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VICINITY MAP
PROJECT LOCATION

ADDRESS:

SITE AREA:

BUILDING AREA:

MAX. BUILDING HEIGHT:

CONSTRUCTION TYPE:

PROJECT DESCRIPTION:

FIRE SPRINKLERS:

LOWER LEVEL 1,285 GROSS SF
MAIN LEVEL 1,285 GROSS SF
UPPER LEVEL 1,583 GROSS SF
TOTAL 4,153 GROSS SF

UNCONDITIONED STORAGE    300 GROSS SF
GARAGE    454 GROSS SF
MAIN LEVEL DECK    284 GROSS SF
TOTAL                                        1,038 GROSS SF

OTC REVIEW SAID REQUIRED DUE TO
ACCESS ROAD

1002 WEST LAKE SAMMAMISH PKWY NE
BELLEVUE, WA 98008

KING COUNTY PARCEL AREA = 23,256 SF
SURVEY PARCEL AREA = 19,790 SF

TYPE  VB

ZONE: R2.5 SHORELINE OVERLAY DISTRICT

TO RENOVATE AN EXISTING 2 STORY HOME,
ADDING A 3RD LEVEL AND GARAGE.
PROJECT WILL INCLUDE PAVER AND GRASS
RE-SEEDING AND WILL NEED TO FOLLOW
BEST MANAGEMENT PRACTICES FOR
SHORELINE PROPERTIES.
DECONSTRUCTION PROCESS TO LOOK AT
RESPONSIBLE WAYS TO RECYCLE/REDUCE
WASTE FOR COST SAVING OPPORTUNITIES

GARAGE PARKING: 2

PROJECT INFORMATION

30' - 0" BASED ON AVERAGE EXISTING GRADE

THE SOUTWESTERLY HALF OF TRACT 84 AND ALL OF TRACT 85, ROSEMONT
BEACH, ACCORDING TO THE PLAT RECORDED IN VOL. 34 OF PLATS, PAGE
28, IN KING COUNTY, WASHINGTON.

EXCEPT THE NORTHEASTERLY 5 FEET OF THE SOUTHWESTERLY HALF OF
LOT 84 OF SAID ADDITION.

SUBJECT TO A 40' EASEMENT FOR EXISTING PRIVATE ROAD AND UTILITIES
ACROSS THE ABOVE DESCRIBED PROPERTY AS RECORDED UNDER A.F.
NO. 3577970.

LEGAL DESCRIPTION

ASSESSOR'S PARCEL NO: 743050-0431

BUILDING CODE: 2012 IRC, WAC 51-51

CODE REQUIREMENTS

ENERGY CODE: 2012 WSEC, WAC 51-11
2012 INTERNATIONAL ENERGY
CONSERVATION CODE, WAC 51-11R,

ENERGY CREDIT 5B - HIGH
EFFICIENCY WATER HEATING

MECHANICAL CODE: 2012 INTERNATIONAL MECHANICAL
CODE, WAC 51-52

PLUMBING CODE: 2012 UNIFORM PLUMBING CODE,
WAC 51-56 AND 51-57

LOT COVERAGE BY STRUCTURE
PROPOSED HOUSE / GARAGE ROOF   2,232 SQ. FT.
EXISTING BOATHOUSE ROOF      227 SQ. FT.
REAR PATIO   1,167 SQ. FT.
FRONT PATIO AND WALKWAYS      508 SQ. FT.
EASEMENT     3,077 SQ. FT.
TOTAL   7,211 SQ. FT.
PERCENTAGE OF LOT          36%

IMPERVIOUS SURFACE COVERAGE
LOT AREA   19,970 SQ. FT.
MINUS <STEEP SLOPE CRITICAL AREA>   6,952 SQ. FT.
MINUS <FLOODPLAIN>   1,754 SQ. FT.
NET LOT SQ. FT. 11,264 SQ. FT.
EXISTING HOME   1,272 SQ. FT.
DECKS > 30" ABOVE GRADE      288 SQ. FT.
PORCHES      176 SQ. FT.
EXTERIOR STAIRS        30 SQ. FT.
BOATHOUSE (WITHIN PROPERTY LINES)      186 SQ. FT.
GARAGE ADDITION      454 SQ. FT.
3RD FLOOR CANTILEVERED ADDITION        186 SQ. FT.
TOTAL   2,592 SQ. FT.
PERCENTAGE OF NET LOT SQ. FT. 23%
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SITE PLANANDEREGG-EVANS
RESIDENCE

Project Number

ANDEREGG-EVANS
RESIDENCE
1002 W LAKE SAMMAMISH PKWY NE
BELLEVUE, WA 98008

SCALE:  1" = 20'-0"

1 SITE PLAN

LOT COVERAGE CALCULATIONS

LandUse P2I Box
Callout
Revise the plan or provide a separate plan to clearly show the existing structure, required setback boundaries, and any expansions into those setbacks through use of hashing, color or some other means. Also callout the square footage of the expansion into any protected setbacks.  Any temporary disturbance for construction must also be shown with the area calculated.

LandUse P2I Box
Length Measurement
40'-0"

LandUse P2I Box
Length Measurement
40'-10"
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ENLARGED SITE PLANANDEREGG-EVANS
RESIDENCE

Project Number

ANDEREGG-EVANS
RESIDENCE
1002 W LAKE SAMMAMISH PKWY NE
BELLEVUE, WA 98008

SCALE:  1" = 10'-0"

1 ENLARGED SITE PLAN

LandUse P2I Box
Callout
Please place the critical areas layers and requests onto a separate plan from the zoning.  In order to reduce clutter please also use only shapes and patterns for what is existing and what is proposed.  I cannot tell what is proposed.  An elevation view is also recommended.

LandUse P2I Box
Text Box

LandUse P2I Box
Callout
Please remove all references on all plans to "City maintained" road as the City does not maintain this private road.  There is 40-foot private road easement over the property. If there is some legal documentation available on the easement please provide it.

LandUse P2I Box
Callout
The 10-foot setback is measured from the edge of a private road easement.



LandUse P2I Box
Length Measurement
40'-0"

LandUse P2I Box
Length Measurement
40'-10"
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EXECUTIVE SUMMARY 
 
The Anderegg residence, 1002 West Lake Sammamish Parkway NE (Parcel # 743050-
0431) is located generally east of West Lake Sammamish Parkway NE, in the City of 
Bellevue, Washington.  The project site is 23,256 sq. ft..  The site is bounded on the north 
and south by single-family residential development, and on the east by the shoreline of 
Lake Sammamish.   The site contains a single-family house. 
 
As part of the site planning process an assessment of the project was completed following 
the procedures outlined in the BMC Chap. 20.25H.  The site is totally encumbered by 
Shoreline Buffer and Slope buffer. 
The proposed project is to renovate the landscaping and add an attached garage.  The 
proposed development will result in a net increase in impervious surface area of 
approximately 750 sq. ft. within the Slope buffer of the slope to the west, which triggers 
habitat mitigation requirements per BMC 20.25H.125 and 20.25H.210-225. 
Mitigation required for this impact is the intensive re-planting of 860 sq. ft. of steep slope 
area upslope of NE Rosemont Place and the development.  The entire parcel upslope of 
NE Rosemont Place will be enhancement planted to increase soil retention and stability.  
These areas will be vegetated in native trees and shrubs and maintained as pervious 
surface.   
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STANDARD OF CARE 
 
 
Prior to extensive site planning, this document should be reviewed and the wetland 
boundaries verified by the appropriate resource and permitting agencies.  Wetland 
boundaries, wetland classifications, wetland ratings, proposed buffers, and proposed 
compensatory mitigation should be reviewed and approved by City of Bellevue Planning 
dept. personnel and potentially other resource agency staff.  H & S Consultants has 
provided professional services that are in accordance with the degree of care and skill 
generally accepted in the nature of the work accomplished.  No other warranties are 
expressed or implied.  H & S Consultants is not responsible for design costs incurred 
before this document is approved by the appropriate resource and permitting agencies. 
 
 
 
Mark Heckert 
H & S Consultants 
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INTRODUCTION 
 
This report details activities to mitigate for unavoidable impacts to regulated City of 
Bellevue Environmentally Critical Areas as an initial element of the site planning process 
for the ANDEREGG residence (Parcel # 743050-0431).  The project site is approximately 
23,256 sq. ft..  The site is bounded on the north and south by single-family residential 
development, and on the east by the shoreline of Lake Sammamish.   The site contains a 
single-family house. 
 

STUDY PURPOSE 
 
This purpose of this document is to present the plan for mitigation of unavoidable impacts 
to the regulated steep slope buffer within the project site.  This study was designed to 
accommodate site planning and potential regulatory actions.  This report is suitable for 
submittal to federal, state, and local authorities for permitting actions. 
 

SITE DESCRIPTION 
 
The site is roughly rectangular, approximately 23,256 sq. ft., sloping to the east throughout, 
and located along the shoreline of Lake Sammamish within the City of Bellevue.   
 
Movement of surface water runoff across the site is generally to the east to Lake 
Sammamish. 
 

MITIGATION PLAN 
 
The selected site development actions for the Anderegg residence is the remodeling of a 
single-family residence consistent with the City of Bellevue comprehensive plan and local 
land use zoning.  The proposed project is to renovate and modernize the homesite 
landscape with the addition of an attached garage.   The garage is a necessary addition 
to the home site, which does not have off-street parking or a garage.  The entire site is 
encumbered by interlacing Shoreline buffer from the east and Slope Critical Area and 
buffer from the west.  Through site planning the project team has been able to design the 
homesite and associated utilities to minimize adversely impacting the identified onsite 
steep slope and buffer.  The regulated slope critical area and standard buffer must be 
reduced to accommodate reasonable use of the site.   
 
 
Mitigation for the required slope impact at the western end of the house will be provided 
by designating two areas (Enhancement area and Intense planting area) for permanent 
establishment as permeable areas.  These areas will be planted with a variety of native 
trees and shrubs.   
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The Intense planting area is part of the steep slope which has been cleared of vegetation 
and covered with English ivy (Hedera helix). 
 
The Enhancement area is mature upland forest on the steep slope which has bare areas 
suitable for interspersion planting. 
 
 
Potential impacts to habitat from the development are: 

1).  Short-term construction disruption.  This impact will be mitigated thru 
the placement of silt fence barriers in any area which may convey soil into 
downslope (see Anderegg residence Site Civil Plans, erosion control Plan) 
and oversight by the project biologist during construction.  The project 
biologist will observe and consult with construction crews during construction 
to ensure compliance with best management practices during the excavation 
of the buffer area. 

 
2).  Long-term impacts from development: 

a).  Permanent loss of habitat area.  There will be no functional loss of 
habitat area.  At present the mitigation area is moderate functional.  
Functional buffer area will increase as a result of installation of trees and 
shrubs. 

 
MITIGATION FUNCTIONAL COMPARISON 
 

ENVIRONMENTAL FUNCTION EXISTING PROPOSED 

Hydrological Support Function Low Moderate 

Stormwater Storage Function Low Moderate 

Floodwater Storage Function Low Low 

Water Quality Function Low Moderate 

Groundwater Recharge Function Moderate Moderate 

Natural Biological Functions Low Moderate 

Education and Recreational 
Opportunities 

Low Low 

Threatened and Endangered 
Species 

Moderate Moderate 

(after Adamus et al. 1987: Reppert et al. 1979) 

 
 

DESCRIPTION OF THE MITIGATION PROGRAM 
 
1. As mitigation for the unavoidable impact to 750 sq. ft. of City of Bellevue regulated 

Environmentally Critical Area, retained Critical Slope area (Intense Planting Area) of 
860 sq. ft. will be restored with native plants.  The area to be enhanced will be cleared 
of exotic species.    
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2. Enhancement Area (8,500 sq. ft.) will be enhanced with native trees, interspersed with 
existing vegetation (see Attachment 1). The area to be enhanced will be cleared of 
exotic species.    

 
3. Temporary and long-term erosion control measures will be implemented (see 

Anderegg residence Site Civil Plans erosion control Plan).  These measures include 
silt fencing during site preparation and buffer enhancement, retention of all possible 
existing vegetation and planting of new vegetation.  

 

GOAL AND OBJECTIVE OF THE MITIGATION PLAN 
 
The GOAL of the Mitigation Plan is to fully compensate for the unavoidable adverse impact 
to regulated buffer areas.  Upon the completion of this mitigation plan there will be no net 
loss of permeable area. 
 
To achieve the defined GOAL, the following OBJECTIVES and PERFORMANCE 
CRITERIA have been established to apply to the compensatory mitigation wetland area.: 
 
Objective A. The enhanced steep slope area will total 9,360 sq. ft. and be located North 
and South of the remodeled house.    The enhanced buffer will be hydrologically connected 
to the adjacent City of Bellevue Category II wetland.  The enhanced buffer area will exhibit 
a scrub/shrub vegetation classes within five years following initial planting. 

 
Performance Criterion #A1:  As defined by plant counts 100% of the shrubs 

installed as a part of the initial planting phase will be alive at the end of the first 
growing season.   

 
Performance Criterion #A2:  As defined by plant counts 80% of the shrubs 

installed as a part of the initial planting phase will be alive at the end of the fifth 
growing season.   

 
Performance Criterion #A3:  As defined by aerial cover, invasives will cover less 

than 10% of the planting area in any one year.   
 

SELECTED PLANT COMMUNITIES 
 
The plant communities and plants selected for the designated buffer areas will be obtained 
as nursery stock.  These selected species are native and commonly occur in the local 
area.  The plant species prescribed are selected to increase plant diversity, match present 
onsite communities, increase wildlife habitats, and enhance the aquatic environment.  
Plantings will be located as depicted on the attached Anderegg Mitigation Plan drawing. 
 
INTENSE PLANTING AREA:  – 860 sq. ft.  
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 COMMON NAME 

  SCIENTIFIC NAME 

LOCATION PROPOSED 

SPACING (oc) 

PROPOSED 

SIZE 

20 Red Currant 

(Ribes sanquineum) 

SLOPE 3 ft 2 gal 

20 Kinnickinick 

(Arctostaphylos Uva-ursi) 

Slope 3 ft 1 gal 

     

 
ENHANCEMENT PLANTING AREA: by opportunity – 8,500 sq. ft.  
 

 COMMON NAME 

  SCIENTIFIC NAME 

LOCATION PROPOSED 

SPACING (oc) 

PROPOSED 

SIZE 

25 Vine Maple 

(Acer circinatum) 

slope By opportunity 2 gal 

25 Salmonberry 

(Rubus spectabilis) 

Slope By opportunity 1 gal. 

 

0.30P.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 

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 

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

maximum extent applicable; and 

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

protection, and utilities; and  

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

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

pursuant to an approved Vegetation Management Plan under LUC 20.25H.055.C.3.i shall 

not require a mitigation or restoration plan; and 

F.    The proposal complies with other applicable requirements of this code. (Ord. 5683, 6-

26-06, § 27) 

20.25H.055 Uses and development allowed within critical areas – 

Performance standards. 

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.210
http://www.bellevuewa.gov/Ordinances/Ord-5683.pdf
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C.    Performance Standards. 

The following performance standards apply as noted in the table in subsection B of this 

section. The critical areas report may not be used to modify the performance standards set 

forth in this subsection C: 

1.    Repair and Maintenance and/or Construction Staging. 

a.    Work shall be consistent with all applicable City of Bellevue codes and standards; 

b.    Removal of significant trees is prohibited; and  

c.    Areas of temporary disturbance associated with the work shall be restored to pre-

project conditions, pursuant to a restoration plan meeting the requirements of LUC 

20.25H.210.  

2.    New and Expanded Uses or Development. As used in this section, “facilities and 

systems” is a general term that encompasses all structures and improvements associated 

with the allowed uses and development described in the table in subsection B of this 

section: 

a.    New or expanded facilities and systems are allowed within the critical area or critical 

area buffer only where no technically feasible alternative with less impact on the critical 

area or critical area buffer exists. A determination of technically feasible alternatives will 

consider: 

i.    The location of existing infrastructure; 

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

iii.    Demonstration that no alternative location or configuration outside of the critical area 

or critical area buffer achieves the stated function or objective, including construction of 

new or expanded facilities or systems outside of the critical area;  

iv.    Whether the cost of avoiding disturbance is substantially disproportionate as 

compared to the environmental impact of proposed disturbance; and 

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

b.    If the applicant demonstrates that no technically feasible alternative with less impact 

on the critical area or critical area buffer exists, then the applicant shall comply with the 

following: 

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

buffer;  

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.210


 

6 
Anderegg Bellevue Slope Mit 

 

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

vegetation and soils, shall be minimized; 

iii.    Disturbance shall not occur in habitat used for salmonid rearing or spawning or by 

any species of local importance unless no other technically feasible location exists;  

iv.    Any crossing over of a wetland or stream shall be designed to minimize critical area 

and critical area buffer coverage and critical area and critical area buffer disturbance, for 

example by use of bridge, boring, or open cut and perpendicular crossings, and shall be 

the minimum width necessary to accommodate the intended function or objective; 

provided, that the Director may require that the facility be designed to accommodate 

additional facilities where the likelihood of additional facilities exists, and one 

consolidated corridor would result in fewer impacts to the critical area or critical area 

buffer than multiple intrusions into the critical area or critical area buffer; 

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

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

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

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

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

buffer except where no feasible alternative exists; and 

viii.    Areas of new permanent disturbance and all areas of temporary disturbance shall be 

mitigated and/or restored pursuant to a mitigation and restoration plan meeting the 

requirements of LUC 20.25H.210. 

20.25H.220 Mitigation and restoration plan requirements. 

The applicant shall submit a mitigation or restoration plan for approval as part of the 

review of the underlying proposal. Where standard restoration requirements or templates 

have been approved by the Director for the proposal in question, those requirements or 

templates may be followed without need for submission of an individual mitigation or 

restoration plan. These general requirements shall be modified for areas of temporary 

disturbance included as part of an approved Critical Areas Land Use Permit or use or 

development allowed under LUC 20.25H.055, so long as the requirements of subsection H 

of this section are met. 

A.    Plan Phases. 

Where an applicant is seeking modifications to this part or Part 20.25E LUC through a 

critical areas report pursuant to LUC 20.25H.230, the mitigation plan required for the 

proposal may be submitted in phases. A conceptual plan shall be submitted as part of the 

critical areas report and approved with the land use approval for the proposal. A detailed 

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.210
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.055
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025E.html#20.25E
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.230
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plan shall be approved prior to or with approval of the first permit or other approval 

required to perform work associated with the proposal.  

B.    Restoration and Mitigation Project Details. 

The plan shall be prepared by a qualified professional and shall at minimum include the 

content identified in this section. Additional requirements may be found for specific 

critical areas in LUC 20.25H.085 (streams); 20.25H.105 (wetlands); and 20.25H.135 

(geologic hazard areas). Additional detail about the contents of restoration and mitigation 

plans may be developed by the Director in submittal requirements. The Director may 

waive any of the plan requirements where, in the Director’s discretion, the information is 

not necessary to develop a mitigation or restoration plan that addresses the impacts of the 

proposed action. 

1.    A written report identifying environmental goals and objectives of the restoration or 

compensation proposed, based on replacing or restoring the critical area and critical area 

buffer functions and values impacted by the proposal; 

2.    Measurable specific criteria for evaluating whether or not the goals and objectives of 

the mitigation or restoration project have been successfully attained and whether or not the 

requirements of this part have been met; and 

3.    Written specifications and descriptions of the restoration or mitigation proposed.  

a.    When the mitigation plan is submitted as a single-phase, or for the detailed plan phase 

when submitted in two phases, these written specifications shall be accompanied by 

detailed site diagrams, scaled cross sectional drawings, topographic maps showing slope 

percentage and final grade elevations, and any other drawings appropriate to show 

construction techniques or anticipated final outcome. 

b.    When the mitigation plan is submitted in phases pursuant to subsection A of this 

section, the written specifications may be general in nature for the conceptual phase, 

including general identification of areas for work, planting species, size and number. The 

more precise details may be provided in the detailed plan phase. 

C.    Timing of Work. 

Unless a different time period is established in another section of this part, or is 

established by the Director in the approval for a specific project, all work required in a 

mitigation or restoration plan shall be completed prior to final inspection or issuance of a 

temporary certificate of occupancy or certificate of occupancy, as applicable, for the 

development.  

D.    Monitoring Program. 

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.085
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.105
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.135
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The plan shall include a program for monitoring construction of the mitigation project and 

for assessing a completed project. The mitigation project shall be monitored for a period 

necessary to establish that performance standards have been met, but not for a period less 

than five years. The required monitoring period for a plan involving restoration only shall 

be reduced to a period of not less than three years. 

E.    Contingency Plan. 

The mitigation plan shall include identification of potential courses of action, and any 

corrective measures to be taken if monitoring or evaluation indicates project performance 

standards are not being met and such failure would result in significant impact on the 

critical area or buffer. A plan involving restoration only is not required to include a 

contingency plan. 

F.    Assurance Devices. 

The Director may require assurance devices in compliance with LUC 20.40.490 to ensure 

that the approved mitigation, monitoring program, contingency plan and any conditions of 

approval are fully implemented.  

G.    Mitigation for City Park Projects. 

Through a critical areas report, impacts of City park projects on critical areas and critical 

area buffers may be mitigated through restoration or enhancement of critical areas on 

other City park sites. Such restoration or enhancement may include restoration or 

enhancement projects completed prior to the proposal for which mitigation is required, so 

long as the restoration or enhancement project was not performed as mitigation for any 

other public or private project. The critical areas report shall demonstrate that the proposed 

mitigation restores the impacted critical area functions and values at least as well as 

mitigation performed on-site and in-kind associated with the development proposal. The 

Director may require an NGPE or NGPA be recorded for the mitigation area to ensure that 

it is maintained in perpetuity. 

 

CONSTRUCTION INSPECTION 
 
Essential to the success of the compensatory mitigation program is the accurate inspection 
of onsite activities immediately prior to and during the wetland creation and planting 
phases.  These activities include pre-construction site inspection, onsite inspection and 
technical direction during wetland creation and planting activities, and post-
creation/planting site inspection and evaluation. 
 
The pre-creation site inspection allows the project proponent and the project biologist to 
evaluate and, if necessary, adjust the onsite construction steps.  These steps include 
analysis of project site elevation features, project sequencing and timing, final grade 
analysis, unforeseen required minor modifications to the original establishment plan, and 

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2040.html#20.40.490
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the establishment of environmental protections (silt fences, etc.) required during 
construction.  Interaction with City of Bellevue planning staff is also an essential element 
during pre-construction site inspections and discussions.  Onsite technical inspection 
during construction and planting activities will be implemented by the project biologist.  The 
project biologist will perform oversight and address minor unforeseen difficulties to assure 
that the intent of the wetland mitigation plan is met.   
 
The project biologist shall also be responsible for ensuring that the species and sizes of 
native plants selected are utilized during initial planting.  If selected native species become 
unavailable, the project biologist will consult with City of Bellevue wetland staff for 
substitute plant species to ensure that the intent of the wetland mitigation plan is met.   
 
VEGETATION MAINTENANCE PLAN 
 
Maintenance of the created wetland and buffer plant communities may be required to 
assure the long-term health and welfare of the wetland's and buffer's environmental 
functions.   The overall objective is to establish undisturbed plant communities that do not 
require maintenance. 
 

MITIGATION CONSTRUCTION SCHEDULE 
 

PROJECT TASK TASK SCHEDULE 
(on or before) 

Placement of protective fencing, final marking, and 
identification of work area. 

September, 2015 

Planting of enhancement  October, 2015 

Record-drawings report to City December, 2015 

 
 
PROJECT MONITORING 
 
Following the successful completion of the proposed mitigation plan a three-year 
monitoring and evaluation program will be undertaken.  The purpose of this program is to 
assure the success of the selected mitigation as measured by an established set of 
performance criteria (see above).  This monitoring will also provide valuable information 
on the effectiveness of mitigation procedures. 
 

STANDARDS OF SUCCESS 
 

Vegetation Sampling Methodology and Monitoring Schedule 
 
Onsite monitoring will count and clearly identify each tree and shrub installed during the 
initial planting phase.  Such monitoring will also include any subsequent planting required 
to meet the performance criteria.  These defined performance criteria will be applied at the 
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time of monitoring.  All installed trees and shrubs will be visually evaluated to determine 
the rate of survivorship, health, and vigor of each plant.   
 

Vegetation Monitoring 
 
1. Upon the completion of initial planting and as a part of each monitoring period the 

project biologist will count the number of live plants which were planted within the 
enhancement areas.  Plants will be identified to species and observations of general 
plant condition (i.e., plant health, amount of new growth) are to be recorded for each 
plant.   

 
2. The project biologist will count the number of undesirable invasive plants and estimate 

the aerial coverage (as if the observer were looking straight down from above) of these 
invasive plants.  Undesirable plants include blackberries, Scot’s broom, tansy ragwort, 
and other such plants listed in the Washington State Noxious Weed List. 

 
3. The project biologist will count the number of desirable "volunteer" plants and estimate 

the aerial coverage of these plants within the mitigation area. 
 
4. The project biologist will take photographs that show the entire mitigation area.  During 

the three-year monitoring period photos will be taken in the same direction and at the 
same location to provide a series of photos.  These photos will show plant growth, plant 
species, and plant coverage. 

 
5. Upon the completion of the initial project planting and upon the completion of each 

monitoring period the project biologist will prepare a report defining methods, 
observations, and results along with the date the observations were completed.  Each 
report will be sent to the City of Bellevue Planning Dept.. 

 
6. The monitoring schedule is defined as: 
 

A. At the completion of initial project planting.  This report will include a “record 
drawing” defining the species used, locations, and general site conditions.  This 
report will also include a “lessons learned” section to assist in future monitoring 
and final project assessment.  This “record drawing” and report will be provided 
to the City within two weeks after the completion of onsite planting. 

 
B. Twice per year for five years following the completion of initial onsite 

planting.  Onsite monitoring will be completed once in the spring and once near 
the end of the growing season (late September).  For each onsite monitoring 
activity a report will be prepared and provided to the City within two weeks after 
the completion of onsite monitoring.   
 

The last monitoring report will include notification to the City biologist that the monitoring 
program has concluded and that City review and site inspection is required for project 
analysis and release of the financial guarantee.  This final report will also include a “lessons 
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learned” section to assist and final project assessment and to potentially assist in the 
evaluation other mitigation projects. 
 
Vegetation Monitoring Sequencing 
 

IDENTIFIED TASK DATE OF COMPLETION 
(on or before) 

First growing season fall plant inspection September 30, 2016 

First growing season fall report     October 15, 2016 

Second growing season fall plant inspection September 30, 2016 

Second growing season fall report    October 15, 2016 

Third growing season fall plant inspection September 30, 2017 

Third growing season fall report     October 15, 2017 

 

WILDLIFE OBSERVATIONS 
 
Observations of wildlife will coincide with the onsite activities undertaken as part of the 
Vegetation Monitoring Program.  The onsite team will document the extent of bird species 
abundance, site utilization, nesting and feeding activities, and species diversity.  In 
addition, documentation of terrestrial and aquatic reptiles, amphibians, and mammals 
observable without trapping will also be documented.  Wildlife observations will be 
documented within the Vegetation Monitoring Reports noted above. 
 
REMOVAL OF INVASIVE NON-NATIVE VEGETATION 
 
As a contingency, should the removal of invasive non-native vegetation become 
necessary, the project proponent will contact City of Bellevue wetland staff to establish 
and define specific actions to be taken.  Resultant contingency plan activities will be 
implemented when the ongoing vegetation monitoring program indicates that plants listed 
in the Washington State Noxious Weed List and Scot's broom are becoming dominant in 
the community (greater than 20%). 
 
Following initial planting of the wetland and buffer areas the project team will undertake an 
invasive vegetation control program through the five-year monitoring program.  This 
control program will focus on biannual hand-removal of re-sprouting invasive shrubs and 
will not adversely impact the desirable plants within the wetland and buffer. 
 

COVERAGE FOR EXPOSED BUFFER AREA 
 
Coverage for all exposed surfaces within the mitigation area will be completed within two 
weeks following the completion of onsite grading.   
Coverage will be by heavy (4-inch thick) applications of woodchip mulch as a “blanket” 
treatment in cleared areas. 
 

CONTINGENCY PLAN 
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As a contingency, should the proposed compensatory plan fail to meet the performance 
criteria the project proponent will undertake required remedial actions.  Where plant 
survival is the failing component the project proponent will replant and ensure the success 
of this second planting which would be held to the same standard of success as measured 
by threshold criteria and monitoring processes.  Should additional remedial actions be 
required, the project proponent will meet with City of Bellevue environmental staff to 
establish and define actions to be taken to meet the desired goal of this program.   
 

PLANTING NOTES 
 
All plant materials shall be native to the southern Puget Sound Region.  The project 
biologist shall inspect plant materials to ensure the appropriate plant schedule and plant 
characteristics are met.  The project proponent shall warrant that all plants will remain alive 
and healthy for a period of one year following completion of planting activities.  The project 
proponent shall replace all dead and unhealthy plants with plants of the same 
specifications. 
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EXECUTIVE SUMMARY 
 
The Anderegg-Evans Project Site, 1002 West Lake Sammamish Parkway NE, City of 
Bellevue, parcel # 7430500431 is 23,256 sq. ft., located generally on the west shoreline 
of Lake Sammamish in the City of Bellevue, Washington.  An assessment of this project 
area following the City of Bellevue Title 20.25H resulted in the identification of two Critical 
Areas on the site:  One Shoreline Critical Area and one Slope Critical Area was identified 
on-site. 
Onsite assessment included an evaluation of the function and value rating for the Critical 
Area, a classification of each wetland and stream following the U.S. Fish and Wildlife 
Service methods, a categorization of each Critical Area following City of Bellevue Title 
City of Bellevue Title 20.25H, and an identification of the City of Bellevue buffer width. 
 
The Seattle District U.S. Army Corps of Engineers, the Washington Department of 
Ecology, and City of Bellevue (as well as a number of other resource agencies) regulate 
activities in and around identified Critical Areas.  Such regulations focus on the avoidance 
of adverse impacts to Critical Areas and the mitigation of such impacts that cannot be 
avoided.  In addition, City of Bellevue has established criteria to categorize Critical Areas 
for purposes of regulation and requires a buffer along Critical Areas.   
 
The house on the parcel is proposed to be renovated.  No new impact will occur to either 
the Slope or Shoreline Critical areas as a result of this proposal.  The entire site south of 
the Slope Critical Area boundary is developed.   
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STANDARD OF CARE 
 
 
Prior to extensive site planning, this document should be reviewed and the wetland 
boundaries verified by the appropriate resource and permitting agencies.  Wetland 
boundaries, wetland classifications, wetland ratings, and proposed buffers must be 
reviewed and approved by City of Bellevue Planning Services and potentially other 
regulatory agencies.  H & S has provided professional services that are in accordance 
with the degree of care and skill generally accepted in the nature of the work 
accomplished.  No other warranties are expressed or implied.  H & S is not responsible 
for design costs incurred before this document is approved by the appropriate resource 
and permitting agencies. 
 
 
 
 
Mark Heckert 
Principal 
H & S Consulting 
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INTRODUCTION 
 
This report details the culmination of activities and onsite evaluations undertaken to complete a 
Critical Area evaluation as an element of the planning and site development of the Anderegg-
Evans Project Site.  The Anderegg-Evans Project Site is located generally on the west shoreline 
of Lake Sammamish, City of Bellevue, Washington (Figure 1).   The project site is dominated by 
a single-family house with a private road. 
 
The evaluation and delineation of onsite and adjacent Critical Areas is a vital element in the 
planning and selection of a site development action.  The goal of this approach is to assure that 
planned site development does not result in adverse environmental impacts to regulated Critical 
Areas, streams, and their associated protective buffer areas. 
 
Wetlands are generally defined as "those areas that are inundated or saturated by surface 

water or ground water at a frequency and duration sufficient to support, and that under 
normal circumstances do support, a prevalence of vegetation typically adapted for life 
in saturated soil conditions."  

(City of Bellevue Title 20.25E). 

 

STUDY PURPOSE 
 
The purpose of this document is to present the results of an onsite assessment and evaluation 
of Critical Areas within the Anderegg-Evans Project Site following the methods and procedures 
outlined in the Corps of Engineers Wetland Delineation Manual (CoE Manual).    Critical Areas 
were also assessed in accordance with the criteria established by City of Bellevue and the State 
of Washington Department of Natural Resources (WDNR) Forest Practice Rules (WAC 222-16-
030).  This study was designed to accommodate site planning and potential regulatory actions 
and is suitable for submittal to federal, state, and local authorities for wetland and stream 
boundary verification and permitting actions. 
 

SITE DESCRIPTION 
 
The overall project area was generally rectangular, 23,256 sq. ft.in size, located on the west 
shoreline of Lake Sammamish area of the City of Bellevue.   
The project area was bounded on the east and west by residential development.  The north 
boundary is West Lake Sammamish Pkwy NE, and the south boundary is the shoreline of Lake 
Sammamish.  A private access road bifurcates the site east – west approximately through the 
center of the site. 
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BACKGROUND INFORMATION 
 

NATIONAL WETLAND INVENTORY 
 
The National Wetland Inventory (NWI) mapping completed by the U.S. Fish and Wildlife Service 
was reviewed as a part of this assessment (figure 2).  This mapping resource identified wetlands 
at the southwest and south boundaries of the project site (Lake Sammamish) as L1UBH 
(Lacustrine Limnetic Unconsolidated Bottom Permanently Flooded) wetlands.  
 

STATE OF WASHINGTON PRIORITY HABITATS AND SPECIES 
 
The State of Washington Priority Habitats and Species (PHS) Mapping was reviewed as a part 
of this assessment (attached).  This mapping identified No priority habitats or species on, or 
adjacent to, the project site.   
 

CITY OF BELLEVUE CRITICAL AREAS WETLAND INVENTORY 
 
The City of Bellevue Critical Area Inventory Mapping was reviewed as part of this assessment.  
This mapping resource identified no wetlands on, or adjacent to, the project site.  A Slope Hazard 
Critical Area was identified encompassing the entire site. 
This mapping resource identified Lake Sammamish at the south boundary of the site as a 
Shoreline Critical Area(Figure 3).   

 

SOILS MAPPING 
 
Soils mapping of the overall project area completed by the Natural Resource Conservation 
Service identified the soils located generally through the overall project area as Alderwood 
gravelly loam; Very Steep Slope.   
 

Alderwood gravelly loam:  This soil series formed in glacial till and is moderately well 
drained.  This soil is NOT listed as “hydric.”   
 

 

ONSITE ANALYSIS 
 

CRITERIA FOR WETLAND AND STREAM IDENTIFICATION 
 
Wetlands are transitional areas between aquatic and upland habitats.  In general terms, wetlands 
are lands where the extent and duration of saturation with water is the primary factor determining 
the nature of soil development and the types of plant and animal communities living in the soil and 
on its surface (Cowardin et al., 1979).  Wetlands are generally defined within land use regulations 
as "areas that are inundated or saturated by surface or groundwater at a frequency and duration 
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sufficient to support, and that under normal circumstances do support, a prevalence of vegetation 
typically adapted for life in saturated soil conditions" (CoE Manual). 
 
Wetlands exhibit three (3) essential characteristics, all of which must be present for an area to meet 
the established criteria within the Wash. Manual and the Coe Manual.  These essential 
characteristics are: 
 

1. Hydrophytic Vegetation:  A predominance of plants that are typically adapted for life 
in saturated soils. 

 
2.  Hydric Soil:  A soil that is saturated, flooded, or ponded long enough during the 

growing season to develop anaerobic conditions in the upper horizons. 
 
3.  Wetland Hydrology:  Permanent or periodic inundation, or soil saturation to the 

surface, at least seasonally. 
 
A stream is generally defined as a location where surface waters produce a defined channel or 
bed.  A defined channel or bed is typically an area which demonstrates clear evidence of the 
passage of water and includes, but not limited to, bedrock channels, gravel beds, sand and silt 
beds, and defined channel swales.  A stream need not contain water year-round.  A stream 
typically does not include irrigation ditches, canals, storm or surface water run-off devices, or 
other artificial watercourses unless the constructed watercourse conveys a stream which 
naturally occurred prior to the construction of such watercourse.   
 

STUDY METHODS 
 
H & S completed a specific onsite evaluation of the project site on June 15, 2015.  The objective 
of this evaluation was to define and delineate Critical Areas which may be present within and 
adjacent to the project area as defined by the three-parameter criteria test noted within the CoE 
Manual, City of Bellevue 20.25H and the water-typing criteria noted within the WDNR Forest 
Practice Rules (WAC 222-16-030).   
 
Boundaries between wetland and non-wetland areas were established by examining the 
transitional gradient between wetland and non-wetland characteristics criteria along transects 
through the site.  Delineation was performed using the routine methodology for areas less than 
five acres as detailed in the CoE Manual.   City of Bellevue Wetland category was derived 
utilizing the Revised Washington State Wetland Rating System (WSWRS) rating form. 
 

FIELD OBSERVATION 

 Soils 
 
The project site was generally comprised of loam, and gravelly sandy loam soils that appeared 
to drain moderately well.   These areas did not exhibit redoximorphic features such as gleying, 
oxidized root channels, or mottles.  This area did not meet the hydric soil criteria.   
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 Hydrology 
 
Hydrology within the overall project area appeared to be the result of seasonal stormwater runoff 
from onsite and adjacent properties; short-term seasonal ponding within depressional areas and 
soil characteristics.  Stormwater surface runoff through the overall project area was directed by 
topography to the southeast via overland and drain piping to the southeast to Lake Sammamish. 
 

 Vegetation 
 
An upland deciduous forest dominated the north of the project site.  The forest canopy was 
dominated by sapling red-alder (Alnus rubra) and big-leaf maple.  This plant community was 
identified as non-hydrophytic in character (i.e. typical of uplands).  The plant community ends at 
the north of the NE Rosemont Place, where a retaining wall is placed.  South of that, the entire 
site is covered or landscaped. 

 

CRITICAL AREA DETERMINATION 
 
Critical Area determination was based on sample plots which contained hydrophytic vegetation, 
hydric soils, and wetland hydrology in accordance with the CoE Manual (with Supplement).   
 
Based on these methods no wetland or stream critical areas were identified within, or adjacent 
to, the project site.   
 
The steep slope in the north area of the site was determined by geotech analysis (Earth 
Solutions, attached) to fit the criteria for definition as Slope Critical Area.  The boundary for this 
critical area was determined to be the retaining wall at the north of the NE Rosemont Place road.   
 
City of Bellevue Title 20.25E.017 names Lake Sammamish as a Shoreline Critical Area by 
definition.  As such, the Shoreline Critical Area boundary is the Ordinary High Water Mark 
(OHWM) which is the location of the bulkhead on the parcel. 
 
 
FINDINGS AND CONCLUSIONS 
 
Wetlands: 
No area on the site, or adjacent to the site, exhibits characteristics for definition as wetland. 
 
Slope: 
The hillside on which the site is located is a Slope Critical Area north of the retaining wall on NE 
Rosemont Place.   
 
Shoreline: 
Lake Sammamish is a shoreline critical area by definition in the City of Bellevue Regulations.  
As such, it mandates a 25 ft. buffer as measured from the OHWM.   
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SELECTED DEVELOPMENT ACTION 
 
The proposed onsite action selected focuses on the renovation of the house with the addition of 
ground-level parking garage and modernization improvements.  All renovation actions are 
located shoreward of NE Rosemont Place, within the standard slope hazard buffer of the steep 
slope.  Geotech analysis included in submittal.    
 
The Shoreline Critical Area and buffer will not be impacted. 
 
The Slope Critical Area buffer will be impacted by the addition of 750 sq. ft. of impervious surface. 
Mitigation for the Slope buffer is proposed to be situated upslope of the retaining wall on NE 
Rosemont Place.  Mitigation actions are detailed in the Slope Buffer Mitigation plan. 
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FIGURES 
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ATTACHMENT 1 – CRITICAL AREA DESIGNATION MAP 
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DISCLAIMER.  This report includes information that the Washington Department of Fish and Wildlife (WDFW) maintains in a central computer database.   It is not an attempt to provide you with an official agency response
as to the impacts of your project on fish and wildlife.   This information only documents the location of fish and wildlife resources to the best of our knowledge.  It is not a complete inventory and it is important to note that fish
and wildlife resources may occur in areas not currently known to WDFW biologists, or in areas for which comprehensive surveys have not been conducted.   Site specific surveys are frequently necesssary to rule out the
presence of priority resources.  Locations of fish and wildlife resources are subject to vraition caused by disturbance, changes in season and weather, and other factors.  WDFW does not recommend using reports more than
six months old.

08/19/2015 3.25 1



WDFW Test Map

WDFW

PHS Report Clip Area
PT
LN

AS MAPPED
SECTION
QTR-TWP

TOWNSHIP
August 19, 2015

0 0.3 0.60.15 mi

0 0.55 1.10.275 km

1:19,842

 
 



NE Rosemont Place

SLOPE CRITICAL AREA

SHORELINE CRITICAL AREA

8 FIR TREES - TO BE REMOVED

BIG CEDAR - 
REMAINS AS IS

OFF-SITE TREE

NOT PART OF PLAN

EXISTING HOUSE

PROPOSED ADDITION
PROPOSED ADDITION

OHWM & SHORELINE CRITICAL AREA BOUNDARY

SLOPE CRITICAL AREA BOUNDARY

SLOPE BUFFER 75 FT. BOUNDARY

SHORELINE BUFFER 25 FT. BOUNDARY

²

0 20 4010
Feet

1 inch = 20 feet Att. 1
Parcel # 743050-0431

Critical Area Report Map
From Survey

RETAINING WALL



Earth
Solutions

NWLLC

Earth
Solutions

NW LLC

Geotechnical Engineering
Geology

Environmental Scientists
Construction Monitoring

1805 - 136th Place N.E., Suite 201 Bellevue, WA 98005
(425) 449-4704 Fax (425) 449-4711

www.earthsolutionsnw.com

GEOTECHNICAL ENGINEERING STUDY
ANDEREGG RESIDENCE

1002 WEST LAKE SAMMAMISH
PARKWAY NORTHEAST

BELLEVUE, WASHINGTON

ES-3683

2005 2015





































Drwn.

Checked Date

Date Proj. No.

Plate

Earth Solutions NWLLC

Geotechnical Engineering, Construction Monitoring

Earth
Solutions

NWLLC

Earth
Solutions

NW LLC
and Environmental Sciences

Vicinity Map
Anderegg - Evans Residence

Bellevue, Washington

GLS 01/15/2015 3683

SHA Jan. 2015 1
NOTE: This plate may contain areas of color. ESNW cannot be
responsible for any subsequent misinterpretation of the information
resulting from black & white reproductions of this plate.

Reference:
King County, Washington
Map 567
By The Thomas Guide
Rand McNally

NORTH

SITE



Drwn.

Checked Date

Date Proj. No.

Plate

Earth Solutions NWLLC

Geotechnical Engineering, Construction Monitoring

Earth
Solutions

NWLLC

Earth
Solutions

NW LLC
and Environmental Sciences

Boring Location Plan
Anderegg - Evans Residence

Bellevue, Washington

GLS 01/15/2015 3683

SHA Jan. 2015 2

NOTE: This plate may contain areas of color. ESNW cannot be
responsible for any subsequent misinterpretation of the information
resulting from black & white reproductions of this plate.

NOTE: The graphics shown on this plate are not intended for design
purposes or precise scale measurements, but only to illustrate the
approximate test locations relative to the approximate locations of
existing and / or proposed site features. The information illustrated
is largely based on data provided by the client at the time of our
study. ESNW cannot be responsible for subsequent design changes
or interpretation of the data by others.

LEGEND

Approximate Location of
ESNW Boring, Proj. No.
ES-3683, Dec. 2014

Subject Site

Proposed Building

Existing Building

NORTH

0 25 50 100

Scale in Feet
1" =50 '120

110

100

90
80

70
60

50

40

120

110
100

90

80

70

60

50

40

w.
la

ke
sa

mmamish
pk

w
y. n

.e.

Asphalt

Boat
House

Dock

Dock

Lake
Sammamish

B-1

B-2

Proposed
Residence

B-1



Drwn.

Checked Date

Date Proj. No.

Plate

Earth Solutions NWLLC
Geotechnical Engineering, Construction Monitoring

and Environmental Sciences

Earth
Solutions

NWLLC

Earth
Solutions

NW LLC

RETAINING WALL DRAINAGE DETAIL

NOTES:

Free Draining Backfill should consist
of soil having less than 5 percent fines.
Percent passing #4 should be 25 to
75 percent.

Sheet Drain may be feasible in lieu
of Free Draining Backfill, per ESNW
recommendations.

Drain Pipe should consist of perforated,
rigid PVC Pipe surrounded with 1"
Drain Rock.

LEGEND:

Free Draining Structural Backfill

1 inch Drain Rock

18" Min.

Structural
Fill

Perforated Drain Pipe
(Surround In Drain Rock)

SCHEMATIC ONLY - NOT TO SCALE
NOT A CONSTRUCTION DRAWING

Anderegg - Evans Residence
Bellevue, Washington

GLS 01/15/2015 3683

SHA Jan. 2015 3



Drwn.

Checked Date

Date Proj. No.

Plate

Earth Solutions NWLLC
Geotechnical Engineering, Construction Monitoring

and Environmental Sciences

Earth
Solutions

NWLLC

Earth
Solutions

NW LLC

FOOTING DRAIN DETAIL

Slope

Perforated Rigid Drain Pipe
(Surround with 1" Rock)

18" (Min.)

2" (Min.)

NOTES:

Do NOT tie roof downspouts
to Footing Drain.

Surface Seal to consist of
12" of less permeable, suitable
soil. Slope away from building.

LEGEND:

Surface Seal; native soil or
other low permeability material.

1" Drain Rock

SCHEMATIC ONLY - NOT TO SCALE
NOT A CONSTRUCTION DRAWING

Anderegg - Evans Residence
Bellevue, Washington

GLS 01/15/2015 3683

SHA Jan. 2015 4


























