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I. REQUEST / REVIEW PROCESS

A. REQUEST

The applicant requests approvals of a Preliminary Conservation Subdivision (Preliminary

Plat), and Critical Areas Land Use Permit (CALUP) with review under the State Environmental

Policy Act (SEPA) to divide a 5.82 property in the R-5 land use district into seventeen (17)

buildable lots, three native growth protection area (NGPA) tracts, three access tracts, and

three tracts for storm water and road infrastructure. After the proposed modifications under

the Critical Areas Land Use Permit 44 percent of the site or 2.58 acres of critical area and

buffer will be protected from future development. Of the critical areas on site, 82 percent of

critical area and associated buffer will be retained, including almost all of the stream corridor

with the exception of a bridge crossing the stream. See Attachment 1 for plans of the

proposed subdivision and Figure 1 below.

Figure 1: Proposed Subdivision
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B. REVIEW PROCESS

The Preliminary Plat is a Process I decision which requires a public hearing before a Hearing

Examiner. The Critical Areas Land Use Permit (CALUP) and SEPA Determination are

Process II decisions made administratively by the Director. As allowed under LUC 20.35.080

Process I and II decisions may be merged together into a consolidated staff report. As a

result, this application combines a Preliminary Plat, CALUP, and SEPA review into a

consolidated staff report that includes the Director decision on Process II applications and a

recommendation on Process I applications for review by the Hearing Examiner.

II. SITE CONTEXT and DESIGN

A. SITE CONTEXT

The site consists of a single parcel zoned R-5 located in the Eastgate subarea of the Bellevue.

The site is adjacent to Interstate 90 which is south of the site. The neighborhoods to the north

and east of the project site are single-family residential and also zoned R-5. The property to

west of the site is multifamily-zoned at R-15, and has an existing apartment complex. Access

to the site is obtained from 163rd Avenue SE which connects to 164th Pl SE and SE 34th Street.

See Figure 2 below for the existing site and vicinity.

Figure 2
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The project site is undeveloped and is covered primarily in a mixed coniferous and deciduous

forest consisting with an understory of native shrubs and invasive species. The topography

of the site generally slopes from south to north, away from I-90. A prominent ravine feature

containing a Type-N stream which drains from I-90 and another small stream flow northeast

and off-site where the channel dissipates into wetlands and enters a City drainage. Steep

slopes of 40 percent or greater form the sides of the ravine and direct drainage down into the

stream. The stream and slopes are in the northeastern portions of the site. A small wetland

was also identified on the north portion of the site.

B. SITE DESIGN

The site is generally rectilinear in shape and is bounded by private development to the north,

west, and east, and by I-90 to the south. Only one street frontage, 163rd Avenue SE, connects

to the site through the existing neighborhood to the north. A private road, Tract A, is proposed

to connect to the public street and provide access onto the site. A private road can be

proposed on a plat per the City’s Transportation code. Two smaller access tracts, Tracts D

and E, are spurs that extend out from the primary road on the site and provide access to the

lots clustered around them. Lots vary in size from 5,088 square feet to 8,726 square feet.

The steep slope critical areas and stream form a ravine across the middle of the site. In order

to avoid the critical areas as much as possible, most of the proposed lots are located along

the west and south property lines. Only four lots and the storm tract are located east of the

road where the larger critical areas tract is proposed. Three tracts (C, F, and G) will be

designated as Native Growth Protection Areas (NGPA). The private road tract will cross the

stream using a box culvert to provide access to the proposed lots on the opposite side of the

stream. This project proposes impacts to critical areas, buffers, and setbacks under two

separate processes allowed in the Land Use Code. LUC 20.25H.055 establishes allowed

uses in critical areas, one of which is private access. The proposed private access road is an

allowed use and is reviewed under LUC 20.25H.055. The project also proposes modifications

of critical areas and buffers through a critical areas report for uses that are not allowed outright

in a critical area. These uses include some of the residential lots and the private storm

drainage tract and system. The structure setback from the stream on site can be

administratively modified on an undeveloped site and is proposed to remove the setback from

lots near the stream buffer.

Type III perimeter landscaping is proposed on the west and south property lines. Street trees

and landscaping are also proposed. The private storm drainage tract will also provide a

private open space for the use of the future residents of the project and their guests. The

project proposes to provide a public access easement across the site to allow a new

connection to the existing I-90 trail which is adjacent to the south of the site. A new trail

connection will be constructed on the southeast corner of the site to maintain the existing trail

connection for the adjacent properties to the east and allow for future public access through

an easement created by the proposed plat.

Storm water detention is proposed and provided within detention vaults located in Tract H

which will handle all drainage from the site with the exception of a small area of the private



Goldenwood
14-124438-LL and 14-124437-LO
Page 6 of 48

road which due to grades will direct flow to the storm system in the existing neighborhood to

the north. A storm outfall is proposed to cross Tract G and drains to the stream on the site.

III. CONSITENCY WITH LAND USE CODE REQUIREMENTS

A. USE

Residential uses are regulated by LUC 20.10.400 (Use Charts). The proposed uses (single-

family residences) are permitted in the R-5 zone.

B. STANDARD REQUIREMENTS AND DIMENSIONS

The project qualifies as a conservation subdivision which allows reduction of required lot area,

setbacks, and provides alternative calculation of lot coverage and impervious surface in order

to consolidate development away from critical areas.

Basic Information

Zoning District R-5

Gross Site Area 253,310 Square Feet or 5.82 Acres

Development

Standard

Required by LUC 20.20.010

Or

Allowed by LUC 20.45A.060

(Conservation Subdivision)

Proposed Standards

Dwelling Units/Acre

Density per LUC 20.25H.045

R-5
5 units per

acre

Gross Site Area 5.82 acres

Total Critical

Area and Buffer
3.16 acres

Buildable Area 2.66 acres

Development

Factor
.46

(5 x 2.66) + (5 x 3.16 x .46)

= 20.5 or 20 units allowed

17 units

Front Yard
10’

Conservation Subdivision

10’

Lot 13 front from edge of

access easement

Rear Yard
15’

Conservation Subdivision

15’

Lot 14 rear from line adjacent

to lot 15

Side Yard
5’

Conservation Subdivision
5’
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2 Side Yards
10’

Conservation Subdivision

10’

Minimum Lot Area
4,680 SF

Conservation Subdivision

Average: 6,184 SF

Smallest: 5,088 SF

Maximum Lot

Coverage by

Structures (percent)

See LUC 20.45A.060.B.3.(5) for

maximum lot coverage calculations

Lot Coverage = .5 x Lot Coverage

Factor

Lot Coverage Factor =

1 + ((10,000 - actual lot

size)/10,000)

Conservation Subdivision

Lot Coverage by Structures

from 40% to 65% of lot area

Lot Max Lot

Coverage

Max SF

1 .56 3,557
2 .42 3,504
3 .45 3,611
4 .61 3,471
5 .54 3,599
6 .47 3,586
7 .63 3,415
8 .65 3,307
9 .61 3,486

10 .65 3,336
11 .65 3,312
12 .62 3,398
13 .40 3,490
14 .61 3,420
15 .64 3,350
16 .61 3,466
17 .64 3,349

Impervious Surface

(percent)

Maximum Impervious Surface

coverage is 50% of total site per

20.45A.060.B.3.(6)

Conservation Subdivision

Total Site Impervious

Coverage: 81,660 SF or

(32%)

Lot Width 60’ All lots at least 60’

Lot Depth 80’ All lots at least 80’

Tree Retention

30% of total diameter inches

9,430 diameter inches total

1,418 inches required for 30%

retention

6,170 inches retained

(65%)

1. Structural Lot Coverage

The maximum structural lot coverage is calculated by the equation found in LUC
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20.45A.060. From the equation the maximum allowed lot coverage is noted in the

table above.

2. Impervious Surface Coverage

Total site impervious surface coverage is limited to 50 percent of the gross site area

and includes any private roads. The proposed total site coverage is 32 percent. Each

lot is required to have the maximum impervious surface stated on the final plat per

LUC 20.45A.060. See conditions of approval in Section X of this report

C. CRITICAL AREAS REQUIREMENTS LUC 20.25H

1. Critical Areas Functions and Values

The project has steep slopes and stream critical areas on-site which have habitat

value. The Land Use Code protects critical areas and their important functions and

values:

i. Streams and Riparian Areas

Most of the elements necessary for a healthy aquatic environment rely on processes

sustained by dynamic interaction between the stream and the adjacent riparian area

(Naiman et al., 1992). Riparian vegetation in floodplains and along stream banks

provides a buffer to help mitigate the impacts of urbanization (Finkenbine et al., 2000

in Bolton and Shellberg, 2001). Riparian areas support healthy stream conditions.

Riparian vegetation, particularly forested riparian areas, affect water temperature by

providing shade to reduce solar exposure and regulate high ambient air temperatures,

slowing or preventing increases in water temperature (Brazier and Brown, 1973;

Corbett and Lynch, 1985).

Upland and wetland riparian areas retain sediments, nutrients, pesticides, pathogens,

and other pollutants that may be present in runoff, protecting water quality in streams

(Ecology, 2001; City of Portland 2001). The roots of riparian plants also hold soil and

prevent erosion and sedimentation that may affect spawning success or other

behaviors, such as feeding.

Both upland and wetland riparian areas reduce the effects of flood flows. Riparian

areas and wetlands reduce and desynchronize peak crests and flow rates of floods

(Novitzki, 1979; Verry and Boelter, 1979 in Mitsch and Gosselink, 1993). Upland and

wetland areas can infiltrate floodflows, which in turn, are released to the stream as

baseflow

Stream riparian areas, or buffers, can be a significant factor in determining the quality

of wildlife habitat. For example, buffers comprised of native vegetation with multi-

canopy structure, snags, and down logs provide habitat for the greatest range of

wildlife species (McMillan, 2000). Vegetated riparian areas also provide a source of

large woody debris that helps create and maintain diverse in-stream habitat, as well
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as create woody debris jams that store sediments and moderate flood velocities.

Sparsely vegetated or vegetated buffers with non-native species may not perform the

needed functions of stream buffers. In cases where the buffer is not well vegetated, it

is necessary to either increase the buffer width or require that the standard buffer width

be restored or revegetated (May 2003). Until the newly planted buffer is established

the near term goals for buffer functions may not be attained.

Riparian areas often have shallow groundwater tables, as well as areas where

groundwater and surface waters interact. Groundwater flows out of riparian wetlands,

seeps, and springs to support stream baseflows. Surface water that flows into riparian

areas during floods or as direct precipitation infiltrates into groundwater in riparian

areas and is stored for later discharge to the stream (Ecology, 2001; City of Portland,

2001).

ii. Geologic Hazard Areas

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

residential, or industrial development is inappropriately sited in areas of significant

hazard. Some geologic hazards can be reduced or mitigated by engineering, design,

or modified construction practices. When technology cannot reduce risks to

acceptable levels, building in geologically hazardous areas is best avoided (WAC 365-

190).

Steep slopes may serve several other functions and possess other values for the City

and its residents. Several of Bellevue’s remaining large blocks of forest are located in

steep slope areas, providing habitat for a variety of wildlife species and important

linkages between habitat areas in the City. These steep slope areas also act as

conduits for groundwater, which drains from hillsides to provide a water source for the

City’s wetlands and stream systems. Vegetated steep slopes also provide a visual

amenity in the City, providing a “green” backdrop for urbanized areas enhancing

property values and buffering urban development.

iii. Habitat Associated with Species of Local Importance

Urbanization, the increase in human settlement density and associated intensification

of land use, has a profound and lasting effect on the natural environment and wildlife

habitat (McKinney 2002, Blair 2004, Marzluff 2005, Munns 2006), is a major cause of

native species local extinctions (Czech et al 2000), and is likely to become the primary

cause of extinctions in the coming century (Marzluff et al. 2001a). Cities are typically

located along rivers, on coastlines, or near large bodies of water. The associated

floodplains and riparian systems make up a relatively small percentage of land cover

in the western United States, yet they provide habitat for rich wildlife communities

(Knopf et al. 1988), which in turn provide a source for urban habitat patches or

reserves. Consequently, urban areas can support rich wildlife communities. In fact,

species richness peaks for some groups, including songbirds, at an intermediate level

of development (Blair 1999, Marzluff 2005).Protected wild areas alone cannot be
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depended on to conserve wildlife species. Impacts from catastrophic events,

environmental changes, and evolutionary processes (genetic drift, inbreeding,

colonization) can be magnified when a taxonomic group or unit is confined to a specific

area, and no one area or group of areas is likely to support the biological processes

necessary to maintain biodiversity over a range of geographic scales (Shaughnessy

and O’Neil 2001). As well, typological approaches to taxonomy or the use of indicators

present the risk that evolutionary potential will be lost when depending on reserves for

preservation (Rojas 2007). Urban habitat is a vital link in the process of wildlife

conservation in the U.S.

2. Critical Areas Impacts

Steep slope critical areas and stream critical area and their buffers constitute 3.16

acres or 54 percent of the gross site area. The applicant is proposing modifications

through a Critical Areas Land Use Permit. The majority of the modifications and

disturbance of critical areas and buffer result from the proposed private road access

and construction which is an allowed use reviewed under LUC 20.25H.055. The

remainder of the modifications result from some of the proposed residential lots and

the private drainage system. These modifications are proposed under a critical areas

report process. Reduction of the structure setback from the slope buffer is

administrative and not part of the modifications proposed under the critical areas

report. The construction of the road will be the primary cause of all disturbance and

modifications of critical areas. Much of the areas proposed for disturbance by the road

will become future residential lots. This report discusses impacts under LUC

20.25H.055 and critical areas report, separately, in the following sections below.

Total Critical Areas Modifications proposed under LUC 20.25H.055 and by Critical

Areas Report include:

 28,115 square feet of steep slopes and slope buffer (majority slope buffer)

 6,006 square feet of stream buffer

34,121 total square feet proposed for modification

After the proposed modifications above, the site will retain 82 percent of the critical

areas and buffer existing prior to development. Much of the existing critical areas

themselves are avoided and placed within the NGPA tract. The remaining critical

areas will be placed into Native Growth Protection Area (NGPA) tracts that will protect

44 percent or 2.58 acres of the gross site area from future development.

3. Environmental Reports and Information

The applicant has prepared the following information related to critical areas on-site:

i. Geotechnical Engineering Study by GeoResources dated revised August 20, 2014

(Attachment 2)

ii. Critical Areas Study by Soundview Consultants revised November 2014

(Attachment 3)

iii. Critical Areas Report Summary revised January 2015 (Attachment 4)
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iv. Habitat Assessment per City of Bellevue Habitat Model by Soundview Consultants

dated June 12, 2014 (Attachment 5)

v. Mitigation, Maintenance, and Monitoring Plan found in the Critical Areas Study by

Soundview Consultants dated November 2014 (Attachment 3)

vi. Retained Tree Assessment dated July 14, 2014 (Attachment 6)

4. Conformance with Critical Areas Performance Standards for allowed uses in

LUC 20.25H.055

The City of Bellevue Land Use Code Critical Areas Overlay District (LUC 20.25H)

establishes performance standards and procedures that apply to development on any

site which contains in whole or in part any portion designated as steep slope critical

area, stream, or buffer. LUC 20.25H.055 establishes certain uses which are allowed

in critical areas. Uses which are not specifically allowed, require evaluation through a

critical areas report. Construction of a private road is an allowed use and the project

proposes to modify steep slopes, slope buffers, and stream buffer under the allowed

use provisions. The project must meet the following code requirements.

i. Consistency with LUC 20.25H.055.C.2.a

New and Expanded Uses or Development. 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:

a. The location of existing infrastructure;

No existing infrastructure exists on the site. There are some remnant logging

roads on the western portion of the site. The only public road adjacent to the site

is 163rd Avenue SE. This road provides the only means for vehicular access to the

property. As a result, a culvert crossing of the stream on-site is proposed so that

lots on the opposite side of the stream can access on the same road that connects

to 163rd Avenue SE. The proposed access road was located in a manner to have

the least impact on the stream and buffer by locating as far upstream as possible

to avoid the steep ravines. See project site plans as Attachment 1 for road

locations.

b. The function or objective of the proposed new or expanded facility or

system;

The road is necessary to provide access for the development proposed.

c. 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;
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The proposed road location avoids a majority of the steep slopes on the site and

only impacts the stream at the stream crossing. The lots have been configured and

reduced in size to the maximum extent possible that allows feasible access to each

lot. Any road access onto the site will require modification of steep slopes.

d. Whether the cost of avoiding disturbance is substantially disproportionate

as compared to the environmental impact of proposed disturbance; and

The only alternative available to further avoid impacts would be to reduce the

number of lots proposed. The cost of reducing lots would be disproportionate to

the gain achieved. Any project built on this property will require modification of

critical areas and buffers. A spanned bridge across the stream versus the

proposed culvert would result in much more substantial design and construction

costs than the proposed culvert. A bridge would also require more maintenance

than the proposed culvert. The proposed road only impacts a portion of the stream

buffer near the outer edge of the site, closest to the adjacent freeway (I-90) where

the area is already impacted more than the interior of the site which is preserved.

Therefore, the proposed private road location results in a lesser environmental

impact compared to the alternative placements available. The applicant consulted

with biologists from the Department of Fish and Wildlife and the culvert meets the

design requirements for fish passage. However, the stream begins on the site so

there is no fish habitat upstream of the site and no fish use was observed

downstream of the site as the stream disappears into wetlands and sediments.

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

Restoration planting and buffer creation is proposed to restore the retained NGPA

tract as mitigation for all project impacts to critical areas and stream buffer which

include impacts to critical areas caused by the private road.

ii. Consistency with LUC 20.25H.055.C.2.b

New and Expanded Uses or Development. 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:

a. Location and design shall result in the least impacts on the critical area or

critical area buffer;

The proposed private road was altered from the original proposal to place the road

as far upstream to avoid the ravine. Given existing grades and the location of the

existing public street the proposed private road location is in one of the only

suitable locations on the site that has the least impact while maintaining access.

b. Disturbance of the critical area and critical area buffer, including disturbance

of vegetation and soils, shall be minimized;
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This has been done by purposeful placement and design of the improvements

associated with this development. Temporarily disturbed areas will be restored

with plantings as appropriate. Only the minimum necessary earth work will be

conducted. The development is located on the site in the most buildable areas of

the lot, outside of critical areas and buffers. Vegetation within critical areas is

preserved.

c. 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;

The stream has been examined several times by the project biologist and visited

by staff over the course of the project review. No salmonid species or other fish

were found and the box culvert design spans the stream. The size of the culvert

has been specified by Washington Department of Fish and Wildlife biologists. Red-

tailed hawks, which are a species of local importance, were seen to use the

property based on staff sightings, public comment, and reported in the submitted

environmental documentation. The largest trees on site used by the hawks and

any nests are preserved in the NGPA tract and avoided by the road. The road is

located as much as possible in areas outside of critical areas protection which are

closer to the perimeter of the site and have been historically disturbed.

d. 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

The proposed private road crosses a stream identified on the site. The size of the

culvert has been approved by WDFW and is the minimum necessary. The

crossing is located as far upstream as possible to avoid crossing the steeper ravine

area. The development in general is located and consolidated on the outer

perimeter of the site to avoid impacting the habitat provided in the protected NGPA

tract.

e. All work shall be consistent with applicable City of Bellevue codes and

standards;

The proposed improvements are either allowed uses consistent with the code or

have been demonstrated to cause the least impact to critical areas, consistent with
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the code.

f. 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;

By restoring the temporarily impacted areas, providing enhancement to offset

impacts from stream crossing and slope buffer reductions, and providing the

proposed drainage system it is not anticipated that the proposed road will have an

impact on the aquatic area flows, duration or volume, or flood storage capacity, or

hydroperiod. The proposed storm drainage systems include storage vaults to hold

and slow the release of storm water to the stream over time. A large portion of the

site is being left undisturbed and the existing drainage characteristics are

maintained by the project. The infrastructure and utility systems are designed to

mimic the existing forested conditions.

g. 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

A majority of the road is outside of critical areas and buffer. The road crosses

through steep slopes to initially access the site. The other impact is where the

road crosses the stream. There are no support function located in critical areas or

buffers proposed. The project drainage system proposes to drain to the stream

on-site to maintain the existing drainage characteristics. The drainage outflow

crosses the NGPA tract which is discussed later in this report.

h. 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.

All areas of buffer and critical areas impacted for the road construction will be

mitigated as part of the overall project mitigation plan. The impacts to the stream

and slope buffer from the road will be mitigated by enhancing the existing critical

area buffer with native plantings. The critical area buffers to be enhanced are

degraded with non-native invasive Himalayan blackberry and other species. A

final mitigation plan is required to be submitted as part of plat clearing and grading

to address the following:

 Ensure mitigation planting is based on the total amount of critical areas and

buffer being modified.

 Specify planting details on species, quantity, spacing, and plant size which

must be at least 9 to 12 feet on center for trees, 4 to 6 feet on center for

shrubs, and 2 feet spacing for ground covers.

 Ensure plant quantity is sufficient to achieve the required density and area
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coverage which for each 1,000 square feet should generally achieve 8

trees, 30 shrubs, and 285 ground covers.

 Separate any areas of temporary disturbance and show how these areas

will be restored. Restoration of temporary disturbance is separate from

mitigation.

 Provide a cost estimate to carry out the mitigation and required monitoring

for five years.

 Final review of the project arborist is required to ensure there are no new

construction impacts to retained trees from the development and provide

mitigation for any impacts.

See conditions of approval in Section X of this report.

5. Conformance with performance standards and requirements for improvements

proposed under Critical Areas Report Provisions in LUC 20.25H.250

The development has been located and clustered to avoid most of the critical areas

on the site. Most impacts to critical area are a result of excavation and earthwork

required for construction of the private road. However, the project proposes some

permanent reductions to steep slope buffers for single family development.

Permanent and temporary impacts to the stream buffer, steep slopes, and slope buffer

are proposed for private storm drainage improvements. Single family development

and private utility improvements are not allowed uses addressed under LUC

20.25H.055 and are only allowed through the critical areas report process in LUC

20.25H.250. Generally, a critical areas report can be used where a project site has

demonstrated degraded critical areas and buffers and the critical area and buffers can

be improved as a result of the project. The following code requirements are applicable

to the single family development and private utility infrastructure proposed.

iii. Consistency with LUC 20.25H.140

Critical areas report – Additional provisions for landslide hazards and steep

slopes. In addition to the general requirements of LUC 20.25H.230, the following

areas shall be addressed in a critical areas report for geologically hazardous areas:

a. Site and Construction Plans. The report shall include a copy of the site plans

for the proposal and a topographic survey;

b. Assessment of Geological Characteristics. The report shall include an

assessment of the geologic characteristics of the soils, sediments, and/or

rock of the project area and potentially affected adjacent properties, and a

review of the site history regarding landslides, erosion, and prior grading.

Soils analysis shall be accomplished in accordance with accepted

classification systems in use in the region;

c. Analysis of Proposal. The report shall contain a hazards analysis including

a detailed description of the project, its relationship to the geologic

hazard(s), and its potential impact upon the hazard area, the subject

property, and affected adjacent properties; and
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Refer to the submitted project plans and survey and geotechnical report by

GeoResources (attachment 2) for information that addresses the above report

requirements. The geotech reviewed the site for soils and geology, slope stability,

landslide hazards, geological hazards, seismic and earthquake issues, and

provided recommendations for construction techniques and erosion prevention

and control. The geotech states that if the construction is completed in accordance

with their recommendations that risk of damage to the proposed development,

adjacent properties, and City infrastructure will be minimal (Geotech Report, pg.

10).

d. Minimum Critical Area Buffer and Building Setback. The report shall make a

recommendation for a minimum geologic hazard critical area buffer, if any,

and minimum building setback, if any, from any geologic hazard based upon

the geotechnical analysis.

The geotech found the site is stable and that the proposed slope buffer reduction

to 20-feet from the top-of-slope will have “no impact on the overall slope stability

when compared to the undeveloped condition” (Geotech Report, pg. 13). Based

on their review and recommendations, the geotech found that the steep slope

areas can be mitigated by the proposed development and that based on their

observations of the site the buffers from the slopes can be reduced (Geotech

Report, Pg.10). The recommendations of the geotech need to be followed as

proposed or revised in the future. See conditions of approval in section X in

this report.

iv. Consistency with LUC 20.25H.145

Critical areas report – Approval of modification. Modifications to geologic hazard

critical areas and critical area buffers shall only be approved if the Director determines

that the modification:

a. Will not increase the threat of the geological hazard to adjacent properties

over conditions that would exist if the provisions of this part were not

modified;

As stated previously, the project avoids most of the steep slopes on the property.

The construction of the private road is the only impact to steep slope areas on the

property. The associated residential development and private storm drainage

utility impact steep slope buffers and temporarily disturb a steep slope. The

geotech found that if the project were constructed per their recommendations that

the risk to adjacent property would be minimal as compared to the existing

conditions (Geotech Report, pg. 10).

b. Will not adversely impact other critical areas;
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The other critical areas on the site, streams and small wetland, are contained in

the large protected tract and the slopes around these are also preserved. The

residential development is located on the outer edge of the critical areas and

avoids the most important critical area on site which is the stream and riparian

corridor. The only impact to the stream proposed under a critical areas report is

resulting from the private storm drainage outfall which is proposed to be

constructed with methods to avoid disturbance. Proposed mitigation will also

enhance the riparian corridor and improve vegetation diversity. No unintended

impacts to other critical areas are anticipated.

c. Is designed so that the hazard to the project is eliminated or mitigated to a

level equal to or less than would exist if the provisions of this part were not

modified;

The geotech has found that overall slope stability will not be impacted compared

to the undeveloped condition (Geotech Report, pg. 13). The geotech reviewed the

site for risks from earthquakes that includes liquefaction, slope instability, and

ground fault rupture. The geotech found “the potential for earthquake-induced

slope instability is low” and that the potential for liquefaction is not significant

because of the dense nature of the on-site soils and the ground water depth

(Geotech Report, pg. 16). The Seattle Fault Zone has been identified to be in the

vicinity of the project site. The geotech “did not observe any evidence of faulting”

as part of their site examination and they found the proposed structures to have

“no greater risk for ground fault surface rupture as other structures” near the fault

area (Geotech Report, Pg. 16).

d. Is certified as safe as designed and under anticipated conditions by a

qualified engineer or geologist, licensed in the state of Washington;

The geotech has found, that provided construction proceeds in accordance with

their recommendations that the project poses minimal risk (Geotech Report, Pg.

10). As required in LUC 20.30P.170, the applicant shall submit a hold harmless

agreement in a form approved by the City Attorney which releases the City from

liability for any damage arising from the location of improvements within a critical

area buffer. The hold harmless agreement is required to be recorded with King

County prior to plat infrastructure permit issuance. See conditions of approval

in Section X of this report.

e. The applicant provides a geotechnical report prepared by a qualified

professional demonstrating that modification of the critical area or critical

area buffer will have no adverse impacts on stability of any adjacent slopes,

and will not impact stability of any existing structures. Geotechnical

reporting standards shall comply with requirements developed by the

Director in City of Bellevue Submittal Requirements Sheet 25, Geotechnical

Report and Stability Analysis Requirements, now or as hereafter amended;
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The applicant submitted a geotechnical report by GeoResources revised August

20, 2013. The geotech has found, that provided their recommendations are

followed, that the reduction of slope buffer and the minimal impact cause by the

storm drainage outfall will not increase risk of soil movement and reduce slope

stability. Most of the steep slopes are on the site are avoided by the project and

protected in the NGPA tract.

f. Any modification complies with recommendations of the geotechnical

support with respect to best management practices, construction

techniques or other recommendations; and

The geotech has provided “preliminary geotechnical recommendations and design

criteria” in the report (Geotech Report, pg. 10).

g. The proposed modification to the critical area or critical area buffer with any

associated mitigation does not significantly impact habitat associated with

species of local importance, or such habitat that could reasonably be

expected to exist during the anticipated life of the development proposal if

the area were regulated under this part.

The proposal will improve the quality of habitat within the critical areas through

mitigation of the riparian corridor. The proposal will not inhibit the opportunity for

any species of local importance to occupy the critical areas, and will improve

vegetation quality by removing invasive species and vegetation diversity. The

proposal will also place a majority of the site’s significant vegetation into protected

tracts which are restricted from future development and vegetation alteration.

6. Conformance with code requirements applicable to the entire project

The following performance standards are applicable to the entire project. Per the

submitted geotech report by GeoResources revised August 20, 2014 and the critical

areas report summary revised January 2015 the project engineers and geotech have

stated that the project has been designed to fit the topography of the site and the

impacts can be mitigated by the proposed development. The development on the site

has been located and clustered to avoid most of the critical areas on the site.

v. Consistency with LUC 20.25H.125

Performance standards – Landslide hazards and steep slopes. In addition to

generally applicable performance standards set forth in LUC 20.25H.055,

development within a landslide hazard or steep slope critical area or the critical area

buffers of such hazards shall incorporate the following additional performance

standards in design of the development, as applicable. The requirement for long-term

slope stability shall exclude designs that require regular and periodic maintenance to

maintain their level of function.
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a. Structures and improvements shall minimize alterations to the natural

contour of the slope, and foundations shall be tiered where possible to

conform to existing topography;

Construction of the private road will result in change of the existing grade on the

western portion of the site where the proposed residences will be located. Steep

topography is mostly avoided and located in the protected tracts. The geotech

notes that the future structures will utilize daylight basements and stepped

foundations to preserve topography on steeper sloped lots.

b. Structures and improvements shall be located to preserve the most critical

portion of the site and its natural landforms and vegetation;

The development proposed on the site has been clustered to avoid most of the

major critical areas on the property. Trees have been retained wherever possible

and impacts to critical areas have been designed to achieve the least impact

possible. A large area of the property area will be placed into protected tracts

which will maintain the most significant topography, vegetation, and habitat

features.

c. The proposed development shall not result in greater risk or a need for

increased buffers on neighboring properties;

The proposal does not increase the need for increased buffers or increase the risk

for neighboring properties, as no critical areas or buffer adjacent to neighboring

properties are being impacted or modified. All proposed impacts to slopes are

contained on the site. The geotech states that provided their recommendations

are followed that “the post developed condition will have a reduced risk of failure

and decreased need for buffers” and that the site will be stabilized (Geotech

Report, pg. 14).

d. The use of retaining walls that allow the maintenance of existing natural

slope area is preferred over graded artificial slopes where graded slopes

would result in increased disturbance as compared to use of retaining wall;

Tiered retaining walls are proposed adjacent to the private road, box culvert, and

hammerhead turn around to minimize impacts on the critical area buffer. Other

smaller retaining walls may be needed around housing units to adjust topography.

No significantly large retaining walls or rockeries are proposed on the plans to alter

topography for the residential construction.

e. Development shall be designed to minimize impervious surfaces within the

critical area and critical area buffer;

The project is designed to avoid placement of impervious surfaces within critical
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areas and buffers as much as possible. The clustering of the residential units

places most of the proposed lots outside of critical areas and buffers. The

alignment choices of the private road are limited, but the road has been located to

have the least impact on the stream and slopes as possible.

f. Where change in grade outside the building footprint is necessary, the site

retention system should be stepped and regrading should be designed to

minimize topographic modification. On slopes in excess of 40 percent,

grading for yard area may be disallowed where inconsistent with this criteria;

This site layout and house designs have been modified to minimize the use of

retaining walls and significant fill/excavation. The proposal will maintain existing

grades where adjacent to neighboring properties. Grading and walls may be

necessary for access road construction and driveway access as part of the plat

infrastructure construction.

g. Building foundation walls shall be utilized as retaining walls rather than

rockeries or retaining structures built separately and away from the building

wherever feasible. Freestanding retaining devices are only permitted when

they cannot be designed as structural elements of the building foundation;

The proposed house construction methods will utilize daylight basements, tuck

under construction, and stepped or stair foundations with partial crawlspaces. No

freestanding walls are shown on the plans for residential construction. The only

large walls proposed are to support the private road.

h. On slopes in excess of 40 percent, use of pole-type construction which

conforms to the existing topography is required where feasible. If pole-type

construction is not technically feasible, the structure must be tiered to

conform to the existing topography and to minimize topographic

modification;

The proposed private road will remove some steep slope critical areas as a result

of the excavation needed to meet the required road slopes. No residential

construction is proposed on slopes in excess of 40 percent, as the slopes will have

been previously modified by the road construction. Most construction proposed

avoids steep slopes entirely.

i. On slopes in excess of 40 percent, piled deck support structures are required

where technically feasible for parking or garages over fill-based construction

types; and

No construction is being proposed on slopes in excess of 40 percent.

j. Areas of new permanent disturbance and all areas of temporary disturbance
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shall be mitigated and/or restored pursuant to a mitigation and restoration

plan meeting the requirements of LUC 20.25H.210.

A mitigation plan has been provided which restores temporary disturbance and

mitigates for proposed buffer reductions.

IV. PUBLIC NOTICE AND COMMENT

Application Date: February 12, 2014

Notice of Application: March 13, 2014

Public Notice Sign: March 13, 2014

Minimum Comment Period: March 27, 2014

The project was publicly noticed in the City’s weekly permit bulletin and the Seattle Times on March

13, 2014. A required public meeting was held on March 20, 2014. There were numerous comments

received, mostly from property owners of the adjacent neighborhood to the north and east.

Comments were also received from Karen Walter with the Muckleshoot Tribe. See all public

comments received, applicant responses, and City staff responses as Attachment 7. The

public notice period included both Plat and Critical Areas Land Use Permit and comments were

received concerning both requested approvals. The comments are summarized and organized by

topic below with responses following.

A. Traffic, Safety, Parking, and Trails

The Transportation Department has reviewed the project and has found that the project will

generate 17 new pm peak hour trips which does not warrant mitigation, except for payment

of traffic impact fees and installation of standard street improvements within the site and

adjacent to the site as needed. The Transportation Department reviewed the existing

neighborhood and found that adding speed humps on steeper road grades is not advisable

as it could lead to loss of control in wet conditions. Parking on the narrow street of 163rd

Avenue, north of the project site, is allowed only on one side. If parking in that area continues

to be a concern in the future, the Transportation Department will consider installation of “No

Parking” signs where warranted according to established procedures. The development is

required to maintain the existing trail easement to the I-90 trail and will improve it as part of

the project. A public easement for access to the trail across the site is also proposed to allow

public access to the trail along the proposed private road.

B. Drainage

The proposed storm drainage system has been found to be feasible by the Utility department

review to grant approval of a preliminary plat. The project will need to provide the engineering to

show the storm system will function under the infrastructure permit phase. The current project is

only required to demonstrate the proposed drainage plan is feasible at the current stage of the

project which is the intended process per Land Use Code 20.45A.170. The project is required to

hold and release storm water at a rate comparable to that prior to development and also maintain

hydrology and ecological functions. The project keeps the streams and their steep sloped banks

intact and will not change drainage patterns. The project is governed by the code requirements in
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place and cannot be required to avoid problems or issues that only have potential to become an

issue.

C. Environmental Impacts, Hazards, Vegetation Preservation

The majority of the steep slopes and the streams on the site are avoided by the project and placed

into protected tracts that cannot be developed in the future. The significant vegetation and trees

on the site are also within the protected areas. The project will also be required to provide

significant erosion controls and follow best management practices throughout construction which

will be verified by City inspectors to prevent any erosion hazards or slope stability issues.

D. Stream Typing, Box Culvert, Stormwater Management and Treatment

Comments were received from the Muckleshoot Indian Tribe concerning the typing of the stream,

the proposed box culvert size, and stormwater management and treatment. Since the initial

proposal the project was revised to include a stormwater vault and drainage system. The proposed

system will be required to meet the City’s management and water quality requirements. Due to the

existing topography and soils the drainage alternatives for the site are limited. The City has

required the applicant to type the stream as a Type-N given the water from the stream eventually

reaches Lake Sammamish. The only impact to the stream and buffer is proposed by the stream

crossing in a box culvert. The culvert was sized by the applicant in consultation with State

biologists from the Department of Fish and Wildlife per communication in the file.

V. TECHNICAL REVIEW

A. CLEARING & GRADING

The Clearing and Grading Division of the Development Services Department has reviewed

the proposed site development for compliance with Clearing and Grading codes and

standards. The Clearing and Grading staff has approved the application. See Conditions of

Approval in Section X of this report.

B. UTILITIES

The plans generally conform to the requirements applicable to this stage of the design

process. It is the applicant’s responsibility to verify the accuracy all field information and data

gathered for the feasibility of this project. Future Utilities permit applications for this

development must comply with Bellevue Codes 24.02, 24.04 and 24.06. See Conditions of

Approval in Section X of this report.

C. TRANSPORTATION REVIEW

1. Site Access

Access to the proposed project will be provided via construction of a new private road

extending south from the southern end of the public street known as 163rd Avenue SE.

Due to uneven terrain and a stream, no other vehicular connection to the public street

system appears to be feasible unless access could be obtained through fully

developed adjacent private property owned by others. Street names and site

addresses will be determined by the City’s Parcel and Address Coordinator. A
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pedestrian/bicycle easement and path will provide access to the I-90 bike trail at the

southeast corner of the site. See Conditions of Approval in Section X of this

report.

2. City Code Analysis of Site Access Road

During the preapplication phase for this development, discussion occurred between

the developer and the Transportation Department, with input from the City Attorney’s

office, as to whether the new access road into the site should be public or private.

Transportation Department staff were concerned that unique features of the site’s

layout, including steep grades, a stream crossing, and several proposed retaining

walls, might lead to disproportionate maintenance responsibilities for the City. The

developer was concerned about the amount of land that would be required for public

street right of way. On that basis, the developer and the Transportation Department

agreed to proceed with a private road rather than a city street within the site.

Design Standard 3.A in the Transportation Department Design Manual states the

following: “Access for ten or more single family lots in new subdivisions must be

provided by public streets within dedicated right of way.” That indicates that a plat with

17 lots should be served by a public street, which appears to conflict with the

conclusion of the paragraph above. However, City code is more authoritative than the

Design Manual, and Bellevue City Code 14.60.130 states that private streets will be

allowed if several conditions are met as follows:

A. A covenant which provides for maintenance and repair of the private street by

property owners has been approved by the city and recorded with King County;

and

B. The covenant includes a condition that the private street will remain open at

all times for emergency and public service vehicles; and

C. The private street would not hinder public street circulation; and

D. At least one of the following conditions exists:

1. The street would ultimately serve four or fewer lots; or

2. The street would ultimately serve more than four lots, and the review

engineer and the fire marshal determine that no other access is available.

In addition, the proposed private street would be adequate for

transportation and fire access needs, and the private street would be

compatible with the surrounding neighborhood character; or

3. The private street would be part of a planned unit development; or
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4. The private street would serve commercial or industrial facilities where

no circulation continuity is necessary.

BCC 14.60.130 A and B above can be easily met with conditions of approval stated

elsewhere in this Staff Report. BCC 14.60.130 C is not a concern for the location in

question. BCC 14.60.130 D is met if only one of the four conditions stated in part D is

met. Condition 14.60.130 D.2 is met since the Transportation and Fire Departments

have agreed that there is no other feasible access and that a private road meeting

appropriate design standards would be adequate for transportation and fire needs. In

addition, the private road would be compatible with the surrounding neighborhood

character. The statement in BCC 14.60.130 D.2 applies to a situation where a private

road “would ultimately serve four or more lots.” That statement indicates no upper limit

on the number of lots that can be served by a private road. Therefore, City code allows

the Goldenwood plat to be approved with a private road serving 17 lots. See

Conditions of Approval in Section X of this report.

3. Access Tracts and Easements

The applicant shall provide private tracts or access easements to establish vehicular

access to all proposed lots. The private road shall generally comply with Design

Standard 4 – Private Roads in the Transportation Department Design Manual. City

Code 14.60.190.B.4 and Design Standard 14.B (4) e. require a concrete sidewalk at

least five feet wide on one side of the private road. When a sidewalk is required, the

private road tract or easement should generally be 30 feet wide.

At the southeastern corner of the site, an existing 15-foot wide public pedestrian and

bicycle easement provides access between the Kensington Woods plat lying just to

the east and the I-90 bike trail lying just to the south of the site. The existing trail and

fence within this easement must be protected for public use as feasible during the

clearing and grading phase and during construction of plat infrastructure and houses

within the plat. If any grading or construction within the Goldenwood site impacts said

easement or its boundary fence, then the developer shall restore the easement or

fence to the previous condition or better. If the developer chooses to pave this path,

then standard drawing DEV-20 will apply, and storm runoff from the newly paved area

must be treated appropriately. Residents of the Goldenwood plat will be able to use

this existing public easement to access the I-90 bike trail.

In order to facilitate public access to the I-90 bike trail, the sidewalk adjacent to the

private road within the development and the connection from the private road to the

existing public pedestrian and bicycle easement described above shall be included in

a continuous public non-motorized easement per BCC 14.60.100. This public non-

motorized easement must be referenced in the final plat document and shown on the

plat map. The final plat document must include a statement that the non-motorized

route and related signage within said easement shall be maintained by the

Goldenwood property owners at their expense. See Conditions of Approval in

Section X of this report.
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4. Transportation Infrastructure Improvements

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and

to provide infrastructure improvements with a consistent and attractive appearance,

the construction of street frontage and private road improvements is required as a

condition of development approval. The design of the improvements must conform to

the requirements of the Americans with Disabilities Act, the Transportation

Development Code (BCC 14.60), the Transportation Department Design Manual, and

any requirements stated elsewhere in this Staff Report.

Specific transportation-related engineering requirements include at least the following:

1. The private road into the site must be constructed with a minimum paved width of

twenty feet, curb to curb. The developer is hereby informed that on-street parking

will not be allowed with a curb to curb width less than 24 feet. Parking may be

allowed on one side if the width is 24 to 28 feet.

2. The private road must be built per the City’s Transportation Department Design

Manual Standard Drawing DEV-8, except as this development’s approved

engineering plans may differ from Drawing DEV-8. The pavement structure for the

private road must be the same or equivalent to the pavement structure in Drawing

DEV-8. Any deviation in pavement structure must be approved by the Fire

Department as well as the Transportation Department. The private road shall not

exceed a grade of fifteen percent at any point.

3. A sidewalk at least five feet wide is required adjacent to the new private road from

the existing end of the sidewalk on 163rd Avenue SE to the point where the primary

private road tract ends. The sidewalk must be ADA compliant, including

wheelchair ramps at all driveway crossings, at the crossing of the turnaround, and

at the ends of the sidewalk. The sidewalk cross slope shall not exceed two

percent.

4. A path must be provided between the southern end of the sidewalk mentioned

above and the existing public pedestrian and bicycle easement at the southeast

corner of the site. If the developer chooses to pave the path within the existing

public easement, then the path connecting to that easement must also be paved.

Any paved path shall be constructed per standard drawing DEV-20 or approved

equivalent. Any unpaved path must be consistent with standard drawings DEV-

17, 18, or 19. Root barriers per standard drawings DEV-15 and 16 may be required

based on field conditions. Storm water runoff from any path must be managed

appropriately.

5. The public pedestrian and bicycle route through the site must be signed as a public

route with directional bollards per standard drawing DEV-21. Such bollards should

be located at least at each end of the route, and wherever needed within the site.

6. The connection of the private road to the existing end of 163rd Avenue SE within

existing public right of way shall be constructed to public street standards per

Standard Drawing DEV-8 or approved equivalent. The connection to the existing

end of 163rd Avenue SE shall be constructed with a smooth transition with no
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sudden grade changes.

7. The turnaround near the end of the private road shall be consistent with Standard

Drawing DEV-1

8. The cross slope of the paved surface of the private road shall be approximately

two percent, and the cross slope of the turnaround shall not exceed eight percent.

9. Stormwater runoff on the sidewalk and private road must be handled in compliance

with Utility Department standards.

10. Driveway grades must not exceed fifteen percent and must be designed to prevent

vehicles from bottoming out due to abrupt grade changes. Where feasible, sloping

driveway approaches should have a landing area that does not exceed a ten

percent slope for 20 feet from the edge of the private road.

11. One or more mail box locations approved by the local postmaster must be shown

on the civil engineering plans. Such locations must not be hazardous for general

traffic and must not interfere with the turnaround function on the private road.

Lockable clustered mail boxes are recommended, and should be installed per

standard drawing DEV-11.

12. All new or existing private or franchise utility distribution and collection systems,

including power, telephone, and TV cable, shall be installed underground.

13. Survey monuments shall be established as required by the City Surveyor and per

Standard Drawing DEV-12.

14. All relevant transportation-related Standard Drawings mentioned in this report or

needed to guide construction must be included in the final engineering plans for

the plat infrastructure (GE) permit.

Because the road within the site will be private, the Transportation Department will not

issue specific requirements for the box culvert and the railings along the road near the

culvert. However, industry standards should be considered by the developer and

complied with as feasible in order to reduce liability to the developer and to future

homeowners. The span of the box culvert should not exceed 20 feet. If the span does

exceed 20 feet, then the box culvert would meet the WSDOT and federal definitions

of a bridge, and it must be designed to meet WSDOT standards for hydraulic analysis

and seismic effects. The box culvert structure will require a City of Bellevue building

permit and must meet fire truck loading standards, if not more. (The developer should

check with the City’s Building and Fire reviewers.) On the north side of the box culvert

and the adjacent retaining walls, the developer should consider installing a

combination guardrail and handrail per standard drawing TE-36 behind the sidewalk.

On the south side of the box culvert and adjacent retaining walls, the developer should

consider installing a standard WSDOT guardrail or bridge rail.

Installation of street lighting is recommended but not required for private roads. The

City of Bellevue will not be responsible for future maintenance costs or electric power

costs for any street light system serving a private road.

Retaining walls adjacent to the private road shall be maintained by the property owners

within the site. Any retaining wall or other private road feature that extends into the
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public right of way at the existing end of 163rd Avenue SE shall also be maintained by

the site’s property owners, even within the public right of way. An indemnification

agreement protecting the City with respect to the private road, retaining walls, or any

other private road features located within the public right of way shall be signed by the

initial property owner/developer and recorded against the property. Responsibility for

maintenance of all private road features, including retaining walls, whether on private

property or within a public street right of way, shall be specified in the final plat

document, with a reference to the recorded indemnification document mentioned

above. Depending on wall height and other characteristics, a retaining wall may

require a City of Bellevue building permit. If a wall to be constructed within the public

right of way is determined to require a building permit, then structural review by an

outside consulting firm may be required at the developer’s expense.

Bellevue City Code 14.60.110 states that installation of all street frontage

improvements (which includes installation of the private road improvements) is

required at the developer’s expense prior to final approval of subdivisions.

Alternatively, prior to final plat approval, the developer may provide an acceptable

financial assurance device equivalent to 150% of the cost of unfinished transportation

improvements. Such a financial assurance device must be on forms acceptable to the

City and must be guaranteed by a financial institution acceptable to the City. See

Conditions of Approval in Section X of this report.

5. Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide

developers with guidance as to the extent of resurfacing required when a street has

been damaged by trenching or other activities. Under the Trench Restoration Program,

every public street in the City of Bellevue has been examined and placed in one of

three categories based on the street’s condition and the period of time since it has last

been resurfaced. These three categories are “No Street Cuts Permitted,” “Overlay

Required,” and “Standard Trench Restoration.” Each category has different trench

restoration requirements associated with it. Damage to the street can be mitigated by

placing an asphalt overlay well beyond the limits of the trench walls to produce a more

durable surface without the unsightly piecemeal look that often comes with small strip

patching.

Near the development site 163rd Avenue SE is presently classified as a no-cut street.

Permission to cut the paved surface of a no-cut street can be granted by the City’s

right of way manager, if no feasible alternative exists. See Conditions of Approval

in Section X of this report.

6. Use of the Right of Way

Applicants often request use of the right of way and of pedestrian easements for

materials storage, construction trailers, hauling routes, fencing, barricades, loading

and unloading and other temporary uses as well as for construction of utilities and

street improvements. A Right of Way Use Permit for such activities must be applied
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for prior to issuance of any construction permit including demolition permit. See

Conditions of Approval in Section X of this report.

D. Fire

The Fire Department has reviewed and approved the application with conditions for parking

restrictions, vehicle turnaround requirements, and sprinklers in the future homes. See

Conditions of Approval in Section X of this report.

VI. STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental

impacts occurring as a result of the proposal. The Environmental Checklist submitted with

the application adequately discloses expected environmental impacts associated with the

project. The City codes and requirements, including the Clear and Grade Code, Utility Code,

Land Use Code, Noise Ordinance, Building Code and other construction codes are expected

to mitigate potential environmental impacts. Therefore, issuance of an optional Determination

of Non-Significance (DNS) is the appropriate threshold determination under the State

Environmental Policy Act (SEPA) requirements with the incorporation by reference of the

2009-2020 Transportation Facilities Plan Final Environmental Impact Statement (TFP EIS),

dated April 2009 (available in the Records Office at City Hall). This document analyzes the

transportation and air quality impacts of the City’s Traffic Task Force recommendations to

meet the Comprehensive Plan, Transportation Element, and Mobility Management goals.

A. EARTH AND WATER

The submitted geotechnical report by GeoResources, revised August 20, 2014 found the site

covered in a six to 23 inch thick layer of topsoil and forested duff and fill material overlaying

loose to medium dense silty sand with gravel. Glacial till was found under the sand/gravel

layers at a depth of one and a half to six feet. Some sandier lenses were encountered at

deeper levels along with dense to very dense glacial till. Based on the findings from the test

pits and soil mapping of the site and immediate vicinity, glacial till underlays most of the site

with advance outwash in the northern portion of the site. Some nonglacial sand and gravel is

mapped north of the project site. The area of proposed development is located over glacial

till soils in the Alderwood variety. The geotech found no evidence of deep seated landslide or

mass wasting deposits on the site or within 300 feet of the site. Ground water levels were

found to fluctuate depending upon the season, amount of rainfall, runoff and is higher in the

winter months and the report provides recommendations for home construction. Seeps were

identified in vicinity to the streams and the western site has a shallow perched groundwater

table.

The Seattle Fault Zone has been identified to be in the vicinity of the project site. As noted

previously, the geotech found no evidence of the fault on the project site during their site

examination and they found the proposed project to have no greater risk due to the fault as

other structures or project in the same area. The future structures will be reviewed under

applicable Building codes.
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The project proposes to impact steep slopes for construction of the road and remove an

isolated area of steep slope. In addition, slope buffers are proposed to be modified for home

construction. The majority of the slopes on site which are critical areas are proposed to be

placed within protected tracts which will prevent future modification.

The stream on-site has been identified and typed as a Type-O to Type-N stream which starts

on the site from off-site drainage from I-90. The stream flows off-site to the northeast and

dissipates into sediments and a wetland system. The drainage continues into the City’s storm

system and is carried to Lake Sammamish. Given the flows eventually lead to Lake

Sammamish and the nature of the channel on the site, the City is regulating the stream as a

Type-N stream. The stream was previously typed as a Type-N on the adjacent parcel, west

of the project site which is a church. However in multiple instances the stream disappears

into sediments and has limited or no visible evidence of a stream, sediments, or any recent

movement of water. While fish can and do access intermittent seasonal streams, fish use of

the stream on the site does not appear to be occurring or possible.

B. PLANTS AND ANIMALS

Construction will require removal of existing trees and vegetation to allow for the proposed

homes and private road. However, 65 percent of the total diameter inches of trees on site are

proposed to be retained. There is use by smaller mammals and birds which is consistent with

forested areas in an urban setting. However the nature of this vegetation is isolated and

significantly impacted as it is totally surrounded by existing development and I-I-90 with limited

connection off-site. The majority of the steep slopes and the stream and wetland on site are

proposed to be placed into protected tracts. These tracts will contain the significant trees

which have the most habitat potential based on evidence of woodpeckers, hawks. As

mitigation for the impacts to critical areas described previously from the proposed

development, planting mitigation is proposed within the tract. Fencing and signage demarking

the boundary of the native growth protection area tracts is required as a condition of approval.

Clearing limits and construction fencing will need to be verified by City inspection to ensure

tree preservation. See Conditions of Approval in Section X of this report.

C. NOISE

While construction noise and increased vehicle trips are expected during the construction

period, the Bellevue Noise Control Ordinance, Bellevue City Code 9.18, regulates hours of

construction-related noise emanating from the site. The Ordinance provides for an exemption

from the noise restrictions for the hours of 7:00 a.m. to 6:00 p.m. weekdays and 9:00 a.m. to

6:00 p.m. on Saturdays which are not legal holidays. Therefore, no specific measures to

reduce noise during this period are proposed. See Conditions of Approval in Section X of

this report.

D. TRANSPORTATION

1. Long Term Impacts

The long-term impacts of development projected to occur in the City by 2024 have been

addressed in the City’s Transportation Facilities Plan EIS. The impacts of growth projected to
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occur within the City between 2012 and 2024 are evaluated on the roadway network assuming

that all the transportation improvement projects proposed in the City’s current Transportation

Facilities Plan are in place. The Transportation Facilities Plan EIS divides the City into Mobility

Management Areas (MMAs) for analysis purposes. The Goldenwood site lies within MMA #

10, which has a 2024 total growth projection of only 7 new single family dwelling units. This

development proposes 17 new single family dwelling units. It is recognized that TFP

projections fall short in this MMA in terms of residential land use; however, the TFP is updated

every two years at which time land use projections can be adjusted to meet current growth

trends. With this considered, the long-term transportation impacts are fully mitigated by

payment of traffic impact fees.

Traffic impact fees are used by the City to fund street improvement projects to alleviate traffic

congestion caused by the cumulative impacts of development throughout the City. Payment

of the transportation impact fee, as required by BCC 22.16, contributes to the financing of

transportation improvement projects in the current adopted Transportation Facilities Plan. Fee

payment is required at the time of building permit issuance for individual homes.

2. Mid-Range Impacts

Project impacts anticipated to occur in the next six years are assessed through a concurrency

analysis. The Traffic Standards Code (BCC 14.10) requires that development proposals

generating 30 or more new PM peak hour trips must undergo a traffic impact analysis to

determine if the concurrency requirements of the State Growth Management Act are

maintained. With 17 single-family lots, this development will generate approximately 17 new

PM peak hour trips; therefore, a concurrency analysis is not required.

3. Short Term Operational Impacts

City staff analyzed the short term operational impacts of this proposal in order to recommend

mitigation if necessary. These impacts include traffic operations conditions during the PM

peak period. The development would generate 17 new PM peak hour trips, which would all

travel on 163rd Avenue SE, a public street immediately north of the site.

The adjacent segment of 163rd Avenue SE presently serves 23 existing houses and a King

County wastewater pump station. Based on observations by City staff, the wastewater pump

station does not appear to be staffed daily and produces negligible traffic; therefore, the pump

station is not included in this discussion of traffic impacts. The 23 existing houses would

generate approximately 23 PM peak hour trips at the north end of this segment of 163rd

Avenue SE.

With 17 new PM peak hour trips, the proposed development would increase peak traffic on

163rd Avenue SE from 23 to 40 PM peak hour trips. That is a very low volume for an urban

residential street. Therefore, the addition of 17 new houses accessing 163rd Avenue SE is

not considered to create a significant negative impact regarding traffic volume.

In addition to traffic volume, public comments indicated concerns about the relatively steep

grade on 163rd Avenue SE within and immediately north of the development site, the effects
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of parking on a narrow segment of the street immediately north of the site, and the intersection

at 163rd Avenue SE and SE 37th Street. Each concern is addressed as follows:

 Within the development site, the plans for the new private road show a grade of

14.85% approaching the northern boundary of the site. That is within City standards,

which require that a new road must not exceed a slope of fifteen percent. The existing

segment of 163rd Avenue SE just north of the site presently has a grade of

approximately eleven percent. The change from an existing grade of eleven percent

to a grade of nearly fifteen percent can be handled with a smooth transition, and the

grade of the new private road will not seem to be excessively steep in comparison to

the existing City street. Some citizens asked if speed humps could be installed in this

area; however, speed humps are not advisable with grades exceeding eight percent.

With steeper grades, vehicles might skid when crossing a speed hump under slippery

conditions.

 Some citizens expressed concerns about parking on the existing segments of 163rd

Avenue SE just north of the site, where 163rd Avenue SE is relatively narrow. If

parking in that area continues to be a concern in the future, the Transportation

Department will consider installation of No Parking signs where warranted according

to established procedures.

 A concern was expressed about the intersection of 163rd Avenue SE and SE 37th

Street. That intersection has slightly unusual geometry and no stop sign(s). The City’s

traffic operations engineering group will examine the intersection and may recommend

installation of one or more stop signs or other minor revisions prior to approval of the

development’s plat infrastructure plans.

VII. CHANGES TO PROPOSAL DUE TO CITY REVIEW

There were options for the positioning of the road the lot layout. Based on City review the

project was required to meet the intent of the conservation subdivision requirements which

are to have smaller lots clustered on the site to avoid critical areas. The private road was

relocated so that the stream crossing was over the stream to avoid the segments where the

stream is in a steeper ravine. The proposed crossing is at a location where the stream is less

defined as compared to the ravine segments. The typing of the larger stream on the site was

required to be a Type-N stream per the code and the project complies with the resulting

buffers. To project was required to use the zoning modifications allowed by the conservation

subdivision to avoid impacts to critical areas as much as possible by consolidating

development on the site to the buildable areas.

VIII. DECISION CRITERIA

A. 20.25H.075.D.3 STRUCTURE SETBACK MODIFICATION

The Director may waive or modify the structure setback on an undeveloped site as part of the

permit or approval for the underlying proposal if the applicant demonstrates that:

a. Water quality, or slope stability as documented in a geotechnical report, will

not be adversely affected;
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The proposed storm system will collect water and direct it to storm vault which then

drains to the larger steam. Site drainage is discussed and recommended in the

project geotechnical report. The drainage system will address water quality and

flow control. The slopes which drain directly to the stream are being left

undisturbed and fully vegetated.

b. Encroachment into the structure setback will not disturb habitat of a species

of local importance within a critical area or critical area buffer;

The red tailed hawk identified uses the area of large significant trees which are

being preserved in the largest critical areas tract. The proposed setback reduction

concerns lots 9, 10, and 15-17 and the private road culvert and walls. No

residential structures will be located in the setback but the reduction is removing

the setback from the proposed lots. The required excavation to construct the road

will have already disturbed the setback area. The most significant vegetation and

critical areas on the site are being maintained and protected in tracts to keep

existing habitat and protect critical areas. The proposed drainage to the stream

could impact vegetation within the tract which is why the drainage is proposed to

be laid on the slope rather than buried. All efforts to avoid removal of trees for the

drainage are required. An arborist is required to provide recommendation on the

future construction plans for avoidance of trees related to the drainage line. The

arborist should also observe construction of the drainage to ensure tree damage

is avoided. See conditions of approval in Section X of this report.

c. Vegetation in the critical area and critical area buffer will not be disturbed by

construction, development or maintenance activities and will be maintained

in a healthy condition for the anticipated life of the development; and

No structures are proposed within the structure setback from the stream. The

reduction is removing the setback from the proposed lots. As discussed

previously, the proposed road construction excavation will disturb the western

portion of the project site and the structure setback area. Most all areas of steep

slope and stream buffer are proposed to be placed into Native Growth Protection

Area Tracts to restrict future development. Critical area signs are required to be

posted at the boundary of the development on lots 1, 2, 9, 10, 14-17. Signs are

also required next to the open space proposed over the storm vault and adjacent

to the road to inform the public. One sign is required adjacent to any abutting

residential properties or spaced at 100 feet when not adjacent to residential

properties. Solid fencing or split rail fencing along NGPA tract boundaries is

required in order to visually separate the restricted area and limit disturbances from

residential properties. See conditions of approval in Section X of this report.

d. Enhancement planting on the boundary between the structure setback and

the critical area buffer will reduce impacts of development within the

structure setback.
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Mitigation planting is proposed in the protected tract to restore the stream corridor

and slopes and is along the perimeter of the developed area. The planting will

create the needed separation to reduced impacts within the critical area buffer.

Fencing and signage is also proposed around the NGPA tract to delineate the

boundary.

B. 20.25H.255 CRITICAL AREAS REPORT DECISION CRITERIA

The Director may approve, or approve with modifications, the proposed modification to the

stream structure setback, steep slope buffer, and steep slopes where the applicant

demonstrates:

1. The proposal includes plans for restoration of degraded critical area or critical

area buffer functions which demonstrate a net gain in overall critical area or

critical area buffer functions;

The critical area buffer is generally comprised of a forested canopy with a shrub under

story comprised significant areas of invasive species. It is proposed that mitigation be

provided for all permanent disturbance and any areas of temporary impact and the

retained protected tract restored. The mitigation will provide enhancement of the

stream buffer, remove non-native invasive species and debris by planting the buffer

with native tree and shrub species. The stream and riparian corridor will gain species,

density and greater structural diversity.

2. The proposal includes plans for restoration of degraded critical area or critical

area buffer functions which demonstrate a net gain in the most important critical

area or critical area buffer functions to the ecosystem in which they exist;

Species within the area use the critical areas for refuge, food sources, and water. By

increasing the plant species diversity within the shrub layer, better shelter and a more

diverse food source will be provided. Plantings have been proposed in the stream

corridor to provide better access to the water source by eliminating invasive species

in these areas and by providing cover for animals.

3. The proposal includes a net gain in stormwater quality function by the critical

area buffer or by elements of the development proposal outside of the reduced

regulated critical area buffer;

Installation of tree and shrub plantings on the banks and steep slopes will promote

slope stability, which helps reduce the amount of bank sloughing and turbidity within

the stream channel. The submitted planting mitigation plan proposes to improve the

functions and values of the stream on-site which is the most important feature as well

as provide understory planting to improve vegetation diversity.

4. Adequate resources to ensure completion of any required restoration,
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mitigation and monitoring efforts;

Mitigation planting is required to be maintained and monitored for five years.

Installation of mitigation planting will be required to occur as part of the plat

infrastructure construction. Sureties will be required to ensure installation and

maintenance which will be based on the cost estimate of plants and materials for the

mitigation planting. The installation performance surety will be released upon Land

Use inspection which verifies plants were installed per plan. The maintenance surety

will be released after five years assuming restoration has been successful per the

submitted maintenance and monitoring provisions. The installation and maintenance

sureties for the mitigation planting are separate from the requirements of the perimeter

landscaping. See Conditions of Approval in Section X of this report.

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

detrimental to the functions and values of critical area and critical area buffers

off-site; and

The modifications and performance measures in this proposal are not detrimental to

the functions and values of the steep slopes and stream on-site. The geotechnical

engineer has provided recommendations for construction and buffer reduction on the

site and found that the proposal has a risk level at least similar or better than if the

code required buffers were applied.

6. The resulting development is compatible with other uses and development in

the same land use district.

The proposal is compatible with the residential uses in this land use district.

C. 20.30P.140 CRITICAL AREAS LAND USE PERMIT DECISION CRITERIA

The Director may approve, or approve with critical area and critical area buffer modifications

an application for a Critical Areas Land Use Permit if:

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

The applicant must obtain development permits to construct all of the proposed

infrastructure and houses which include clearing and grading, utility, building, and

other permits. Plans submitted for the development permits must reflect the plans

reviewed under this approval. See Conditions of Approval in Section X of this

report.

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

construction, design and development techniques which result in the least

impact on the critical area and critical area buffer;

The proposal is consistent with required performance standards for projects in steep
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slope critical areas and streams. The development has been located on the least

sensitive area of the site to avoid critical areas.

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

maximum extent applicable, and ;

As discussed in Section IV of this report, the applicable performance standards of LUC

Section 20.25H are being met.

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

protection, and utilities; and;

The site will be adequately served by existing public facilities.

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

requirements of LUC Section 20.25H.210; and

The submitted restoration plan proposes to enhance the NGPA tract. The plans

submitted with the clearing and grading permit needs to provide specific planting

information to ensure that sufficient density is provided as stated previously.

Maintenance and monitoring will occur for a 5-year period per the schedule and goals

stated in the plan. Mitigation planting installation and maintenance and monitoring will

be guaranteed by an installation surety which will be released after plant installation

and a maintenance surety will be held for a 5 year period. See conditions of approval

in Section X of this report.

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

The proposal complies with all other applicable code requirements as approved or

conditioned.

D. 20.45A.130 PRELIMINARY PLAT DECISION CRITERIA

The City may approve or approve with modifications a preliminary plat if:

1. The preliminary plat makes appropriate provisions for, but not limited to, the

public health, safety and general welfare; for open spaces, drainage ways,

streets, sidewalks, alleys, other public ways, water supplies, sanitary waste,

parks, playgrounds, sites for schools and school grounds; and

Finding: As discussed the project preserves open space and critical areas, provides

for drainage, streets, pedestrian access, trail dedication, and utilities. The project also

includes an open space area for recreation which is over the buried storm vault. The

plat makes provision for the public health, safety, and general welfare.

2. The public use and interest is served by the platting of the subdivision; and
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Finding: The preliminary plat serves the public interest by increasing the supply of

homes in accordance with the Comprehensive Plan, by ensuring that environmental

impacts are mitigated, by ensuring compliance with Land Use Code requirements and

conformance with Comprehensive Plan policies, and by meeting the intent of a

conservation subdivision by clustering the development on the site to avoid the most

significant critical areas.

3. The preliminary plat appropriately considers the physical characteristics of the

proposed subdivision site; and

Finding: The preliminary plat considers the physical characteristics of the site by

avoiding steep slopes and the stream and placing these areas into Native Growth

Protection Areas. In addition, significant vegetation is preserved and protected. The

site is proposed for development on the locations which are the most buildable and

the project has used the flexibility provided in the Land Use Code to limit impacts.

4. The proposal complies with all applicable provisions of the Land Use Code, BCC

Title 20, the Utility Codes, BCC Title 24, the City of Bellevue Development

Standards and Chapter 58.17 RCW; and

Finding: As conditioned by this decision, the proposal complies with all applicable

codes and standards as discussed previously in this report.

5. The proposal is in accord with the Comprehensive Plan, BCC Title 21; and

Finding: The site is located in the Eastgate Subarea, and designated Single-Family

High Density (SF-H) per the Comprehensive Plan. The overall density of the proposal

complies with the site’s SF-H designation. The proposal is supported by the following

goals and policies of the Comprehensive Plan.

Subarea Goals and Policies

POLICY S-EG-4. Protect and improve the stormwater quality entering public
drainage systems, streams, and Phantom Lake

POLICY S-EG-7. Maintain single-family housing as the predominant residential

land use in the Subarea in land area and appearance.

POLICY S-EG-14. Improve safety for pedestrians and other nonmotorized users by

providing and maintaining an integrated on-street and off-street system.

POLICY S-EG-26. Maintain the Subarea’s predominantly treed skyline.

Environmental Policies
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POLICY EN-14. Implement monitoring and adaptive management plans for critical

areas mitigation projects to ensure that the intended functions are maintained or

enhanced over time.

POLICY EN-39. Restrict the runoff rate, volume, and quality to predevelopment levels

for all new development and redevelopment.

POLICY EN-41. Preserve and maintain fish and wildlife habitat conservation areas

and wetlands in a natural state and restore similar areas that have become degraded.

POLICY EN-45. Protect geologically hazardous areas, especially forested steep

slopes, recognizing that these areas provide multiple critical areas functions.

POLICY EN-54. Utilize specific criteria in decisions to exempt specific small, isolated,

or artificially created steep slopes from critical areas designation.

POLICY EN-55. Minimize and control soil erosion during and after development

through the use of the best available technology and other development restrictions.

Urban Design Policies

POLICY UD-3. Encourage a variety of site and building designs which are compatible

and consistent with surrounding development and that implement the policies of this

Plan.

POLICY UD-16. Exemplify the Pacific Northwest character through the retention of

existing vegetation and through use of native plants in new landscaping. Encourage

water conservation in landscape designs.

POLICY UD-17. Consider the maintenance of existing and added vegetation in site

design and development.

POLICY UD-18. Preserve significant trees and mature vegetation, with special

consideration given to the protection of groups of trees and associated undergrowth,

specimen trees, and evergreen trees.

POLICY UD-19. Preserve trees as a component of the skyline to retain the image of

a “City in a Park.”

POLICY UD-20. Preserve and encourage open space as a dominant element of the

community’s character.

POLICY UD-61. Encourage the green and wooded character of existing

neighborhoods.
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Housing Policies

POLICY HO-17. Encourage infill development on vacant or under-utilized sites that

have adequate urban services and ensure that the infill is compatible with the

surrounding neighborhoods.

Land Use Policies:

POLICY LU-2. Support the state Growth Management Act by developing and

implementing a land use vision that is consistent with the GMA goals, the regional

Vision 2020, and the King County Countywide Planning Policies.

POLICY LU-3. Accommodate growth targets of 10,117 additional households and

40,000 additional jobs for the 2001- 2022 period. These targets represent the city’s

commitment to develop the zoning and infrastructure to accommodate this level of

growth; they are not a commitment that the market will deliver these numbers.

POLICY LU-4. Encourage new residential development to achieve a substantial

portion of the maximum density allowed on the net buildable acreage.

POLICY LU-15. Encourage dedication of open space and preservation and restoration

of trees and vegetation to perpetuate Bellevue’s park-like setting and enhance the

city’s natural environment.

POLICY LU-16. Promote a variety of techniques to preserve open space and key

natural features, such as sensitive site planning, conservation easements, and open

space taxation.

POLICY LU-24. Encourage adequate pedestrian connections with nearby

neighborhood and transit facilities in all residential site development.

As previously discussed in this report the project avoids most of the steep slopes and

the streams and wetland on the site and maintains the vegetation in these areas.

Preservation of the most environmentally sensitive portions of the project area and

significant preservation of trees complies with the Environmental Element Policies and

Urban Design Policies which are intended to integrate the natural and built

environments to create a sustainable urban habitat and livable community. The

proposal will provide stormwater drainage and quality controls on the water entering

the public system (S-EG-4). The proposed public trail easement and construction will

improve the existing trail connection to the I-90 trail and allow for additional access

opportunity (S-EG-14).

6. Each lot in the proposal can reasonably be developed in conformance with

current Land Use Code requirements without requiring a variance, however
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requests for modifications to the requirements of Part 20.25H, where allowed

under the provisions of that Part, may be considered together with a application

for a plat so long as the resulting lots may each be developed without

individually requiring a variance; and

Finding: Each lot can be developed in compliance with the site development plans,

which do not require a variance. The property is subject to the Critical Areas Overlay

(Part 20.25H), and critical areas on site are being placed into separate Native Growth

Protection Area tracts. Some critical areas and buffer are being modified by the

proposal in order for the development to occur as discussed in Section IV above. See

conditions in Section X for restrictions on future variances.

7. All necessary utilities, streets or access, drainage and improvements are

planned to accommodate the potential use of the entire property.

Finding: All necessary utilities and access are available to the property. The applicant

is installing storage vaults to retain storm water that will drain to the stream on-site. All

other utilities are connecting to public services. All utility construction will be required

to be permitted and engineered to meet the requirements of applicable codes.

IX. CONCLUSION AND DECISION/RECOMMENDATION

After conducting the various administrative reviews associated with this proposal, including Land Use

consistency, SEPA and City Code and Standard compliance reviews, the Director of the Development

Services Department does hereby approve with conditions the Critical Areas Land Use Permit with

SEPA. This approval modifies steep slopes, slope buffers, and modifies a stream buffer for access,

storm drainage, and residential development.

In addition, after conducting the various administrative reviews associated with this proposal,

including Land Use consistency and City Code and Standard compliance reviews, the Director of the

Development Services Department does hereby recommend approval with conditions of the

Preliminary Conservation Subdivision.

Note - Expiration of Approval: The Critical Areas Land Use Permit is combined with and

subordinate to the Preliminary Conservation Subdivision which if approved by the Hearing Examiner

will expire 5 years from the date of approval if no final plat application is submitted. Therefore, the

Critical Areas Land Use Permit approval expires and is void if the applicant fails to file for a clearing

and grading permit or other necessary development permits within 5 years of the effective date of the

approval of the subdivision.

X. CONDITIONS OF APPROVAL

Codes & Ordinances

The applicant shall comply with all applicable Bellevue City Codes and ordinances including but not

limited to:
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Applicable Ordinances Contact Person

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

Construction Codes- BCC Title 23 Bldg. Division, 425-452-6864

Fire Code- BCC 23.11 Adrian Jones, 425-452-6032

Land Use Code- BCC Title 20 Reilly Pittman, 425-452-4350

Noise Control- BCC 9.18 Reilly Pittman, 425-452-4350

Sign Code- BCC Title 22B Reilly Pittman, 425-452-4350

Transportation Code- BCC 14.60 Carl Wilson, 425-452-4228

Right of Way Use Code- BCC 14.30 Tim Stever, 425-452-4294

Utility Code- BCC Title 24 Brad Ayers, 425-452-6054

A. GENERAL CONDITIONS

The following conditions apply to all phases of development.

1. Variance Restriction

Approval by the City of this plat is a determination that each lot can be reasonably

developed in conformance with the Land Use Code in effect at the time of this approval

without requiring a variance. No future variance application will be accepted.

PERMIT: 14-124438-LL

AUTHORITY: Land Use Code 20.45B.130.A.6

REVIEWER: Reilly Pittman, Development Services Department

2. Obtain Permits

The applicant shall obtain all other permits for infrastructure, utilities, building and other

improvements. No construction may commence until the appropriate permit is issued.

PERMIT: 14-124438-LL and 14-124437-LO

AUTHORITY: Land Use Code 20.30P

REVIEWER: Reilly Pittman, Development Services Department

3. Construction Hours

Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through

Friday and 9:00 a.m. to 6:00 p.m. on Saturday. Exceptions to the construction noise

hours limitation contained in the Noise Control Code MAY be granted pursuant to BCC

9.18.020C.1 when necessary to accommodate construction which cannot be undertaken

during exempt hours. Prolonged exposure to noise created by extended hour

construction activity is likely to have a significant impact on inhabitants of surrounding

residential properties during the proposed timeline for construction. In order to minimize

detriment on residential uses in the immediate vicinity of the project, the Contractor shall

not rely on City issuance of a blanket exemption from the Noise Control Code during the

construction period. Allowances for short term work outside of normal construction
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hours shall be limited and will be reviewed on a case by case basis to verify necessity

and ensure appropriate noise mitigation is utilized to protect surrounding uses and

properties. Written requests for exemption from the Noise Control Code must be

submitted two weeks prior to the scheduled onset of extended hour construction activity.

Such request shall include a noise analysis prepared by a noise consultant, including

recommendations for achieving the noise limitations of the Noise Ordinance for new

residential construction.

PERMIT: 14-124438-LL and 14-124437-LO

AUTHORITY: Bellevue City Code 9.18.040

REVIEWER: Reilly Pittman, Development Services Department

4. Geotechnical Recommendations

The project shall be constructed per the recommendations of the geotechnical

engineer as found in the submitted geotechnical report revised August 20, 2014 or as

amended as needed in the future.

PERMIT: 14-124437-LO

AUTHORITY: Land Use Code 20.30P.140

REVIEWER: Reilly Pittman, Development Services Department

5. Tree Protection Requirements

To mitigate adverse impacts to nondisturbed areas and trees to be retained during

construction, conformance with BMP T101 for tree protection is required which

includes:

 Clearing limits shall be established at the limit of nondisturbed areas and for

retained trees within the developed portion of the site, outside of drip lines. Six-

foot chain link fencing with driven posts, or an alternative approved by the Clear

and Grade Inspector, shall be installed at the clearing limits prior to initiation of

clearing and grading.

 No excavation or clearing should be performed within drip lines of retained trees,

except as specifically approved on plans. All such work shall be done by hand to

avoid damage to roots and shall be done under the supervision of an arborist

approved by the city.

PERMIT: 14-124438-LL and 14-124437-LO

AUTHORITY: Land Use Code 20.20.520, Bellevue City Code 23.76.060

REVIEWER: Reilly Pittman, Development Services Department

6. Utilities

Utility Department approval of the preliminary plat application is based on the

conceptual design only. Changes to the site layout may be required to accommodate

the utilities after utility engineering is approved. The water, sewer, and storm drainage
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systems shall be designed per the current City of Bellevue Utility Codes and Utility

Engineering Standards. Utilities Department design review, plan approval, and field

inspection is performed under the Utility Developer Extension Agreement (UE) and

Utilities Permit Processes. All connection charges will be due with the Developer

Extension Agreement prior to issuance of the permit.

PERMIT: 14-124438-LL

Authority: Bellevue City Code 24.02, 24.04, 24.06

Reviewer: Arturo Chi, Utilities Department

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

GRADE PERMIT:

1. Right of Way Use Permit

The applicant is required to apply for a Right of Way Use Permit before the issuance

of any clearing and grading, building, foundation, or demolition permit. In some cases,

more than one Right of Way Use Permit may be required, such as one for hauling and

one for construction work within the right of way. A Right of Way Use Permit regulates

activity within the city right of way, including but not limited to the following:

 Designated truck hauling routes.

 Truck loading and unloading activities.

 Hours of construction and hauling.

 Continuity of pedestrian facilities.

 Temporary traffic control and pedestrian detour routing for construction activities.

 Street sweeping and maintenance during excavation and construction.

 Location of construction fences.

 Parking for construction workers.

 Construction vehicles, equipment, and materials in the right of way.

 All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for providing

pedestrian access during construction of this project. Access shall be provided at all

times during the construction process, except when specific construction activities

such as shoring, foundation work, and construction of frontage improvements prevents

access. General materials storage and contractor convenience are not reasons for

preventing access.

PERMIT: 14-124438-LL

AUTHORITY: Bellevue City Code 14.30

REVIEWER: Tim Stever, Transportation Department

2. Site (Civil Engineering) Plans

A site civil engineering plan produced, stamped, and signed by a qualified engineer
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must be approved by the City prior to clear and grading permit approval. The design

of all street frontage improvements, sidewalk, and private road improvements must be

in conformance with the Americans with Disabilities Act, the Transportation

Development Code, the Transportation Department Design Manual, and any other

requirements stated in this Staff Report. The final civil engineering plans must include

all details necessary for construction of all transportation-related features, including

the private road, box culvert, safety rails, retaining walls, driveway connections, the

sidewalk, the pedestrian / bicycle connection to the I-90 bike path, and traffic signs or

other minor traffic revisions as needed, including off-site.

PERMIT: 14-124438-LL

AUTHORITY: Bellevue City Code 14.60; Transportation Department Design

Manual

REVIEWER: Carl Wilson, Transportation Department

3. No Parking and Sprinklers

These conditions shall be noted on the Clear & Grade plans before permit issuance.

 All roadways that are 24 foot wide shall have parking on one side only. The other

side shall be posted and marked "Fire Lane-No Parking" per Bellevue Standards.

 The 20 foot wide road for the turnaround shall be posted and marked on both sides

"Fire Lane-No Parking" per Bellevue Standards.

 The access road exceeds 12% so all homes shall be sprinklered per NFPA 13D.

PERMIT: 14-124438-LL

AUTHORITY: International Fire Code 503.3, and 503.2.7

REVIEWER: Adrian Jones, Fire Department

4. Final Landscaping Plan

A final plat landscaping plan is required for all landscaping outside of the critical area

planting to be submitted which includes specific plant quantities and species in the

plant schedule.

PERMIT: 14-124438-LL

AUTHORITY: Land Use Code 20.45A.130

REVIEWER: Reilly Pittman, Development Services Department

5. NGPA Fencing and Signage

The site plan submitted as part of the plat infrastructure permits shall depict split rail

or other fencing on the perimeter of all NGPA tracts. One sign denoting the area is

protected is required to be placed adjacent to every residential lot or spaced every 100

feet where fencing does not abut a residential lot. Signage and fencing will be verified

during Land Use inspection of the landscaping and mitigation planting under the

clearing and grading permit.
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PERMIT: 14-124437-LO

AUTHORITY: Land Use Code 20.25H.030

REVIEWER: Reilly Pittman, Development Services Department

6. Disturbance in NGPA from Storm Drainage Outfall

The storm drainage outfall is required to avoid causing removal of significant trees

within the NGPA tract. The placement above ground should aid this but boring under

the steep slope or other methods should be utilized to avoid disturbance. The arborist

is required to review the construction plans for the outfall to provide any

recommendations for tree avoidance on an alignment plan submitted with the permit

plans. If trees are found to be damaged by the construction additional mitigation

planting will be required.

PERMIT: 14-124437-LO

AUTHORITY: Land Use Code 20.30P.140

REVIEWER: Reilly Pittman, Development Services Department

7. Installation Performance Sureties for Mitigation Planting

An installation performance surety is required based on 150 percent of the installed

cost of mitigation planting. The amount of the surety is determined by a cost estimate

submitted as part of the clearing and grading permit for plat infrastructure. The

installation surety will be released upon successful Land Use inspection of the

planting.

PERMIT: 14-124437-LO

AUTHORITY: Land Use Code 20.30P.160

REVIEWER: Reilly Pittman, Development Services Department

8. Maintenance Surety and 5-Year Monitoring

A maintenance surety for the mitigation planting is required based on the cost estimate

for mitigation planting which includes all costs associated with maintenance and

monitoring for 5 years for monitoring, maintenance activity, plant replacement,

contingencies. The amount of the surety is determined by a cost estimate submitted

as part of the clearing and grading permit for plat infrastructure. The maintenance

surety will be released upon successful completion of the 5-year maintenance and

monitoring period and inspection by Land Use.

PERMIT: 14-124437-LO

AUTHORITY: Land Use Code 20.30P.160, 20.25H.240

REVIEWER: Reilly Pittman, Development Services Department

9. Final Mitigation Plan

The submitted mitigation plan is considered a conceptual mitigation plan. A final

mitigation plan is required to be submitted as part of future clearing and grading

permits which will document any changes since this plan was created, correct typos,
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and address the following:

 Specify planting details on species, quantity, spacing, and plant size which must

be at least 9 to 12 feet on center for trees, 4 to 6 feet on center for shrubs, and 2

feet spacing for ground covers.

 Ensure plant quantity is sufficient to achieve a minimum density and area coverage

which should for each 1,000 square feet should generally achieve 8 trees, 30

shrubs, and 285 ground covers.

 The final plan shall show areas of restoration for temporary construction

disturbance separately from project mitigation planting.

 Provisions for temporary irrigation of vegetation for first two years of establishment.

 Provide a cost estimate to carry out the mitigation and required monitoring for five

years.

PERMIT: 14-124437-LO

AUTHORITY: Land Use Code 20.30P.140

REVIEWER: Reilly Pittman, Development Services Department

10. Hold Harmless Agreement

The applicant shall submit a hold harmless agreement in a form approved by the City

Attorney which releases the City from liability for any damage arising from the location

of improvements within a critical area buffer in accordance with LUC 20.30P.170. The

hold harmless agreement is required to be recorded with King County prior

infrastructure permit issuance.

PERMIT: 14-124437-LO

AUTHORITY: Land Use Code 20.30P.170

REVIEWER: Reilly Pittman, Development Services Department

C. PRIOR TO FINAL PLAT APPROVAL

1. Final Plat Document

The face of the final plat document must include a clear statement that the internal

road, sidewalk, pedestrian / bicycle connection, and all associated retaining walls,

drainage facilities, culverts or bridges, railings, and all related features are privately

owned and must be maintained by the homeowners at the homeowners’ expense,

including the connection to the existing end of 163rd Avenue SE within City right of

way.

The private road shall not be gated or obstructed and must remain open at all times

for emergency and public service vehicles. A note to this effect shall be placed on the

face of the final plat document.

The final plat document and plat map must show the access tracts and easements,

including the public pedestrian / bicycle easement connecting to the I-90 bike path.
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PERMIT: 14-124438-LL

AUTHORITY: Bellevue City Code 14.60.100, and 130

REVIEWER: Carl Wilson, Transportation Department

2. Transportation Infrastructure Improvements

All street frontage and infrastructure improvements shown in the final engineering

plans or required by city codes and standards must be either completed prior to

approval of the final plat or provided for with a financial assurance device. Completion

of the top lift of asphalt and all other transportation infrastructure items prior to

completion of the homes associated with the development is allowed. Improvements

must be approved by the Transportation Department inspector before they are

deemed complete.

Land Use Code Section 20.40.490 allows a developer to obtain final plat approval prior

to finishing improvements with provision of an acceptable financial assurance device

equivalent to 150% of the cost of unfinished infrastructure improvements. Provision

of such an assurance device requires completion of the improvements by the

developer within two years of final plat approval. Installation of improvements that

would negatively affect safety if left unfinished may not be delayed through use of a

financial assurance device. Partial reductions of the financial assurance device will not

be approved except in special circumstances, determined in advance, such as phased

projects. Financial assurance devices must be written on forms approved by the

Transportation Department and backed by a financial institution acceptable to the

Transportation Department.

Items to be completed or provided for by a financial assurance device prior to final plat

approval include at least the following:

 The new private road, including the sidewalk, turnaround, and connection to the

existing end of 163rd Avenue SE shall be constructed to meet appropriate design

standards.

 As feasible, driveway landings on sloping approaches are not to exceed a 10%

slope for a distance of 20 feet approaching the back edge of sidewalks. Driveway

grades must be designed to prevent vehicles from bottoming out due to abrupt

changes in grade.

 The cross slope of the street turnaround shall not exceed 8%.

 The sidewalk shall be ADA compliant.

 A public pedestrian / bicycle route shall be provided through the site providing

access to the I-90 bike trail.
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 A public pedestrian / bicycle route shall be installed through the site providing

access to the I-90 bike trail, consistent with details described above under

Transportation Infrastructure Improvements.

 The retaining walls, box culvert, railings, and related fixtures shall be completed

per approved building and engineering plans.

PERMIT: 14-124438-LL

AUTHORITY: Bellevue City Code 14.60.100, 110, 130, 150, 170, 181, 190, 210,

230, 240, 241; Transportation Department Design Manual

REVIEWER: Carl Wilson Transportation Department

3. Pavement Restoration

Near the development site 163rd Avenue SE is presently classified as a no-cut street.

Permission to cut the paved surface of a no-cut street can be granted by the City’s

right of way manager, if no feasible alternative exists. If the developer cannot avoid

cutting into the existing paved surface of 163rd Avenue SE, then the developer must

contact the right of way manager prior to final plat approval. The right of way manager

will determine whether grant approval for street cutting and will determine what

pavement restoration will be required.

PERMIT: 14-124438-LL

AUTHORITY: Bellevue City Code 14.60.250; Design Manual Design Standard

#23

REVIEWER: Tim Stever, Transportation Department

4. Survey Pipe Monuments

Permanent pipe monuments shall be set along the street centerline at all intersections,

curve tangent points, and cul-de-sac radius points. Said pipe monuments shall be a

Bertsen A130 Aluminum Standard Monument (30” long), or equivalent, together with

standard iron casting case and cover. These materials and specifications are shown

in City of Bellevue Standard Drawing DEV-12 (Cap Detail B). Locations of such

monuments must be shown on the final plat map.

PERMIT: 14-124438-LL

AUTHORITY: LUC 20.45A.030; RCW 58.17.240

REVIEWER: Carl Wilson, Transportation Department

5. Impervious Surface

The maximum impervious surface coverage for each lot is required to be shown on

the final plat. The impervious surface coverage based on the gross site area is also

required to be shown and must be less than 50 percent.

PERMIT: 14-124438-LL
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AUTHORITY: Land Use Code 20.45A.060

REVIEWER: Reilly Pittman, Development Services Department

6. Native Growth Protection Areas

Tracts C, F, and G are to be labeled as Native Growth Protection Area tracts on the

final plat. The following note is required to be placed on the final plat:

NATIVE GROWTH PROTECTION AREA (NGPA) TRACT

DEDICATION OF NATIVE GROWTH PROTECTION AREAS (NGPA)

ESTABLISHES, ON ALL PRESENT AND FUTURE OWNERS AND USERS OF THE

LAND, AN OBLIGATION TO LEAVE UNDISTURBED ALL TREES AND OTHER

VEGETATION WITHIN THE AREA, FOR THE PURPOSE OF PREVENTING HARM

TO, PROPERTY AND ENVIRONMENT, INCLUDING BUT NOT LIMITED TO

CONTROLLING SURFACE WATER RUNOFF AND EROSION, MAINTAINING

SLOPE STABILITY, BUFFERING AND PROTECTING PLANTS AND ANIMAL

HABITAT, EXCEPT, FOR THE REMOVAL, OF DISEASED OR DYING

VEGETATION WHICH PRESENTS A HAZARD OR IMPLEMENTATION OF AN

ENHANCEMENT PLAN REQUIRED OR APPROVED BY THE CITY. ANY WORK,

INCLUDING REMOVAL OF DEAD, DISEASED, OR DYING VEGETATION, IS

SUBJECT TO PERMIT REQUIREMENTS OF THE CITY OF BELLEVUE CODES.

THE OBLIGATION TO ENSURE THAT ALL TERMS OF THE NGPA ARE MET IS

THE RESPONSIBILITY OF THE OWNERS OF LOTS 1 THROUGH 17. THE CITY

OF BELLEVUE SHALL HAVE THE RIGHT, BUT NOT THE OBLIGATION, TO

ENFORCE THE REQUIREMENTS, TERMS, AND CONDITIONS OF THIS

RESTRICTION BY ANY, METHOD AVAILABLE UNDER LAW.

PERMIT: 14-124438-LL

AUTHORITY: Land Use Code 20.45A.060

REVIEWER: Reilly Pittman, Development Services Department
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