks with respect to the use of 

this report.  

Geotechnical Services Are Performed for Specific Purposes, Persons and Projects 

This report has been prepared for the exclusive use of Security Properties, Inc. and other project 

team members for the Spring District Development project.  This report is not intended for use by 

others, and the information contained herein is not applicable to other sites.   

GeoEngineers structures our services to meet the specific needs of our clients.  For example, a 

geotechnical or geologic study conducted for a civil engineer or architect may not fulfill the needs 

of a construction contractor or even another civil engineer or architect that are involved in the 

same project.  Because each geotechnical or geologic study is unique, each geotechnical 

engineering or geologic report is unique, prepared solely for the specific client and project site.  

Our report is prepared for the exclusive use of our Client.  No other party may rely on the product of 

our services unless we agree in advance to such reliance in writing.  This is to provide our firm with 

reasonable protection against open-ended liability claims by third parties with whom there would 

otherwise be no contractual limits to their actions.  Within the limitations of scope, schedule and 

budget, our services have been executed in accordance with our Agreement with the Client and 

generally accepted geotechnical practices in this area at the time this report was prepared.  

This report should not be applied for any purpose or project except the one originally contemplated. 

A Geotechnical Engineering or Geologic Report Is Based on a Unique Set of 

Project-specific Factors 

This report has been prepared for the Spring District Development project in Bellevue, Washington.  

GeoEngineers considered a number of unique, project-specific factors when establishing the scope 

of services for this project and report.  Unless GeoEngineers specifically indicates otherwise, do not 

rely on this report if it was: 

■ not prepared for you; 

■ not prepared for your project; 

■ not prepared for the specific site explored; or 

■ completed before important project changes were made. 

  

                                                           

1 Developed based on material provided by ASFE, Professional Firms Practicing in the Geosciences; www.asfe.org .  
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For example, changes that can affect the applicability of this report include those that affect: 

■ the function of the proposed structure; 

■ elevation, configuration, location, orientation or weight of the proposed structure;  

■ composition of the design team; or 

■ project ownership. 

If important changes are made after the date of this report, GeoEngineers should be given the 

opportunity to review our interpretations and recommendations and provide written modifications 

or confirmation, as appropriate. 

Subsurface Conditions Can Change 

This geotechnical or geologic report is based on conditions that existed at the time the study was 

performed.  The findings and conclusions of this report may be affected by the passage of time, by 

manmade events such as construction on or adjacent to the site, or by natural events such as 

floods, earthquakes, slope instability or groundwater fluctuations.  Always contact GeoEngineers 

before applying a report to determine if it remains applicable.  

Most Geotechnical and Geologic Findings Are Professional Opinions 

Our interpretations of subsurface conditions are based on field observations from widely spaced 

sampling locations at the site.  Site exploration identifies subsurface conditions only at those 

points where subsurface tests are conducted or samples are taken.  GeoEngineers reviewed field 

and laboratory data and then applied our professional judgment to render an opinion about 

subsurface conditions throughout the site.  Actual subsurface conditions may differ, sometimes 

significantly, from those indicated in this report.  Our report, conclusions and interpretations should 

not be construed as a warranty of the subsurface conditions.   

Geotechnical Engineering Report Recommendations Are Not Final 

Do not over-rely on the preliminary construction recommendations included in this report.  

These recommendations are not final, because they were developed principally from 

GeoEngineers’ professional judgment and opinion.  GeoEngineers’ recommendations can be 

finalized only by observing actual subsurface conditions revealed during construction.  

GeoEngineers cannot assume responsibility or liability for this report's recommendations if we do 

not perform construction observation. 

Sufficient monitoring, testing and consultation by GeoEngineers should be provided during 

construction to confirm that the conditions encountered are consistent with those indicated by the 

explorations, to provide recommendations for design changes should the conditions revealed 

during the work differ from those anticipated, and to evaluate whether or not earthwork activities 

are completed in accordance with our recommendations.  Retaining GeoEngineers for construction 

observation for this project is the most effective method of managing the risks associated with 

unanticipated conditions. 
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A Geotechnical Engineering or Geologic Report Could Be Subject to Misinterpretation 

Misinterpretation of this report by other design team members can result in costly problems.  

You could lower that risk by having GeoEngineers confer with appropriate members of the design 

team after submitting the report.  Also retain GeoEngineers to review pertinent elements of the 

design team's plans and specifications.  Contractors can also misinterpret a geotechnical 

engineering or geologic report.  Reduce that risk by having GeoEngineers participate in pre-bid and 

preconstruction conferences, and by providing construction observation. 

Do Not Redraw the Exploration Logs 

Geotechnical engineers and geologists prepare final boring and testing logs based upon their 

interpretation of field logs and laboratory data.  To prevent errors or omissions, the logs included in 

a geotechnical engineering or geologic report should never be redrawn for inclusion in architectural 

or other design drawings.  Only photographic or electronic reproduction is acceptable, but 

recognize that separating logs from the report can elevate risk. 

Give Contractors a Complete Report and Guidance 

Some owners and design professionals believe they can make contractors liable for unanticipated 

subsurface conditions by limiting what they provide for bid preparation.  To help prevent costly 

problems, give contractors the complete geotechnical engineering or geologic report, but preface it 

with a clearly written letter of transmittal.  In that letter, advise contractors that the report was not 

prepared for purposes of bid development and that the report's accuracy is limited; encourage 

them to confer with GeoEngineers and/or to conduct additional study to obtain the specific types of 

information they need or prefer.  A pre-bid conference can also be valuable.  Be sure contractors 

have sufficient time to perform additional study.  Only then might an owner be in a position to give 

contractors the best information available, while requiring them to at least share the financial 

responsibilities stemming from unanticipated conditions.  Further, a contingency for unanticipated 

conditions should be included in your project budget and schedule. 

Contractors Are Responsible for Site Safety on Their Own Construction Projects  

Our geotechnical recommendations are not intended to direct the contractor’s procedures, 

methods, schedule or management of the work site.  The contractor is solely responsible for job 

site safety and for managing construction operations to minimize risks to on-site personnel and to 

adjacent properties. 

Read These Provisions Closely 

Some clients, design professionals and contractors may not recognize that the geoscience 

practices (geotechnical engineering or geology) are far less exact than other engineering and 

natural science disciplines.  This lack of understanding can create unrealistic expectations that 

could lead to disappointments, claims and disputes.  GeoEngineers includes these explanatory 

“limitations” provisions in our reports to help reduce such risks.  Please confer with GeoEngineers 

if you are unclear how these “Report Limitations and Guidelines for Use” apply to your project 

or site. 
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Geotechnical, Geologic and Environmental Reports Should Not Be Interchanged 

The equipment, techniques and personnel used to perform an environmental study differ 

significantly from those used to perform a geotechnical or geologic study and vice versa.  For that 

reason, a geotechnical engineering or geologic report does not usually relate any environmental 

findings, conclusions or recommendations; e.g., about the likelihood of encountering underground 

storage tanks or regulated contaminants.  Similarly, environmental reports are not used to address 

geotechnical or geologic concerns regarding a specific project.  

Biological Pollutants 

GeoEngineers’ Scope of Work specifically excludes the investigation, detection, prevention or 

assessment of the presence of Biological Pollutants.  Accordingly, this report does not include any 

interpretations, recommendations, findings, or conclusions regarding the detecting, assessing, 

preventing or abating of Biological Pollutants and no conclusions or inferences should be drawn 

regarding Biological Pollutants, as they may relate to this project.  The term “Biological Pollutants” 

includes, but is not limited to, molds, fungi, spores, bacteria, and viruses, and/or any of their 

byproducts. 

If Client desires these specialized services, they should be obtained from a consultant who offers 

services in this specialized field. 
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	Text86: Wilburton sports fields to the south, Hidden Valley sports park to the west and Cherry Crest Park to the North. 
	Text87: No.
	Text88: Public Hillclimb stair to future park, plaza and bike club for residents of the project.
	Text89: No.
	Text90: None.
	Text91: NA.
	Text92: Existing NE 12th St. & 120th Ave NE provide access to the site. NE 13th, 121st & 122nd will in the future.
	Text93: No. +/- 150 feet to (2) transit stop locations.
	Text94: +/- 320. None.
	Text95: 122nd Ave NE proposed as a private drive to the site/project.
	Text96: No.
	Text97: Traffic demand for this project included in the traffic analysis presented for the Master Development Plan.
	Text98: Ease of access from bike parking through the project to public streets & existing public transportation.Shared parking is being evaluated.
	Text99: Yes. However, a negligible impact to schools considering the project type and demographic.
	Text100: The project will be implementing standards similar to LEED ND which in-itself establishes methods to mitigate loads to public services, e.g. transportation, energy & water consumption, loads to storm & sewer, etc.
	Text101: Data/cable.
	Text102: Water, sanitary, storm - COBElectricity & gas - PSE
	Text103: 
	Text104: 08.05.13


