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

 

 

 

 OPTIONAL DETERMINATION OF NON-SIGNIFICANCE (DNS) NOTICE MATERIALS 

 

 
The attached materials are being sent to you pursuant to the requirements for the Optional DNS 

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

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

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

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

File No.  14-141838-LO and 14-141875-LS     
 
Project Name/Address: Kamoh Residence     
    
Planner:    Nick Whipple      
   
Phone Number:   425-452-4578      
 

Minimum Comment Period:  November 13, 2014     
 
Materials included in this Notice: 
 

 Blue Bulletin 

 Checklist 

 Vicinity Map 

���Plans 

���Other:  Wetland report, project narrative, stream study, critical 
area study, geotechnical report 

 
OTHERS TO RECEIVE THIS DOCUMENT:  

 State Department of Fish and Wildlife / Sterwart.Reinbold@dfw.gov; Christa.Heller@dfw.wa.gov;  
 State Department of Ecology, Shoreline Planner N.W. Region / Jobu461@ecy.wa.gov; sepaunit@ecy.wa.gov   
 Army Corps of Engineers Susan.M.Powell@nws02.usace.army.mil  
 Attorney General  ecyolyef@atg.wa.gov  

 Muckleshoot Indian Tribe Karen.Walter@muckleshoot.nsn.us; Fisheries.fileroom@muckleshoot.nsn.us  
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BACKGROUND INFORMATION 
 
Property Owner: 
 
Proponent: 
 
Contact Person: 
(If different from the owner.  All questions and correspondence will be directed to the individual listed.) 
 
 Address: 
 
 Phone: 
 
Proposal Title: 
 
Proposal Location: 
(Street address and nearest cross street or intersection) Provide a legal description if available. 
 
Please attach an 8 ½” x 11" vicinity map that accurately locates the proposal site. 
 
Give an accurate, brief description of the proposal’s scope and nature: 
 
1.   General description: 
 
2.   Acreage of site: 
 
3.   Number of dwelling units/buildings to be demolished: 
 
4.   Number of dwelling units/buildings to be constructed: 
 
5.   Square footage of buildings to be demolished: 
 
6.   Square footage of buildings to be constructed: 
 
7.   Quantity of earth movement (in cubic yards): 
 
8.   Proposed land use: 
 
9.   Design features, including building height, number of stories and proposed exterior materials: 
 
 
10. Other 
 
 
 

 
 
Estimated date of completion of the proposal or timing of phasing: 
 
 
 
 
Do you have any plans for future additions, expansion, or further activity related to or connected with this proposal?   If yes, 
explain. 
 
 

Amrik Kamoh

Amrik Kamoh

Carl Hadley, Cedarock Consultants

19609 244th Avenue NE
Woodinville, WA 98077
(425) 788-0961

Kamoh Residence Critical Areas Land Use Permit

439 West Lake Sammamish Parkway SE

362505-9169 (see Vicinity Map for legal description).

Construct single-family residence within a maximum 3,000 sq.ft. area on a 56,772 sq.ft.
lot. Site is >99% encumbered. Development will require a reasonable use exception.

1.30

0

1

N/A

Unknown at this time

<100

Single-family residential

Garage and multi-story house to be designed after land-use approval.

Maximum permanent disturbance less than 3,000 square feet. Maximum temporary disturbance less than
3,700 square feet.

Construction scheduled for spring-summer 2016. No phasing is required.

No.
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List any environmental information you know about that has been prepared, or will be prepared, directly related to this 
proposal. 

Do you know whether applications are pending for governmental approvals of other proposals directly affecting the 
property covered by your proposal?   If yes, explain.  List dates applied for and file numbers, if known. 

List any government approvals or permits that will be needed for your proposal, if known.   If permits have been applied 
for, list application date and file numbers, if known. 

Please provide one or more of the following exhibits, if applicable to your proposal. 
(Please check appropriate box(es) for exhibits submitted with your proposal): 

 

 
      Preliminary plat map 

 
      Plan of existing and proposed grading 
      Development plans 

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

 
      Site plan  

A.   ENVIRONMENTAL ELEMENTS 

     1.    Earth  

   

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

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

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

Critical Areas Report prepared by Cedarock Consultants, Inc. dated July 2007, with September 2014 update. Wetland
and Wildlife Report by Resource Analysis and Management dated October 2006, with September 2014 update.
Geotechnical Report by Associated Earth Sciences, Inc dated August 2006, with September 2014 update.

None known.

Critical Areas Land Use Permit (Reasonable Use)
Building Permit
Utility Connection Permits

✔

>40%

Alderwood gravelly sandy loam (AgC) per NRCS mapping.

None known (see AESI 2006).
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e.   Describe the purpose, type, and approximate quantities of any filling or grading proposed.  Indicate source       
      of fill. 

 
 
 
 
 

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

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

 
 
 

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

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

 
 
 
 
 

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

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

a. Surface 
 

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

 
 
 
 
 

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

 
 

Excavation of less than 100 cubic yards will be conducted to create buildable area on the slopes. No fill is
proposed.

Erosion is possible during construction due to exposed soils.

Impervious surface will not exceed that allowed under City codes (a maximum of 3,000 sq.ft. or 5.5% of site).

Clearing and Grading and Construction BMPs will be incorporated into the final project design. All areas of
temporary disturbance will be re-vegetated as will be identified in the site restoration plan. Permanent
disturbance will be limited to no greater than 3,000 sq.ft. Site inspection will be conducted by City clearing
and grading inspectors.

Construction dust will be controlled as part of construction BMPs. Emissions from autos and trucks are
regulated by state and federal agencies.

None known.

Construction dust will be controlled as part of construction BMPs. Emissions from autos and trucks are
regulated by state and federal agencies.

A Type N stream was identified crossing the property (Cedarock 2014, City of Bellevue Stream Typing
Inventory Reach No 90-22). The stream is a tributary to Lake Sammamish. Two category IV wetlands
are also found on the site (RAM 2014).

Yes, clearing, grading, and construction will occur within 200-feet of the stream and wetlands. No
direct disturbance is proposed.
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(3)  Estimate the amount of fill and dredge material that would be placed in or removed from surface          
      water or wetlands and indicate the area of the site that would be affected.  Indicate the source of          
      fill material. 

 
 
 
 
 
 
 

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

 
 
 
 
 

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

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

 
 
 
 
 

b.   Ground 
 
 

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

 
 
 
 
 

(2)   Describe waste material that will be discharged into the ground from septic tanks or other sources,     
        if any (for example: Domestic sewage; industrial, containing the following chemicals...;                        
        agricultural; etc.)  Describe the general size of the system, the number of such systems, the               
        number of houses to be served (if applicable), or the number of animals or humans the system(s)      
        are expected to serve. 

 
 
 
 
 

c.   Water  Runoff  (Including storm water) 
 
 

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

 
 
 
 
 

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

None.

No.

No. (reference: City of Bellevue GIS floodplain data).

No.

No.

None.

Stormwater from the site will minimized by maintainng approximately 94.5 percent of the lot as pervious
soil. Runoff from new impervious surface will be routed to the existing storm drain system along W. Lk.
Sammamish Parkway.

Yes. The steep site drains toward the Type N stream which is relatively close to the proposed
construction disturbance.
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d.   Proposed measures to reduce or control surface, ground, and runoff water impacts, if any: 

4.   Plants 

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

 

 

 

 

 

 

 

 eelgrass, milfoil, other 

 

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

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

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

5.   ANIMALS 

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

irds: hawk, heron, eagle, songbirds, other: 

 

 

crows, ravens, pigeons, doves, owls, woodpeckers.

chipmunks, squirrels, rabbits, raccoons, coyotes.

Construction is proposed for the summer dry season. Site disturbance will be minimized. Stormwater runoff will
be controlled with construction BMPs to be developed based on site-specific recommendations from the
geotechnical engineers and the City of Bellevue Clearing and Grading Department, and the Utilities Departments
upon development of the final site plan.

✔

✔

✔

✔

✔

Native and non-native shrubs and forbs will be cleared from less than 3,700 sq.ft. of the site. Tree clearing will
be minimized with an expected removal of only about 6 trees >6" DBH.

None known.

Native plants will be used to revegetate all areas of temporary disturbance including the riparian buffer adjacent
to the Type N stream. Landscaping will also consist of predominantly native vegetation.

✔

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

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

d.   Proposed measures to preserve or enhance wildlife, if any: 
 
 
6.   Energy and Natural Resources 
 

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

 
 

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

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

 
 
7.   Environmental Health 
 

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

 
 
 
 
 

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

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

None known.

None known.

94 percent of the site will be left untouched including the more heavily forested upper part.

Electricity and natural gas

No.

Standard UBC requirements.

None known.

None expected

Standard construction BMPs.
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b.   Noise 
 

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

 
 
  
 
 

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

 
 
 
 
 

(3)   Proposed measures to reduce or control noise impacts, if any: 
 
 
 
 
 
8.   Land and Shoreline Use 
 

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

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

c.   Describe any structures on the site. 
 
 
 
 
 

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

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

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

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

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

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

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

 

Traffic.

Standard traffic and construction noise associated with development of a single family home. No long
unusual term noises would be created.

Standard City of Bellevue noise regulations will be observed.

The site and all adjacent properties are either undeveloped or contain single-family residences.

No.

None.

No.

R.1.8

Single-Family Low

N/A

Yes. Type N stream, two Cat. IV wetlands, steep slopes.

One single family residence.

None.
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k.   Proposed measures to avoid or reduce displacement impacts, if any: 
 
 
 
 
 

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

 
 
 
 
 
 
 
 
 
 
9.   Housing 
 
 

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

 
 
 
 
 

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

 
 
 
 
 

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

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

 
 

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

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

N/A

Compliance with City of Bellevue codes.

1 moderate/high income residence

None.

None.

Building will not exceed allowable maximum building height. The house has not yet been designed.

None.

None.
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11.   Light and Glare 
 
 

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

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

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

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

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

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

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

 
 
 
 
13.   Historic and Cultural Preservation 
 

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

 
 

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

 
 

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

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

 
 

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

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

Standard porch, driveway, landscaping, and security lighting may be used as allowed by code.

No.

None known,

None.

Two city parks (Weowna and Lake Hills Community)

No.

None.

None known.

None known.

None.

West Lake Sammamish Parkway will be accessed with a driveway.

Public busses currently run along West Lake Sammamish Parkway with the nearest stop approximately 1/3 mile
away.

3-4 parking places will be provided. None will be eliminated.



 11 

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

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

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

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

 

15.   Public Services 

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

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

16.   Utilities 

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

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

Signature 

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

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

No.

No.

2 to 4.

None.

Increase as needed to provide service for one single-family residence.

None.

Electricity, refuse, telephone, sanitary sewer.

Electricity, refuse, telephone, sanitary sewer, and stormwater

09/23/2014



Proposed Kamoh Single Family Residence
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CRITICAL AREAS EXHIBIT 
KAMOH RESIDENCE 

439 West Lake Sammamish Parkway SE

CONCEPTUAL HOUSE LAYOUT 
FINAL HOUSE DESIGN WILL NOT EXCEED BOUNDS SHOWN HERE































CEDAROCK CONSULTANTS, INC. 
 

 
19609 244th AVENUE NE  �  WOODINVILLE, WA 98077  �  425/788-0961 

 
LAND USE PERMIT  

APPLICATION COVER LETTER AND VARIANCE REQUEST 
 
Date:   September 23, 2014 
 
Subject: Kamoh Single Family Residence 
  439 West Lake Sammamish Parkway SE 
  Land Use Application with SEPA and Variance 
   
 
Enclosed please find application for a Critical Areas Land Use Permit for a single-family 
residence on a property that is more than 99 percent encumbered by critical areas.  The 
application requests a variance under the reasonable use provisions of the City of Bellevue Land 
Use Code. 
 
A new owner of the above-referenced property is resubmitting a land use application that was 
previously approved by the City of Bellevue in 2007 (File Number 07-112007-LO; Heather 
Washburn proponent). 
 
The new application is virtually identical with respect to proposed land disturbance.  The 
location, size, and footprint of proposed temporary and permanent disturbances will be equal 
to or smaller than the previously approved submittal.  The proposed house design will change, 
but the footprint will be within the proposed footprint of the previous design.  The footprint 
will not exceed 3,000 square feet.  The house design process will proceed upon issuance of the 
new land use approval.  A final critical areas mitigation/enhancement plan equivalent to the 
previous submittal will be provided at that time as allowed under LUC 20.25H.220.A.  Certain 
submittal requirements cannot be met until the house is designed (e.g. Site Plan B, complete 
Statistical Information relevant to the house size and design,  
 
A Critical Areas Report, Stream Report, Wetland Report, and Preliminary Geotechnical Analysis 
of the site were completed for the previous application.  The original authors of these reports 
re-visited the site in September 2014 and verified all previously described conditions and 
recommendations contained within the earlier reports are still valid.  The only minor exception 
is a required change in the structural design guideline recommendations in the Geotech report 
due to adoption by the City of Bellevue of the 2012 IBC standards that replace the previously 
recommended 2003 standards.  The original reports and more recent updates are provided 
with this application. 
 
The applicant requests that the City of Bellevue reprocess and reissue the Residential Land Use 
Permit for the site.  There have been no changes to site conditions or to the relevant portions 
of the Land Use Code in the interim so we hope this process can be completed with minimal 
delay. 



Kamoh Land Use Application 
September 23, 2014 
 

Page 2 of 3 

 
Narrative Addressing Variance Criteria 

 
The subject lot is almost completely encumbered with a Type N stream, two category IV 
wetlands, steep slope hazards, and their buffers.  Variance from standard critical areas code 
and lot coverage requirements is needed under a reasonable use exception (LUC 20.25H.200).  
The following variances are requested: 
 

1. Minimum available development area:  The site contains approximately 216 sq.ft. of 
land not encumbered with critical areas.  The site is considered to have no reasonable 
use under the regulations if developable area is less than 3,000 sq.ft. (LUC 
20.25H.200.A.2.b.i ).   

2. Maximum Lot Coverage:  Lot coverage calculated after subtracting all critical areas and 
stream critical area buffers from total lot size exceeds the 35 percent allowed under LUC 
20.20.010.   

 
In both cases, the applicant requests development of a portion of the site to accommodate a 
maximum of 3,000 sq.ft. of permanent impact area.  Temporary and permanent impacts will 
affect only steep slopes and the riparian buffer.  No direct impacts to the wetlands, wetland 
buffers, or stream channel are proposed.  Performance standards required under LUC 
20.25H.205 will be met. 
 
LUC 20.30G.140.A and LUC 20.30G.140.B provide decision criteria that must be met before the 
Director may approve or approve with modifications an application for a variance from the 
provisions of the Land Use Code.  These criteria are discussed below: 
 
A.1.    The variance will not constitute a grant of special privilege inconsistent with the 
limitation upon uses of other properties in the vicinity and land use district of the subject 
property; and 
 
The applicant is requesting development of one relatively moderately-sized home that is 
entirely consistent with the home sizes and uses enjoyed on other lots in this neighborhood.   
 
A.2.    The variance is necessary because of special circumstances relating to the size, shape, 
topography, location or surroundings of the subject property to provide it with use rights and 
privileges permitted to other properties in the vicinity and in the land use district of the 
subject property; and 
 
The subject property contains only about 216 sq.ft. of land not encumbered with critical areas.  
These are special circumstances related to the site that would deny the owners the privilege of 
having a home consistent with how other lots in the neighborhood are used without obtaining 
a variance. 



Kamoh Land Use Application 
September 23, 2014 
 

Page 3 of 3 

 
A.3.    The granting of the variance will not be materially detrimental to property or 
improvements in the immediate vicinity of the subject property; and 
 
The site has been evaluated by biologists and geotechnical engineers.  Site-specific 
recommendations have been made for developing the site in order to avoid and minimize 
potential detrimental impacts to the natural and physical environment on and in the immediate 
vicinity of the site.  These recommendations are contained in individual reports, and 
summarized in a Critical Areas Report included with this application. 
 
A.4.    The variance is not inconsistent with the Comprehensive Plan; and 
 
The variances will allow development of a single-family residence on a lot zoned R-1.8.  This is 
consistent with the Comprehensive Plan recommendations for this area. 
 
B.1.    A variance to the requirements of Part 20.25H LUC may be granted only if the applicant 
demonstrates that a variance from other provisions of the LUC, where allowed under this 
part or Part 20.30H LUC, is not feasible. For purposes of this section, variances from the other 
provisions of the LUC shall be considered not feasible only when, considering the function to 
be served by the proposal, a variance to other provisions of the LUC, including non-critical 
area setbacks, will not realize the intended function of the proposal; and 
 
Because the site with the exception of 216 sq.ft. is entirely encumbered with critical areas that 
extend off-site in all directions, the variances requested here are necessary to allow the 
applicant to develop even the minimum size structure allowed under LUC 20.25H.  There is no 
piece of the property that would be suitable for development under any other variances other 
than those requested here.  The applicants have requested to develop the piece of property 
closest to West Lake Sammamish Parkway, and furthest from the steepest slopes wetlands, and 
intact wildlife habitat. 
 
B.2.    Where the variance involves disturbance of a critical area or critical area buffer, the 
variance includes a mitigation plan meeting the requirements of LUC 20.25H.210. 
 
Per LUC 20.25H.220.A, this application includes a conceptual critical area mitigation plan as part 
of the Critical Areas Report.  A final detailed critical areas mitigation/enhancement plan will be 
provided with the building plans to be submitted later. 
 



A PERMANENT AREA OF DISTURBANCE NOT TO EXCEED 3,000 SF
WILL BE LOCATED WITHIN THIS AREA. THE SOLID LINE SHOWS
THE ENVELOPE CONTAINING THE PREVIOUSLY APPROVED
RESIDENCE. THE DASHED LINE SHOWS THE APPROVED
TEMPORARY DISTURBANCE FOOTPRINT. NEITHER BOUNDARY
WILL BE EXCEEDED WITH THE NEW APPLICATION.



CEDAROCK CONSULTANTS, INC. 
Environmental Consulting 
 

 
19609 244th AVENUE NE  ⋅  WOODINVILLE, WA  98077  ⋅  425/788-0961 

 
 
 
September 22, 2014 
 
 
Mr. Amrik Kamoh 
9423 NE 130th Place NE 
Kirkland, Washington 98034 
 
Subject: Stream Report Update 
  Kamoh Residence 
  439 West Lake Sammamish Parkway SE, Bellevue, Washington 
 
Dear Mr. Kamoh: 
 
This letter serves to update the Stream Survey I completed at the subject property in May 2006.  
Per your request I revisited the site and walked the stream channel from West Lake 
Sammamish Parkway SE upstream for about 100-feet past the proposed development site. I 
found very few differences from the 2006 survey.  Most of the pin flags I had placed to demark 
the OHWM in 2006 were still present. 
 
The only change to my previous conclusions would be to upgrade the stream to a Type N 
classification following discussions with City of Bellevue staff. 
 
Please let me know if you have any questions. 
 
 
Sincerely, 
 
 
 
 
Carl G. Hadley 
Principal Biologist 
Cedarock Consultants, Inc. 
 
 
 
 



CEDAROCK CONSULTANTS, INC. 
Environmental Consulting 
 
 
 
 
May 25, 2006 
 
 
Heather Washburn 
240 West Lake Sammamish Parkway SE 
Issaquah, WA 98008 
 
Subject:  Water Typing Analysis 

439 West Lake Sammamish Parkway 
Parcel #3625059169 

 
Dear Ms. Washburn, 
 
This letter-report provides results of a water typing analysis I conducted on a small watercourse 
running across the property referenced above. The purpose of the survey was to evaluate 
potential fish use of the watercourse and assess water type under the new City of Bellevue 
Critical Areas Ordinance (20.25H.075). The survey was conducted on the morning of May 25, 
2006 by a professional fisheries biologist with over 17 years of experience in western 
Washington. Weather was cool and overcast. A substantial amount of rain had fallen over the 
previous 3 days and rainfall totals for the water year were 111 percent of normal. 
 
A stream channel runs from west to east across parts of the subject property. The channel was 
walked from West Lake Sammamish Parkway upstream (west) to the headwater springs just off-
site. The active channel (between left and right ordinary high water marks) ranges from 
approximately 6 to 24-inches wide with an average of about 10-inches. Average depth is about 
0.5-inches and maximum depth is about 2-inches. The average gradient across the site is 27 
percent. Substrate generally consists of a very thin to scattered layer of gravel over a sand base 
but becomes dirt, muck, and/or till near the headwaters. 
 
Instream flow at the eastern property boundary was approximately 10 gallons per minute (gpm) 
or 0.02 cubic feet per second (cfs) and dropped to much less than 1 gpm at the western boundary. 
A number of springs and side tributaries supplement flow as the channel crosses the property. 
Water temperature at 10:30am was 11.0 oC (52 oF). It is unknown whether or not the stream 
flows all year. 
 
The stream is collected in the City’s stormwater system near the eastern property boundary. It is 
unknown where the storm drain discharges but a cursory examination of the area on the opposite 
side of the Parkway indicates the stream does not daylight anywhere near the road. It appears 
that the pipe carries flow downslope to a discharge point at Lake Sammamish. Assuming a 
relatively direct path under the adjacent driveways, this is a distance of approximately 300 feet at 
a 15 percent grade. This would present an impassable barrier to fish migrating up from the lake. 
 

 
19609 244th AVENUE NE ⋅ WOODINVILLE, WA  98077  ⋅ P:425/788-0961 ⋅ F:425/788-5562 



Parcel #3625059169  Water Typing Analysis 
May 25, 2006 
 

 
 Page 2 of 2  

No fish were observed in the on-site stream. Given the small channel size, shallow depth, and 
lack of pools and overhead cover, it is likely that any fish would have been visible. The channel 
does not contain features normally considered fish habitat and does not contain all the features 
that would be necessary for salmonids to complete their full life history (spawning, incubation, 
and rearing). All of these types of habitat would be required to support an isolated population. 
The very high average gradient created stream velocities in excess of one foot per second. No 
pools or other resting/holding habitat were present. The high water velocity combined with the 
shallow depth produces conditions outside normal habitat suitability criteria for salmonids.  
 
It is doubtful any fish could access the property were suitable habitat available. The long steep 
culvert downstream of the site is probably not passable by fish. While this culvert is manmade, 
certain conditions can occur which allow some areas upstream of legal human-made barriers to 
be considered non-fish habitat. These conditions apply here: 

1. The human-made barrier is located beneath public infrastructure that is unlikely to be 
replaced due to the high cost and miniscule benefit. 

2. The human-made barrier is not identified for removal. 
 
In conclusion, it is my belief based on conditions observed that the channel on the subject 
property should reasonably be classified as a Type O Water under the new City of Bellevue 
CAO due to it’s non-fish-bearing status and lack of physical connection via above ground 
channel to downstream waters. Type O Waters on an undeveloped site require a 25-foot buffer. 
 
Please let me know if you have any questions. 
 
 
Sincerely, 
 
 
 
 
Carl G. Hadley 
Principal Biologist 
Cedarock Consultants, Inc. 
 
 
P.S. Orange pin flags were placed along the north side of the main stream channel and labeled S1 
to S39 (downstream to upstream). A channel width of 18-inches could be assumed for mapping. 
A small wet area/tributary to the north starting near Flag S16 was flagged at the centerline. The 
following widths could be assumed: S40 – 15’, S41 and S42 – 10’, S43 – 3’. This area should be 
examined by a wetlands specialist for possible detailed delineation. An old water supply dam 
was observed near S21. A major tributary to the south was observed near S26. A minor tributary 
to the south was observed near S34. Several springs were noted near S37. 
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This report and conceptual mitigation plan were prepared by Carl Hadley, a professional 
biologist with over 25 years of experience in western Washington. 
 
Cedarock Consultants, Inc. 2014.  Critical Areas Report for Kamoh Residence, 439 West Lake 

Sammamish Parkway, Bellevue, WA.  Consultant Report prepared for Mr. Amrik Kamoh.  
September 23, 2014. 
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1.0  PROPOSED PROJECT 

1.1  Project Description and Critical Area Overview 

Construction of a new house and driveway is proposed on a 1.30 acre undeveloped site more 
than 99 percent encumbered by critical areas including a type N stream, steep slopes, and two 
category IV wetlands.  No sensitive wildlife habitat was identified on the site. Variance from 
standard critical areas code and lot coverage requirements is needed under a reasonable use 
exception (LUC 20.25H.200) to allow development of a maximum 3,000 sq.ft. residence.  This 
report describes critical areas on the site, identifies proposed impacts, and describes 
conceptual mitigation being proposed to compensate for work in the critical areas. 
 
The house and driveway would be constructed within the standard 50-foot buffer of a 
watercourse considered to be a Type N Stream by City of Bellevue staff. Buffer reduction to a 
minimum of 0 feet for the house and 0 feet for the driveway is proposed as the only way to 
obtain reasonable use of the property. Mitigation for buffer reduction will consist of buffer 
expansion elsewhere on the property, buffer enhancement, large woody debris placement, and 
a five-year monitoring program. Impacts will be minimized by designing the house and 
driveway to allow preservation of all but between four to six existing large trees on the site.  
The existing stream buffer to be disturbed consists predominantly of shrubs.   Most of the 
mature trees on the site are located upslope and will be preserved. The proposed future 
condition is expected to be functionally equivalent to existing conditions and provide 
somewhat better riparian functions and values than if the site was developed under standard 
reasonable use exception rules. 
 
Most of the house will be placed on a slope greater than 40 percent. A detailed subsurface 
exploration, geologic hazard, and preliminary geotechnical engineering study was completed. 
Results showed stiff or dense soils, and absence of ground water.  These factors, combined with 
a lack of evidence of previous landslide activity on the site, indicate a relatively low risk of 
landsliding. With a number of site-specific design considerations provided by the geotechnical 
engineering consultants, the site is believed to be suitable for construction of the proposed 
house with generally acceptable risks. 
 
Two category IV wetlands were found on the site approximately 90 feet west of the proposed 
house location.  Both are hillslope wetlands created by seeps. One is approximately 400 square 
feet and the second is approximately 2,200 square feet.  Neither wetland would be affected by 
the house. 
 
The owner plans to use low impact development techniques throughout construction including 
siting and grading the house to minimize the number of trees that have to be cut as well as the 
amount of earth that has to be moved or removed. 
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1.2  Code Modifications 

The following identifies each regulation and standard of the code intended to be modified by 
this proposal, further defining the relevant code requirement and the specific modification 
request for each. The discussion outlines the request for relief from the reasonable use 
exception standards and the impacts to the critical areas of streams and geologic hazard areas.  

Streams  

• LUC 20.25H.075.C.1.a.i: This code section designates stream critical area buffers for 
open streams on an undeveloped site. 

o Required Critical Area Buffer: (Type N stream) 50-ft measured from top-of-bank 
o Requested Modification: Reduce the critical area buffer to a minimum of 0 feet 

for the house and driveway. Up to approximately 3,000 sq.ft. of stream critical 
area buffer will be permanently impacted.  

• LUC 20.25H.075.D.2.a.i: This code section designates the structure setbacks for open 
streams on an undeveloped site. 

o Required Structure Setback: (Type N stream) 15 feet measured from edge of 
critical area buffer. 

o Requested Modification: Reduce the stream structure setback to 0 feet.  

Geologic Hazard Areas 

• LUC 20.25H.120.A.2: This code section designates steep slopes as a critical area. 
o Requirement for Critical Area: Slopes of 40 percent or more that have a rise of at 

least 10 feet and exceed 1,000 square feet in area. 
o Requested Modification: Allow development within steep slope areas by 

utilizing performance standards sited in 20.25H.125 and site-specific 
recommendations in AESI 20141

• LUC 20.25H.120.B.1.b: This code section designates the steep slope critical area buffer. 
. 

o Required Critical Area Buffer: 50-ft from top-of-slope. 
o Requested Modification: Allow development on and immediately adjacent to 

steep slope areas by utilizing performance standards sited in 20.25H.125 and 
site-specific recommendations in AESI 2014. 

• LUC 20.25H.120.C.2.b: This code section designates the structure setbacks for steep 
slopes. 

o Required Structure Setback: 75-ft toe-of-slope setback 
o Requested Modification: Allow development within 75-feet of the toe of steep 

slope areas by utilizing performance standards sited in 20.25H.125 and site-
specific recommendations in AESI 2014. 

                                                      
1 Associated Earth Sciences, Inc.  2014.  Subsurface Exploration, Geologic Hazard, and Preliminary Geotechnical 

Engineering Report, Washburn Residence, Bellevue, Washington. Prepared August 1, 2006 and updated 
September 19, 2014 
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Variance Request 
• LUC 20.20.010. This code section describes maximum lot coverage. 

o Requirement: 35 percent land coverage by structures after subtracting all critical 
areas and stream critical area buffers. 

o Requested Modification:  Because less than 0.4 percent of the site (216 sq.ft.) is 
unencumbered, a variance is requested to allow development on the site to a 
maximum permanent disturbance of 3,000 sq.ft. (5.3 percent of site). 

• LUC 20.25H.200.A.2.b.i:  This code section described reasonable use guidelines for small 
lots. 

o Required Critical Area Buffer: Areas zoned R-1.8 require a reasonable use 
exception if developable area is less than 3,000 sq.ft. 

o Requested Modification:  A variance is requested to allow development on the 
site to a maximum permanent disturbance of 3,000 sq.ft. 

1.3  Decision Criteria 

This section summarizes how the proposed action is designed to meet decision criteria found in 
Sections 20.30P.140 and 20.25H of the Land Use Code.  
 
Under LUC 20.30P.140 (Decision criteria) the Director may approve or approve with 
modifications an application for a Critical Areas Land Use Permit if: 

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

 The applicant will work with the City of Bellevue to identify and obtain all required land use 
and building permits needed to build a single-family residential structure on this lot.. 

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

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

 As described further in Section 5.1 of this Critical Areas Report, impact avoidance was the 
primary concern when designing the proposed development footprint. Most of the critical 
areas including the most valuable wildlife habitat, the two wetlands, and the stream will be 
avoided.  It is not possible to develop a house on unencumbered land.  The house will be 
located within buffers and on a steep slope found by geotechnical engineers to be stable.  
Compensatory mitigation will be provided for unavoidable impacts. 

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

extent applicable; and 

 This has been done.  See discussion below. 
 
D. The proposal will be served by adequate public facilities including streets, fire protection, 

and utilities; and  
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 The proposed house will be located adjacent to West Lake Sammamish Parkway, a major 
city street served by all required public utilities and services. 

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

LUC 20.25H.210; and 

 A conceptual mitigation plan has been provided to restore and enhance all areas of the 
buffer that are currently degraded, or will suffer temporary disturbance during construction 
of the house.  The final mitigation plan will be provided with submittal of the building plans 
once the precise location of the house and driveway is known. 

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

We believe this is true. 
 

Under LUC 20.25H.255 (Decision Criteria – Proposals to Reduce Regulated Critical Area Buffer) 
the Director may approve, or approve with modifications, a proposal to reduce the regulated 
critical area buffer on a site 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;  

 A conceptual restoration plan designed to ultimately provide a net gain in buffer functions 
and overall habitat value is described in Section 5.4 of the CAR.  The net gain will come from 
enhancing areas currently degraded by infestations of invasive, non-native plants; the 
addition of woody debris to the stream and riparian buffer; and by replacing removed trees 
at a 3:1 ratio.   

 
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;  

 Steep slopes and stream buffers on the site that are currently degraded by dense 
infestations of invasive, non-native plants (e.g. English ivy and Himalayan blackberry) will be 
restored by removing the plants and installing native species designed specifically to 
enhance wildlife habitat value and slope protection (see Section 5.4 of the CAR). 

 
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;  

 Although stormwater quality coming from the site is not believe to be compromised, new 
vegetative plantings in degraded portions of the riparian buffer should provide increased 
beneficial nutrient and leaf litter inputs, and should reduce surface erosion from steep 
slopes where informal trail have left the surface unprotected. 
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4. Adequate resources to ensure completion of any required restoration, mitigation and 
monitoring efforts;  

 The applicant will post a bond for mitigation and monitoring if required by the City of 
Bellevue.  The bond amount will be determined one the final mitigation plan is prepared.  

 
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 

 All proposed development is located in an area which slopes toward the on-site stream so 
drainage issues are not expected to be a problem.  Development will eliminate only about 
five percent of the large trees on the site so a relatively intact canopy will remain.  This is 
important in protecting forested off-site areas from increased damage due to blow down.  
Steep slopes, including those that extend off-site, will be protected using site-specific design 
guidelines and monitoring by professional geotechnical engineers.  Development of a single 
small foot-print house in the proposed location near the road is reasonably not expected to 
have any off-site impacts to critical areas and critical area buffers. 

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

use district. 

 The applicant is requesting development of one relatively moderately-sized home that is 
entirely consistent with the home sizes and uses enjoyed on other lots in this neighborhood.   

2.0  PROJECT LOCATION 

The proposed action is located at 439 West Lake Sammamish Parkway in the City of Bellevue 
(Figure 1). A watercourse meanders on and off the property along the southern boundary. 
 

 
Figure 1. Vicinity Map 

SITE 
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3.0  EXISTING CONDITIONS 

Critical areas include a Type N stream channel, a riparian buffer, two Category IV wetlands, 
wetland buffers, and slopes in excess of 40 percent exist on the subject property. Adjoining 
properties also include critical areas including the stream and buffer, possible additional 
wetlands, and continuation of the steep slopes.   
 
This section provides a description of critical areas and proposed disturbances.  Environmental 
effects are described in Section 4.0.  

3.1  Stream  

The stream survey was conducted on May 25, 2006, and updated on September 4, 20142

 

 by 
Carl Hadley, a professional fisheries biologist. A stream with an average depth of 0.5-inch, a 
maximum depth of about 2-inches, an average width of 10 inches, and an average gradient of 
27 percent runs from west to east across parts of the subject property and the property to the 
south.  The stream is collected in the City’s stormwater system along West Lake Sammamish 
Parkway near the eastern property boundary.  It then travels at least 300 feet downslope at a 
15 percent grade to Lake Sammamish. 

Given the small channel size, steep gradient, shallow depth, and lack of habitat, the stream was 
classified as a Type N waterbody.   Type N waters have a 50-foot riparian buffer and a 15-foot 
building setback under LUC 20.25H.035. 

3.2  Wetlands 

A critical areas evaluation was conducted by Dr. Kenneth E. Neiman, Ph.D., Certified Senior 
Ecologist, to identify and evaluate any wetlands on the site (Resource Analysis and 
Management 20143

 

). Wetland investigations were conducted using methods outlined in 
Washington State Wetland Identification and Delineation Manual (Ecology #96-94).  

The site was visited on October 18, 2006 and again on September 12, 2014 to perform a 
wetland determination and search for regulated wildlife habitat for areas that are on or 
contiguous with the proposed activities.  Two Category IV wetlands were observed and flagged.  
A wildlife survey for sensitive species and their habitat was also completed (See Section 3.4). 

3.3  Steep Slopes 

Most of the site (approximately 80 percent) consists of slopes in excess of 40 percent, including 
most of the proposed building footprint (Design Sheet 2). A subsurface exploration, geologic 

                                                      
2 Cedarock Consultants, Inc. 2014. Water Typing Analysis, 439 West Lake Sammamish Parkway. Consultant report 

prepared for Heather Washburn. May 25, 2006 and updated on September 22, 2014. 
3 Resource Analysis and Management. 2014. Critical Areas Evaluation - Tax Parcel #3625059169, City of Bellevue. 

Consultant report prepared for Heather Washburn. October 23, 2006 updated on September 14, 2014.  
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hazard, and preliminary geotechnical engineering report was prepared to provide information 
to be utilized in the preliminary design and construction of the residence (Associated Earth 
Sciences, Inc. [AESI] 2014). The study included a review of City codes, available geologic 
literature, drilling three exploration borings, and performing geologic studies to assess the type, 
thickness, distribution, and physical properties of the subsurface sediments and ground water 
conditions.  Geotechnical engineering studies were also conducted to determine allowable 
foundation soil bearing pressures, suitable types of foundations, lateral earth pressures, shoring 
design, and recommendations for site preparation, drainage considerations, and erosion 
control.  
 
The field study included drilling three exploration borings to gain information about the site. All 
exploration borings encountered medium stiff silt, interpreted as weathered transitional beds.  
The depths of the weathered transitional beds ranged from 12 to 15 feet.  One boring 
encountered a hard, clayey silt interpreted as unweathered transitional beds at approximately 
12 feet below the existing ground surface elevation.  The transitional beds generally consist of a 
silt, clayey silt, and/or silty clay deposited in lowland or proglacial lakes. Transitional bed 
deposits typically possess high-strength and low-compressibility attributes, which are favorable 
for support of foundations, floor slabs, and paving with proper preparation.  These sediments 
extended beyond the maximum depths explored of approximately 30 feet below the existing 
surface elevation at one boring and extended to a depth of approximately 16 feet at a second 
boring. Dense to very dense sand with gravel interpreted as Olympia beds were encountered 
below the colluvium at approximately 16 feet below the existing ground surface elevation at 
the second boring.  Olympia beds generally consisted of dense to very dense sand and gravel. 
Olympia beds typically possess high-strength and low-compressibility attributes, which are 
favorable for support of foundations, floor slabs, and paving with proper preparation.  These 
sediments extended beyond the maximum depths explored of approximately 20 feet below the 
existing surface elevation at the second exploration boring. 
 
Ground water seepage was not encountered in any of the exploration borings.   
 
The project site was characterized by a sloped topography, stiff or dense soils, and absence of 
ground water, and therefore was interpreted by AESI (2006) as a low landslide hazard risk.  
These factors, combined with no evidence of previous landslide activity on the site, present a 
relatively low risk of landsliding.  The majority of the lower, east side of the site and upper, west 
side contain steep slopes, defined by the City of Bellevue as slopes of 40 percent or steeper.   

3.4  Wildlife Habitat 

The wildlife habitat review consisted of a site-specific survey (Resource Analysis and 
Management 2014) and consultation with the Washington Department of Fish and Wildlife 
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(2014)4

4.0  EFFECTS ON CRITICAL AREAS 

. The Kamoh site is surrounded by land developed mostly as high-density single-unit 
residential housing.  Although suitable wildlife habitat for terrestrial and avian species is found 
on this and adjacent property, it provides no corridor to or from adjacent tracts of much larger 
(greater than 250 acres) habitats.  Species that may be expected to be found intermittently on 
this site are: deer, bear, coyote, mountain beavers, eastern grey squirrels, other assorted 
rodent species, raptors, woodpeckers, and song birds.  There are several large conifer trees 
suitable for red-tailed hawk or owl nesting within the steep slope portion of the property, but 
no nesting activity by these species is occurring nor is known to have occurred in the recent 
past.  Large trees in the area undoubtedly provide short-term perching sites for bald eagles, but 
none of these are known to be critical nesting or roosting habitat sites (WDFW 2014). Pileated 
woodpecker foraging activity was observed on scattered dead tree trunks, but there are no 
suitable sites for pileated woodpecker nesting in the area.  No other species listed by the U.S. 
Fish and Wildlife Service, Washington Department of Fish and Wildlife, King County, or City of 
Bellevue as threatened, endangered, sensitive or candidate are expected to utilize habitats 
found on this property. WDFW has classified much of the undeveloped hillside in the area that 
includes the Kamoh property as Urban Natural Open Space (UNOS). UNOS is listed as a priority 
habitat but no specific management guidelines are recommended. There are no priority species 
uses listed for this habitat unit in general or on the Kamoh property in specific (WDFW 2014). 

Critical areas on the site, critical area buffers, and proposed modifications to the buffers are 
quantified in Table 1. Effects of proposed development (including requested variances) on the 
functions and values of the critical areas and general mitigation measures are described below. 
A conceptual mitigation plan is provided in Section 5.0. 

4.1  Streams 

Non fish-bearing stream channels and their riparian buffers are important to the contribution of 
clean, cool, and productive flows to fish habitat downstream as well as providing wildlife 
habitat. Primary ecological functions provided by Type N stream channels and their buffers are 
described below along with a description of existing conditions for each function and an 
evaluation of the impact created by the project. Riparian functions and values are based on 
WDFW guidelines5

 
. 

 

                                                      
4 Washington Department of Fish and Wildlife. 2014. Priority habitat and species map for T25R05E, Section 36. 

September 22, 2014. 
5 Knutson, K. L. and V. L. Naef.  1997.   Management recommendations for Washington’s priority habitats: 

riparian.  Washington Department of Fish and Wildlife, Olympia, WA.  181p. 
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Table 1.  Critical Area Impacts 
(Maximum impacts based on conceptual design) 

 
 
Type of Impact 

Disturbance Area (sq.ft.) 
Temporary Permanent 

Steep Slope 1,349 1,198 
Steep Slope Buffer 0 0 
Active Stream Channel (a) 0 0 
Stream Channel (b) 1,201 250 
Stream Buffer 3,430 3,000 
Wetland 0 0 
Wetland Buffer 0 0 
Total (c) 3,634 3,000 
(a) The portion of channel below ordinary high water where instream flow commonly occurs (RCW 77.55.011[11]). 
(b) Below top of bank per City of Bellevue Land Use Code. 
(c) Totals include areas where buffers overlap. 

4.1.1  Water Quality 

Vegetation adjacent to streams can improve water quality by filtering pollutants, removing 
nutrients, and preventing sediment introduction. The water quality function of the existing on-
site buffer is generally fair to good. While not dense due to the naturally shady character of the 
site, existing vegetation is for the most part native and well established. The thick, relatively 
undisturbed forest duff layer absorbs most rainfall so very little surface flow naturally occurs on 
the site.  
 
The proposed action includes both temporary and permanent development within the stream 
buffer. Areas of temporary disturbance will be restored and replanted. Rain falling on these 
areas will continue to infiltrate and discharge to the stream channel. Drainage from new 
impervious surfaces including the house and driveway will be collected and routed downslope 
to the storm drain along West Lake Sammamish Parkway. No impervious surface will discharge 
to the buffer for treatment. Therefore, the water quality function of the remaining buffer will 
not change. Water discharged to the storm drain is piped directly to Lake Washington. 
 
Under standard reasonable use exception rules a wider buffer would remain adjacent to the 
creek. As for the proposed action, neither case would result in water discharging from 
developed areas to the buffer. So no difference in water quality function would result with 
development under the proposed alternative. 

4.1.2  Water Quantity 

Natural vegetation and undisturbed soils moderate the rate at which rainfall is released to 
streams.  As vegetation is removed, and soils compacted or paved, runoff from the area 
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typically increases resulting in physical channel changes and possible impacts to fish and 
macroinvertebrate habitat. 
 
Stream flows in the onsite creek are controlled primarily by upslope groundwater contributions.  
No springs or tributaries feeding the creek will be impacted by the proposed action.  While an 
increase in impervious surface is proposed, stormwater from the new paved surfaces will be 
collected and delivered to the stormwater system adjacent to West Lake Sammamish Parkway. 
The stormwater system downstream of the site is tightlined downslope to Lake Sammamish so 
no effect on channel morphology is possible. The action under both standard proposed 
reasonable use exception rules is not expected to have any adverse effect on instream flow 
rates or volumes. 

4.1.3  Food 

Type N streams are very important to stream productivity being the primary source of leaf litter 
and insects delivered to fish habitat downstream. Overhanging vegetation contributes leaves, 
vegetative litter, and small woody debris directly to the channel. This material forms the source 
of food for aquatic invertebrates, which are in turn eaten by fish. Terrestrial insects, another 
food source, also utilize riparian vegetation as habitat. The majority of material comes from 
directly over the stream. Function diminishes rapidly after about 25 feet from channels edge 
though some benefit is still realized up to about 50 feet away. 
 
Because of the relatively mature forest class, and the relatively incised character of the channel, 
overhanging vegetation consists of small shrubs and forbs immediately adjacent to the channel, 
and the tree canopy layer 50 to 100 feet above the channel. No permanent disturbance of the 
stream bank within 9 feet of the flowing channel will occur so existing functions of the small 
shrub/forb layer will continue unchanged.  A maximum of six large trees within 50 feet of the 
channel will be removed. All six of the trees contribute organic material to the channel.  
 
The homeowners have located the house and driveway away from the highest density of large 
trees which is located further upslope.  In addition, a buffer enhancement plan includes 
additional planting adjacent to the creek in the area to be exposed to increased lighting due to 
new canopy openings. Expanded buffers and permanent protection of plantings on the upper 
slope beyond the house will insure this densely vegetated area will continue to contribute 
material to the creek. 
 
The loss of vegetative material from four to six removed trees is expected to be fully mitigated 
over time by the additional streamside plantings. In the short term, the additional LWD to be 
added by the applicant will help capture and hold small organic material, thus immediately 
improving aquatic macroinvertebrate habitat. No adverse change in food supply is expected 
and the proposed action will result in similar effects to standard reasonable use exception 
rules.  
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4.1.4  Microclimate 

Riparian vegetation protects streams from climate changes caused by widespread development 
away from the stream, including soil and air temperature, humidity, and wind. There is no 
direct link between microclimate and the condition of salmonid habitat, however, it has been 
suggested that microclimate needs protection to maintain desirable assemblages of plants and 
animal species, including insects, beneficial to fish.  
 
The removal of the four to six mature trees from within 50 feet of the creek will expose the 
channel to additional air movement and solar radiation. Preservation of additional large trees 
that normally might have been removed to develop this lot will help preserve the microclimate 
of the site. With the additional plantings proposed adjacent to the stream, the permanent 
protection of the upper forested slope, and the small footprint of the overall project, it is not 
expected any significant affect on microclimate will occur. 
 
Under standard reasonable use exception rules additional large trees could be removed. Thus, 
the proposed action is expected to provide a small improvement over conditions that would 
occur under standard rules. 

4.1.5  Temperature & Shade 

All flow from the site drains to a storm drain system that flows a minimum of 300 feet 
underground before discharging to Lake Sammamish.  Neither the proposed action or an action 
under standard reasonable use exception rules would be expected to have an adverse effect on 
water temperature in Lake Sammamish for three reasons: 

1. All trees to be removed are located north of the stream channel thus contribute 
minimal shade to the stream, 

2. The stream contains little flow during the summer. Thus, the net effect of the stream 
on water temperature in the 283,860 acre-ft Lake Sammamish would be insignificant, 

3. While water temperature in the creek is not expected to be affected by removal of the 
trees or changes in microclimate, any slight change would be overwhelmed by the 
effects of travel through the buried culvert after flow leaves the site. The temperature 
of the buried culvert would be maintained at ground temperature year-round so the 
small amount of flow passing over the pipe would rapidly chill back to this temperature. 

4.1.6  Human Access Control 

One function of buffers in populated areas can be reducing the direct encroachment of humans 
on the watercourse. Buffers generally function most effectively when the adjacent land use 
consists of low intensity development. Because the proposed action and one developed under 
standard reasonable use exception rules consists of low density housing, and the lot is not 
generally accessible to other neighbors, the proposed action will have little effect on access 
control. 
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4.1.7  Woody Debris 

Large and small woody debris consists of downed tree stems and branches and is a functionally 
important structural component of stream channels in the Pacific Northwest. In non-fish-
bearing stream channels such as near the project site, woody material acts as a surface for 
biological activity which contributes to the productivity of a stream system. In a mature 
coniferous forest, the majority (70 to 90 percent) of wood in a stream comes from within 50 
feet of the stream.  
 
The existing channel contains a moderate quantity of instream wood. Numerous large trees on 
the property offers good future opportunity for recruitment of relatively high value coniferous 
debris and stems. All of the large trees proposed for removal might potentially have 
contributed woody debris to the channel under existing and future conditions. However, the 
trees are on the north side of the channel and prevailing strong winds usually come from the 
south. Therefore, the majority of their material shed by these trees might normally be expected 
to fall away from the channel. 
 
As partial mitigation for removal of each large tree, the applicant will contribute and place 
three pieces of large woody debris (LWD) into the active channel. The logs/branches will be 
culled from trees being removed from the site and will meet specifications in the mitigation 
plan.  New trees will be planted in the riparian buffer at a 3:1 ratio with removed trees to 
provide long term replacement of the woody debris function. 
 
With the active placement of LWD, removal of only four to six trees, and preservation of all 
trees on the south side of the stream, the proposed action will have an insignificant adverse 
effect of woody debris recruitment to the channel. 

4.1.8  Bank Stability 

Roots from vegetation growing along the streambank help stabilize soils and reduce erosion. 
Root strength benefits are normally low beyond 40 feet from the channel. Due to the small size 
and generally low energy of the channel, virtually all root strength on this site comes from 
within 5 to 10 feet of the channel.  
 
Under the proposed action, the applicant will stay at least 9 feet from the active channel. Some 
bank reinforcement will be completed as required in this area to maintain slope stability. 
Additional mitigation plantings will be provided to the remaining buffer wherever disturbance 
occurs.  

4.2  Wetlands 

All proposed construction is approximately 90 feet downslope of the wetlands and will have no 
effect on the two wetlands, their buffers, or hydrology. 
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4.3  Steep Slopes 

Development of the site will require driveway access and building construction in steep slope 
areas.  AESI (2006) provided a number of site-specific mitigation measures based on their site 
review under which construction of the residence and associated driveway and utilities could 
occur on the mid to lower (east) portion of the site with a relatively low risk of slope failure. 
These measures included routing stormwater away from steep slopes, maintaining as much 
existing vegetation as possible, minimizing fill, and utilizing appropriate structural footings.  
Additional measures were suggested to prevent soil erosion during and after construction. 
Preliminary site design recommendations were provided by AESI with a recommendation that 
additional geotechnical consultation be completed as the project design develops into the final 
product.  With recommended mitigation measures, the site is believed to be suitable for 
construction of the proposed house within generally acceptable risks. 

4.4  Wildlife Habitat 

The large trees and dense patches of vegetation provide good urban wildlife habitat.  Trees 
near the creek provide perching and nesting habitat for native and neo-tropical migrant birds. 
Woodpeckers, and possibly pileated woodpeckers may utilize some of the larger trees on the 
site.  No other species of local importance (20.25H.150(A)) are known to, or likely to occur on or 
in the immediate vicinity of the site (WDFW 2014). 
 
While the proposed development will eliminate several trees on the site and will bring 
additional human disturbance, permanent protection of the most valuable portion away from 
West Lake Sammamish Parkway will be preserved. Increased planting of native species adjacent 
to the creek will enhance wildlife habitat by providing both refuge habitat and a source of 
increased prey and vegetative material (for example fruit on huckleberry and currant).  
 
With proposed mitigation, the overall effect on wildlife habitat of the proposed action is small. 
There is no critical wildlife habitat on the site (Resource Analysis and Management 2014, 
WDFW 2014). 

4.5  Effects Summary 

With the mitigation package consisting of avoidance of most large trees, enhanced planting 
near the stream, and placement of LWD, habitat value for most riparian functions under the 
proposed development action is expected to be relatively indistinguishable from existing 
conditions. Given that the entire watercourse downstream to Lake Sammamish is non-fish-
bearing and in a culvert, the effect of the proposed action on fish, wildlife, and natural habitat 
will be negligible. No net loss of critical area function is expected as a result of the 
development. 
 
While most of the building site consists of steep slopes, soils at depth are solid and there is no 
indication of past landsliding on the site. With site-specific design and construction measures 
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provided by the geotechnical engineer, the site is believed to be suitable for construction of the 
proposed house within generally acceptable risks. 
     
The two on-site wetlands will not be affected by the proposed action.  
 
There is no critical wildlife habitat on the site and proposed conservation measures will protect 
almost all large trees during development. With proposed stream and riparian buffer 
enhancements, the final site condition will maintain the mature canopy over 95 percent of the 
lot and create a younger age category of habitat near the eastern boundary. Despite permanent 
impacts to approximately 3,000 square feet of the lot, overall habitat quality is expected to be 
preserved. 
 
Avoidance of steep slopes would require the entire project be constructed along the extreme 
eastern edge of the property where additional stream buffer and mature trees would be 
impacted. Because the proposed building site is stable, and allows construction further from 
the channel, this alternative is preferable as a way to protect sensitive areas. 

4.6  Cumulative Effects 

While some portion of the instream flow may come from the plateau upslope, the majority of 
flow in the on-site channel appears to originate from groundwater springs in the upper portion 
of the property to the south. And as described previously, upon leaving the site, all flow enters 
the city storm drain system where it is carried to Lake Sammamish. Thus, the above ground 
portion of the creek only exists on the subject and neighboring properties. Because the channel 
on the neighboring property is located on the steepest portion of the site (slopes much greater 
than 40 percent), any development would most likely occur well away from the channel to the 
east; thus no cumulative effects from future development near the channel are expected. 
 
The proposed building is located downslope of the wetlands and will not affect them in any 
way. No critical wildlife habitat is present on the site. So no cumulative effects to wetlands or 
critical wildlife habitat is possible. The project has been designed with site-specific measures to 
protect slope stability. Any future projects in the vicinity would require the same analysis and 
mitigation actions. Thus, no cumulative effects are expected from the proposal to build on 
steep slopes. 

5.0  MITIGATION PLAN 

The goal of the Conceptual Mitigation Plan is to avoid, and then where necessary, to 
compensate for impacts to stream buffers, wetlands, steep slopes, and wildlife habitat created 
by development of the proposed action. Potential impacts to fish, wildlife, wetlands, and steep 
slopes, along with conceptual mitigation measures were described in Section 4.  
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5.1  Mitigation Process and Philosophy 

Impact avoidance was the primary concern when designing the proposed development 
footprint. The two wetlands and the active stream channel (below ordinary high water) are 
completely avoided. But, because of the narrow lot and preponderance of steep slopes, 
impacts to the stream buffers could not be avoided altogether. So an effort was made to 
identify the least potential harm to the environment. When geotechnical engineers found a 
stable area for development near the east side of the property, the next concern was 
minimizing impacts to the stream buffer and particularly mature trees. While brush and young 
trees can be replaced, the site has an unusually large component of mature trees which the 
landowner wanted to preserve wherever possible.  

5.2  Impact Avoidance 

• No disturbance to the two wetlands and their buffers is proposed. 
• No disturbance to the Type N stream channel below ordinary high water is proposed. 

5.3  Impact Minimization 

• The home was designed to be as close to the West Lake Sammamish roadway as 
possible; 

• to be as far from the stream as possible;  
• to be within the stable area identified by the geotechnical engineer;  
• to avoid the large contiguous forested area on the upper slope; and  
• to avoid as many of the large trees as possible on the lower slope.  
• Permanent disturbance to the landscape will not exceed 3,000 square feet. 

5.4  Impact Compensation 

As quantified in Table 1, not all impacts could be avoided. While the active portion of the 
stream channel (below ordinary high water) could be avoided altogether, the regulated portion 
between ordinary high water and top of bank will be impacted. In keeping with the design 
philosophy of remaining as far from the stream as possible, the design maintains the structure 
well outside any potential for flow (the structure is a minimum of five feet above ordinary high 
water). 
 
Compensation for impacts described in Section 4 is described in the following sections. 
Compensation takes two forms: repairing temporary disturbances to the riparian buffer (e.g. 
replanting) and compensating for enduring impacts to the buffer by providing permanent 
protection of substitute buffer area, and keeping stormwater away from steep slopes. 

5.4.1  Stream Mitigation 

Functions and values of the on-site sensitive areas are described above in Section 4.0. Stream- 
related functions and values, and project impacts to these functions and values are described in 



Kamoh Residence  
Bellevue, Washington   Critical Areas Report 
 

 
September 23, 2014 CEDAROCK CONSULTANTS, INC. 
Kamoh/CAR 092314.doc Page 16 

Section 4.1.  The conceptual mitigation design is described below.  Final details to include a site-
specific planting plan will be submitted with the final building plans. 
  
Compensation: 

1. Non-native plants will be removed from the riparian buffer.  All non-native, noxious, and 
invasive plants as described by the Washington State Noxious Weed Control Board 
(http://www.nwcb.wa.gov) will be hand-removed from within 50-feet of the developed 
footprint of the project before new planting begins. The plants and roots will be dug up 
and removed from the site to prevent accidental spreading of cuttings or seeds. No 
herbicides will be allowed.  

2. The riparian plant community within 50-feet of the developed footprint of the project 
will be enhanced, including all areas of temporary disturbance.  A final buffer 
restoration plan will be prepared after the total extent of disturbance can be quantified. 
All non-developed areas on the Kamoh property within 50-feet of the final project 
footprint will be enhanced with native species plantings. This will include all areas within 
the riparian buffer where disturbance took place (and where no permanent 
development occurs) and other nearby areas that might benefit from additional 
planting. Existing native shrubs and trees will be counted in this area and additional 
plantings added to meet plant density requirements. Species shall be selected to 
enhance riparian function and value including bank stability, shading, nutrient 
contribution and wildlife habitat.  

 
The following three categories of plants will be counted within the buffer and enough 
additional plants added to achieve the final density as shown in Table 2. 

 
Table 2.  Planting Schedule 

 
Species 1 Size Final Buffer Density 2 Final Count 
Trees (conifer) Minimum 

4 ft to 6 ft 
height 

0.01 tree / sq.ft. Minimum 12 
trees (3:1 
ratio) 

Larger shrubs (e.g. willow, red-
osier dogwood, salmonberry, 
elderberry, hazelnut, Nootka 
rose, vine maple, etc.) 

2 gallon 0.05 plants / sq.ft. To be 
determined 2 

Smaller shrubs (sword fern, 
sallal, snowberry, Oregon grape, 
etc.) 

1 gallon 0.05 plants / sq.ft. To be 
determined 

1 Prior to planting, the site shall be surveyed and species selected to meet specific site growing 
conditions. A minimum of three tree, five larger shrub, and five smaller shrub species will be selected 
for diversity. 

2 Final number of new plants to be added will be based on final design.  Additional plants will be added if 
actual disturbance exceeds expectations during construction. 
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Planting will occur during the appropriate season within twelve months after all work in 
the buffer is complete. A final buffer restoration plan will be prepared and submitted for 
review to the City after the total area of disturbance can be quantified. 

 
3. The applicant will contribute and place large woody debris (LWD) into the active channel 

within the area where the large trees will be removed at a 3:1 ratio with the number of 
trees removed. Logs and rootwads used for enhancement purposes shall consist of parts 
of the trees actually removed from the property (big leaf maple and western red cedar). 
Specifications for the LWD are described in Table 3. 

 
Table 3.  Large Woody Debris Specifications 

  
Log Specifications 4-8" DBH 

>6 feet length 
w/o rootball   

8"-12" DBH 
10-15 feet length 
w/o rootball 

>12" DBH 
10-15 feet length 
w/ rootball 

# Logs   33% 33% 34% 
 

Root wads shall have a relatively even spread of roots with a minimum rootball 
diameter of four feet.  Limbs shall be maintained on the stems to the greatest extent 
practical. Excess dirt shall be shaken off root wads prior to placement in the channel. All 
logs shall be placed by equipment operating outside of the ordinary high water. Logs 
shall be placed along waters edge at and below the ordinary high water mark. Exact log 
placement and grouping size shall be field adjusted by a biologist representing WDFW or 
the applicant during placement. 
 
Due to the low energy of the subject stream, logs shall not be anchored. Instead, they 
shall be placed such as to provide natural resistance to movement. This can be 
accomplished by wedging longer logs into the banks and using small jams and root wads 
to create stability. 

 
4. Monitoring will be conducted for five years with the purpose of ensuring the new plant 

community thrives and invasive species are discouraged (see Section 6 for details). 
Performance standards are described in Section 6.2.  

5.4.2  Wetlands 

Wetland mitigation consists of complete avoidance of all on-site wetlands and their buffers. 

5.4.3  Steep Slopes 

Development will occur on steep slopes. To mitigate potential damage, geotechnical engineers 
designed a number of site-specific measures necessary to protect slopes from failing and/or 
eroding.  These measures are described in detail by AESI (2006 and 2014) and are summarized 
below. The report includes erosion and sediment control (ESC), and slope drainage measures 
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specific to the site.  A final ESC and drainage plan taking these measures into consideration will 
be submitted to the City as part of the engineering design package to be provided later as part 
of the building plan. 

Landslide Hazard Mitigation Measures 

From AESI (2006) Section 6.0. 

1. All surface and roof water is properly tightlined to an approved discharge location and is 
not allowed to flow over the slope face or near the slope crest. 

2. The existing drain lines originating from outside of the site property should be rerouted 
in a way as not to direct any runoff onto the slope areas on the property. 

3. Yard (lawn) areas should be graded such that irrigation water will flow away from the 
slope crest and into the site storm system. 

4. As much of the existing vegetation should be retained as possible. 

5. Areas where vegetation is removed should be replanted with deep-rooted, low-
maintenance ground cover. 

6. Excavations for structures should be sloped and/or shored, as recommended in this 
report. 

7. Driveway grading should follow existing topography as much as possible to minimize 
grade separation walls. 

8. Permanent landscape fills (non-structural) should be kept to a minimum and graded no 
steeper than 3H:1V (Horizontal:Vertical).  Steeper, structural fills may be suitable with 
specific review and approval by AESI. 

9. The structure footings should be placed on medium stiff to hard natural sediments or 
pile-supported where bearing soils are too deep for conventional footings.  Footing and 
pile design should follow the recommendations in this report. 

Erosion Hazards and Mitigation 

From AESI (2006) Section 7.0. 

1. Surface water should not be allowed to flow across the site over unprotected surfaces, 
nor should surface water be allowed to flow onto or over steep slopes.   

2. All storm water from impermeable surfaces, including driveways and roofs and 
landscape areas, should be tightlined into approved facilities and not be directed onto 
or above cut or sloped areas. 

3. Clearing beyond the areas to be developed should be avoided.  Disturbed areas should 
be revegetated as soon as possible. 

4. If possible, construction should proceed during the drier periods of the year. 
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5. A rocked construction entrance should be constructed to prevent tracking of soil onto 
adjacent right-of-ways. 

6. Silt fences should be placed and maintained around the downslope perimeter of the 
proposed construction area and along the creek throughout the entire construction 
phase of the project until permanent landscaping and permanent storm water collection 
facilities have been installed.  

7. Soils that are to be reused around the site should be stored in such a manner as to 
reduce erosion from the stockpile.  Protective measures may include, but are not 
necessarily limited to, covering with plastic sheeting, the use of low stockpiles in flatter 
areas, or the use of straw bales and/or additional silt fences around pile perimeters.  
Soils should not be stockpiled on or nearby the steeply sloping or cut portions of the 
site. 

8. Areas stripped of natural vegetation during construction should be replanted as soon as 
possible, or otherwise protected. 

5.4.4  Wildlife Habitat 

No critical wildlife habitat would be affected by the proposed action. Impacts to non-critical 
wildlife habitat will be mitigated by the riparian buffer improvements and set-asides discussed 
in Section 5.1.  

6.0  MONITORING 

Two types of monitoring will be required for this project. The first consists of construction 
monitoring to ensure steep slopes are protected during construction. The second consists of 
long term monitoring of riparian buffer plantings. 

6.1  Construction Monitoring 

At the time of this report, site grading, structural plans, and construction methods have not 
been finalized, and steep slope protection recommendations presented by AESI (2006 and 
2014) are preliminary.  Geotechnical review of the plans prior to final design completion was 
recommended by AESI to ensure proper interpretation and implementation of earthwork and 
foundation recommendations are reflected in the final design.  It was also recommended that 
geotechnical engineering and monitoring services be provided during construction.  The 
integrity of the foundations depends on proper site preparation and construction procedures.  
In addition, engineering decisions may have to be made in the field in the event that variations 
in subsurface conditions become apparent. 
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6.2  Riparian Buffer Monitoring 

6.2.1  Sampling Methodology 

New plantings will be monitored in the fall once a year for a five year period. Monitoring will be 
conducted to quantify the survival, relative health and growth of plant material. An annual 
monitoring report submitted to the City following each years monitoring visit will describe and 
quantify the status of each mitigation component. The monitoring report will document the 
changes occurring within the planting areas and make recommendations for improving the 
degree of success or correcting any problems noted during monitoring. Monitoring reports will 
document how the riparian planting is meeting the goals and objectives of the plan. 
 
Vegetation monitoring will consist of plant inspection to determine the health and vigor of the 
installation. All planted material in the buffer will be inspected during each monitoring visit to 
determine the level of survival of the installation. Each plant will be rated either dead, dying, or 
healthy. Dead or dying material will be replaced the following fall unless plant crowding is 
believed to be a problem. Plant species substitutions may be made if site conditions are 
believed responsible for plant mortality. Replacement plants must be approved by the City. 
Volunteer native, non-invasive species will be included as acceptable components of the 
mitigation project. 
 
At least three photo points will be established giving complete coverage of the buffer area. 
Photos will be taken at each point during every monitoring visit and submitted as part of the 
annual monitoring report. 

6.2.2  Standards of Success 

• Logs shall persist in the stream channel upstream of the West Lake Sammamish Parkway 
right-of-way (ROW). Though logs are expected to shift periodically, and some movement 
downstream is expected, any logs which migrate to the ROW shall be retrieved and 
replaced in a new location within the mitigation area.  Anchoring may be considered if 
migration becomes chronic. 

• A thriving native riparian habitat is present within the planting area defined in the final 
landscape plan (to be prepared after construction of the house). 

• Within the buffer area there is one hundred (100) percent survival after Year 1, ninety 
(90) percent survival after Year 3, and eighty (80) percent survival for all planted woody 
vegetation (shrubs and trees) at the end of Year 5.  

• Within the buffer area there is not more than 2 percent cover of non-native invasive 
species at the end of each monitoring year. 

• No significant areas of erosion (defined as material loss of greater than one cubic yard) 
occurs in the buffer area. 

 
Volunteer native, non-invasive species will be included as acceptable components of the 
mitigation if they are thriving at the end of the monitoring period. 
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7.0  CONTINGENCY PLAN 

A contingency plan would be implemented if necessary. Contingency plans would be developed 
based on the specific failure to meet success standards described in Sections 6.1 and 6.2.2 of 
this plan. Contingency plans could include changes to the foundation design, erosion control, 
additional plant installation, and plant substitutions including type, size, and location. 
 
If monitoring results indicate that any of the performance standards are not being met, it may 
be necessary to implement all or part of a contingency plan. Careful attention to detail and site 
maintenance is essential in ensuring that problems do not arise. Should any of the site fail to 
meet success criteria, a contingency plan will be developed and implemented with City 
approval. Such plans are prepared on a case-by-case basis to reflect the failed mitigation 
characteristics. 
 
Contingency/maintenance activities may include: 

• Engineering plan revisions for foundations, drainage, slope protection, etc. 
• Replacing all plants lost to browsing, drought, or disease, as necessary. 
• Replacing any plant species with a 20 percent or greater mortality rate with the same 

species or similar species approved by the City Biologist. 
• Irrigating the planting area only as necessary during dry weather if plants appear to be 

too dry, with a minimal quantity of water. 
• Streambank erosion protection measures. 
• Removing trash or other undesirable debris from the buffer areas as necessary. 

 

8.0  MITIGATION COST ESTIMATE 

A cost estimate for the riparian planting plan shall be provided with the final mitigation plan. 



 
 
 
September 19, 2014 
Project No. KE140520A 
 
 
Mr. Amrik Kamoh 
9423 NE 130th Place NE 
Kirkland, Washington 98034 
 
 
Subject: Geotechnical Report Update 

Kamoh Residence 
409 West Lake Sammamish Parkway SE 
Bellevue, Washington 

 
Reference: Associated Earth Sciences, Inc. (AESI) report titled “Subsurface Exploration, 

Geologic Hazard, and Preliminary Geotechnical Engineering Report, Washburn 
Residence, 409 West Lake Sammamish Parkway SE, Bellevue, Washington,” 
dated August 1, 2006, prepared for Ms. Heather Washburn 

 
 
Dear Mr. Kamoh: 
 
In accordance with your request, this letter serves as an update to our 2006 geotechnical report 
for the subject site.  Our work has been completed for the exclusive use of Mr. Amrik Kamoh, 
and his agents, in accordance with generally accepted geotechnical engineering practice.  No 
other warranty, express or implied, is made. 
 
 
INTRODUCTION 
 
The project consists of the construction of a new single-family residence at 409 West Lake 
Sammamish Parkway SE in Bellevue, Washington.  We have previously issued our “Subsurface 
Exploration, Geologic Hazard, and Preliminary Geotechnical Engineering Report,” dated 
August 1, 2006 (attached), for a previously-planned project at the subject site.  We understand 
that you are currently planning a residence with a similar building footprint to that previous 
proposed, and have requested that we review and update our previous report to reflect the 
currently planned project and current codes. 
 

 
Kirkland Office | 911 Fifth Avenue | Kirkland, WA 98033 P | 425.827.7701 F| 425.827.5424 

Everett Office | 2911 ½ Hewitt Avenue, Suite 2 | Everett, WA 98201 P | 425.259-0522 F | 425.252.3408 
Tacoma Office | 1552 Commerce Street, Suite 102 | Tacoma, WA 98402 P | 253.722.2992 F | 253.722.2993 

www.aesgeo.com 
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Our 2006 report describes the site as rectangular-shaped with dimensions of approximately 
75 feet north-south and 755 feet east-west, and approximately 1.3 acres.  The property is 
sloped towards the east for an overall topographic relief of approximately 200 feet.  The 
property currently is an undeveloped forested area with a creek running through the south half 
of the site.  At the time of our first site visit in 2006, we observed some flexible drain lines 
originating from the north running through the site to the creek.  West Lake Sammamish 
Parkway SE borders the property to the east, to the north and west are currently occupied lots, 
and to the south is an undeveloped area. 
 
 
SITE VISIT 
 
We conducted a visit to the site on September 16, 2014.  Based on our observations during our 
recent site visit, site conditions remain largely unchanged from that described in our 2006 
report, including the presence of flexible drain lines originating from the north running through 
the site to the creek. 
 
 
REPORT REVIEW 
 
Upon completion of our review, we offer the following comments and recommendations: 
 
Ground Motion 
 
The spectral acceleration values provided in our 2006 report were based on the 2003 
International Building Code (IBC).  Since the time of our report, the City of Bellevue has adopted 
the 2012 IBC.  Structural design of the proposed building should follow 2012 IBC standards 
using Site Class “C” as defined in Table 20.3-1 of American Society of Civil Engineers (ASCE) 7 – 
Minimum Design Loads for Buildings and Other Structures. 
 
 
CLOSURE 
 
With the exception of the comments listed above, it is our opinion that the current site 
conditions remain similar to those observed at the time of our previous study and the findings, 
conclusions, and recommendations provided in our August 1, 2006 report remain applicable.  It 
should be noted that our previous report was preliminary and the recommendations in the 
report should be modified or verified as project plans become more well developed. 
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