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PROJECT DESCRIPTION AND REVIEW PROCESS

A. PROJECT DESCRIPTION
The applicant proposes a Planned Unit Development (PUD) ¢

slopes, wetlands, streams and coal mine hazard areas.
concentrated on the eastern portion of the site (Tract A), on ap
site adjacent to Lakemont Blvd SE. The proposed single-fam

onsisting of 35 single-family
detached residences on a 12.2-acre site. The site contains critical areas including steep
The residential development is
proximately 5.9 acres of the
ily detached residences are
clustered on the development parcel and are not proposed on separate platted lots. Ciritical
areas and critical area buffers are proposed to be contained in a separate 6.3-acre critical
areas tract (Tract Z) comprising the west portion of the site and 51.5% of the total site area.

Figure 1: Development Area and Critical Areas Tract
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i. Proposed on-site improvements include:

1. Two private roads and improvements. Road A connects to Lakemont Blvd. in
two locations and provides a main access loop around the developed portion of
the property. Road A is 20-foot private road (two 10-foot vehicle lanes) with a 7-
foot-wide continuous sidewalk on one side of the road. Road B is a 20-foot wide,
pervious paver alley that is internal to the site and connects between the ends of
the Road A loop with a 20-foot width to be constructed with pervious pavers. For
road sections, see Preliminary Civil Plans, Sheets E1, E2, and E3 in the Project

File (DSD 000141 - 000143).
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2.

Utility Improvements. Improvements to provide sewer, water, and stormwater
utilities are proposed on-site. A sanitary sewer lift station is proposed to be
constructed by the applicant on the south portion of the site and will be owned and
operated by the City of Bellevue. A stormwater vault is proposed on the south
portion of the site, with the stormwater outlet pipe directionally bored to discharge
above the ordinary-high-water-mark (OHWM) of Stream 1. The stormwater vault
will remain privately owned and maintained. For utility improvements, see
Preliminary Civil Plans in the Project File (DSD 000136 - 000149).

Landscaping. The development area includes landscaped areas intended for
screening and recreational use. The frontage along Lakemont Blvd is proposed to
have a landscape buffer, approximately 30 to 85 feet wide, to screen the view of
the development area from Lakemont Blvd SE and provides 39,037 SF of passive
recreation area to residents. A landscaped recreation area (14,125 SF) is
proposed on top of the stormwater vault located on the south portion of the site. A
common open space neighborhood park (3,100 SF) is included in the north portion
of the development area, where Road A intersects with Road B. For proposed
landscaping, see Preliminary Landscaping Plan, Sheet L1 in the Project File (DSD
000151).

Residential Site Design. The proposed layout of the residential units is intended
to eliminate continuous driveway cuts onto Road A, minimize impervious surfaces,
and to improve design by incorporating rear-facing garages. Units are arranged
around Road A which forms a rough arc around the homes that connect to the
Road B alley. Units 1-22 connect to Road A and are arranged to limit driveway
cuts by typically clustering 2-4 residences around shared pervious access auto
courts that connect to the Road A loop road. Units 23-35 are proposed with rear
facing garages that access onto the Road B alley. For site design, see PUD Site
Plan in the Project File (DSD 000140) and Figure 2 in this Staff Report.

35 Detached Single-Family Residences. No building permit applications for
these structures have been submitted at this time, but the PUD proposes single-
family residential structures. The structures have architectural designs that
incorporate design features and details commonly found in single-family residential
construction to ensure the proposal has compatible residential scale and design.
The proposed residences are 2 levels and between 3,110 SF and 3,275 SF in size.
The design and architecture of proposed houses is intended to reduce the number
of driveway cuts and the predominant view of garages facing the street. The
submitted architectural plans provide building designs to demonstrate how the
proposal achieves the intent and vision of the PUD and include elevations,
sections, and floor plans for four (4) housing options. Each structure will be
reviewed for conformity with all applicable codes and standards when reviewed
under future building permit applications. For design of residences, see
Conceptual Residential Building Elevations, Sections and Floor Plans in the
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Project File (DSD 000158 - 000194).

Trail Improvements. The site plan includes a pedestrian trail system through the
site. A soft-surface publicly accessible trail is included in the landscape buffer
along Lakemont Blvd SE. This trail connects to a central trail corridor which
connects to the existing public trail system in the proposed critical area tract. The
trail in the critical area tract connects to the regional trail system in the Coal Creek
Natural Area. For trails, see Proposed PUD Site Plan in the Project File (DSD
000140) and Figure 2 in this Staff Report.

Critical Area Tract. Though a subdivision is not part of the current proposal, the
applicant proposes to reconfigure the two existing parcels so that the site’s critical
areas are contained within one 6.3-acre parcel (Tract Z) with the proposed
development contained in a separate parcel (Tract A). The parcel with the critical
areas also contains the existing public trail and the applicant has offered to
dedicate this parcel to the City to ensure future public ownership. The proposed
trail improvements to reach this parcel will be placed in easements across the
developed parcel that will ensure continued public access. Tract Z will also contain
the tax restricted covenant parcels that were previously created by King County.
See dedication of tract to the public in the Project File (DSD 001438 - 001441) and
Figure 1 in this Staff Report.

ii. Proposed off-site improvements include:

1.

Road Frontage Improvements to Lakemont Blvd. The site’s frontage along
Lakemont Blvd SE is proposed to be improved with a 6-foot-wide sidewalk, planter
strip, and the existing road expanded to add a 7-foot-wide bike lane. A 3-foot
dedication to create and accommodate these improvements is included. For road
sections, see Preliminary Civil Plans, Sheets E1, E2, E3 in the Project File (DSD
000141 - 000143).

Off-Site Utility Improvements. To serve the proposed development the applicant
must extend a 4-inch sewer force main extending off-site approximately 2,984 feet
along Lakemont Blvd SE from the intersection with SE Forest Drive. An 8-inch
water transmission line would loop through the site and would also be extended
1,700 linear-feet off-site, to the north along Lakemont Blvd SE. The off-site sewer
and water system extensions running north in Lakemont Blvd SE, would cross two
unnamed streams, both of which are identified as potentially fish-bearing. Both
streams currently cross beneath Lakemont Blvd SE through 36-inch concrete
culverts and are between 15 and 25 feet below the road surface. The proposed
water and sewer line extensions would be confined to the existing road prism and
are not expected to impact the existing culverts or streams. After construction, the
sewer and water system improvements will be owned, operated, and maintained
by the City of Bellevue. For off-site sewer and water line extensions, see sheets
E-8 and E-9 of the Preliminary Civil Plans in the Project File (DSD 000148 -
000149).
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3. Pedestrian Crossing. The existing public trails that cross the subject site are part
of the trail system in the Coal Creek Natural Area. Off-site and across Lakemont
Blvd. SE to the east is the King County Red Town trailhead and trailhead parking
area. The parking area is also utilized to access the Coal Creek trail system. To
improve safe public access from the trailhead parking area across Lakemont Blvd
SE to reach the Coal Creek Trail, the applicant will install a marked pedestrian
crosswalk with an RRFB (Rectangular Rapid Flashing Beacon) to alert motorists
when a pedestrian is crossing.

Figure 2: Proposed PUD Site Plan (DSD 000140)
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B. REVIEW PROCESS

The proposal includes a Planned Unit Development (PUD) application and a Critical Areas
Land Use Permit (CALUP). Review under the State Environmental Policy Act (SEPA) is also
required and requires the City’s SEPA official to consider impacts from the proposal,
determine if any impacts are significant adverse impacts to the environment, and issue a
SEPA threshold determination. These applications were originally submitted in 2016 as paper
applications. In 2019 the City made all application submittals paperless. To facilitate review
of these applications they were converted to a paperless format in 2021. This required the
applicant to reapply online, providing the most current versions of all required plans and



DSD - 000007

Park Pointe PUD
16-143970-LK and 16-145946-L.O
Page 7 of 133

materials which were linked to the original 2016 permit numbers. The updated online
reapplication was submitted to the City on April 13, 2021.

A PUD permit is a Process | quasi-judicial decision which requires the Director of Development
Services to issue a recommendation to the City’s Hearing Examiner, who conducts a public
hearing and issues the City’s final decision. The Critical Areas Land Use Permit (CALUP) and
SEPA Determination are Process Il land use decisions made administratively by the Director
of Development Services and are administratively appealable to the Hearing Examiner.

The Process | and Il permits are reviewed concurrently and merged into a consolidated staff
report per LUC 20.35.080. This staff report combines the review of the PUD, CALUP, and
SEPA review and includes the Development Services Director’'s decision on Process Il
applications (CALUP, SEPA) and a recommendation on the Process | application (PUD) for
review by the Hearing Examiner. Upon issuance of this staff report a 14-day administrative
appeal period will begin for the CALUP and SEPA determination. Following the appeal period,
a public hearing will be held with the City’s Hearing Examiner on the PUD. Upon issuance of
a decision by the Hearing Examiner a 21-day judicial appeal period will apply in accordance
with the Land Use Petition Act, Chapter 36.70C RCW, and BCC 20.35.070(A).

SITE CONTEXT AND SITE DESCRIPTION

A. SITE CONTEXT
The subiject site is located in the southern portion of the City of Bellevue, in the Newcastle
subarea, near the municipal boundary with the City of Newcastle. See Figure 3, Vicinity Map
below.

Figure 3: Vicinity Map
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The site’s Comprehensive Plan designation is Single-Family Medium (SF-M). The
development parcels are zoned R-3.5, which is a single-family residential zone allowing for a
maximum of 3.5 dwelling units per acre. The development parcels include two tax parcels
zoned R-1, which are deed restricted.

The site is surrounded on the north, west and south by the city-owned Coal Creek Natural
Area (approximately 450 acres), which is a heavily forested area managed by the City as
natural open space. To the southeast of the site is the Red Town Trailhead and the King
County Cougar Mountain Regional Wildland Park, approximately 3,100 acres of natural open
space.

To the east of the subject site, across Lakemont Blvd SE, is R-1 zoning to achieve a density
of approximately one unit per acre. These residential lots are not currently served by City
water or sewer utilities. Further to the north of the subject site and abutting the Coal Creek
Natural Area is the Forest Ridge neighborhood. This neighborhood is zoned R-3.5 and
developed with more than 250 residences on typical lot sizes ranging from approximately
9,500 SF to 12,500 SF. See Figure 4 Zoning Map, below.

Figure 4. Zoning Map
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B. SITE DESCRIPTION

The subject site is comprised of two lots: the Jentry lot (APN 262405-9022, 7.45 acres) on the
north portion of the site and the Swanson lot (APN 262405-9019, 4.84 acres) on the south
portion of the site. King County established restrictive covenants on the western portion of
the Jentry and Swanson lots which are shown as two separate tax parcels on each of the two
lots to create four tax parcels total. The King County Assessor’s Office established the two
tax parcels on each lot to allow two different tax rates; one rate is reserved for the residential
property, the second is for untaxed parkland. The untaxed parkland (Tax Parcels 262405-
9056 and 9057) is zoned R-1 and is defined by a deed restriction that was granted to prevent
development adjacent to the Coal Creek regional trail and park. These tax parcels are not
distinct legal lots for zoning and land use purposes; they cannot be segregated from the
development proposal and are under private ownership but with restricted usage. See
property survey and records in the Project File (DSD 000184 — 000373). The PUD proposal
does not include the R-1 tax parcels in the calculation of residential density and no
development is proposed on the parcels consistent with the deed restrictions. See Figure 5
Restrictive Covenant Parcels, below.

Figure 5. Restrictive Covenant Parcels
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There are three houses, one barn and five outbuildings (nine total) currently located on the
site. Two houses are located on the north parcel (address 7219 Lakemont Blvd SE) and one
house on the south parcel (address 7331 Lakemont Blvd SE). A Cultural Resources
Assessment by Tierra Right of Way dated April 19, 2017, in the Project File (DSD 001090 -
001191) determined that none of the existing structures on the site are eligible for local, State,
or Federal historic registers. The existing structures would be removed for the proposed

development. See SEPA Review Section V of this Staff Report for more information on
historic structures and cultural resources.

The site is divided into two distinct topographic and vegetation areas. The eastern portion of
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the site (approximately 5.9 acres) fronting on Lakemont Blvd SE has been historically
developed with single-family residences and maintained mowed lawn or open pasture. This
area of the site was an active working farm for more than 60 years, used for grazing as well
as for growing hay and alfalfa crops. This east part of the site has moderate topography,
sloping down from east to west from an elevation of 662 feet to 620 feet, with slopes ranging
from approximately 6 to 10%. The edges of the open pasture area include early successional
forest that has been historically disturbed by the previous farm operations. The site
topography steepens significantly from the edges of the maintained pasture area, transitioning
to the western forested stream ravines. The proposed development area is limited to this
eastern portion of the site area. See Figure 6 for existing site, below.

Figure 6: Aerial View of Site (DSD 000456)
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The west portion of the site is encumbered with environmental critical areas including forested
steep slope areas, streams and wetlands The west portion of the site is separated from the
development area by a steep-sloped stream ravine (Stream 1). Stream 1 bisects the site,
with the proposed development area to the east of the stream ravine. The site area to the
west of Stream 1 is undeveloped with mixed deciduous and coniferous forest. To the north
of the proposed development area, the site slopes steeply down to Stream 2. Stream 2 flows
west into Stream 1. Off site to the south is Stream 3, located within the Coal Creek Natural
Area. Stream 3 flows west into Coal Creek which is located along the southwestern property
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boundary, merging off-site near the southwest corner of the site. See Figure 7, Existing Site
Vegetation Conditions, below for the stream locations. The streams and critical areas are
discussed in detail in Section Il of this Staff Report.

Figure 7 below, shows existing site conditions including streams, wetlands and existing
vegetation conditions on the site. The figure characterizes the existing site vegetation,
indicating the undisturbed forested area on the western portion of the site (Teal), the
maintained pasture on the eastern portion of the site (Tan), and the early successional forest
vegetation (Purple) and disturbed areas along the interface between the proposed
development area and the critical area tract (Green). Figure 7 is plan sheet W1.0 in the Critical
Areas Report in the Project File (DSD 000496).

Figure 7: Existing Site Vegetation Conditions (DSD 000496)
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DESCRIPTION OF CRITICAL AREAS, FUNCTIONS, IMPACTS, AND MITIGATION

A. OVERVIEW OF CRITICAL AREAS, IMPACTS, AND MITIGATION

Overview

Critical areas on the subject site include streams, wetlands, and geologic hazard areas
including steep slopes and coal mine hazard areas. Habitat areas associated with
species of local importance are also considered critical areas, although determination
of the boundaries or delineation of these areas is not specifically defined in the code.
Per LUC 20.25H.050.B, areas of habitat, seismic hazards and coal mines “do not
include absolute restrictions on development or activity”, which is allowed so long as
applicable performance standards are met.

Steep slope critical areas, streams, wetlands and their associated buffers constitute
approximately 6.2 acres or 51% of the total site area and comprise the western portion
of the site that is within proposed Tract Z. Due to the overlapping nature of the critical
areas on the site and the applicant’s intent to place the western portion of the site into
a separate tract, the area of Tract Z has been considered entirely critical area or buffer.
Impacts within this area are not itemized per critical area but considered cumulatively.
For the purposes of calculating density discussed later in this report, the calculation of
density is based on the specific extent of critical areas and buffers present. Figure 8
below shows a composite map of the critical areas and critical area buffers present on
the site. Figure 8 is civil plan sheet P2 in the Project File (DSD 000137).
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Figure 8: Critical Areas Map (DSD 000137)
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Critical areas and critical area buffers (i.e., stream, wetland and steep slope buffers)
overlap on the subject site. Streams surround the development area in ravines and
the stream banks qualify as steep slope critical areas. A 50-foot buffer is measured
from the “top-of-slope,” a term defined in Land Use Code 20.50 which establishes the
edge of qualifying steep slope critical areas. lIdentified streams 1, 2, and 3 are Type-
N streams per the submitted Critical Areas Report in the Project File (DSD 000403 -
000543). Type-N streams require a 50-foot stream buffer. Coal Creek is a Type-F
stream and requires a 100-foot buffer. Stream buffers are measured from the “top-of-
bank,” which is defined in Land Use Code 20.50.048. The result of the “top-of-bank”
definition is that the stream buffers are measured from the top of the steep sloped
stream banks and largely coincide and overlap with the “top-of-slope” steep slope
buffers. The wetlands and wetland buffers on the west portion of the site are all located
within the stream buffer and in steep slope/steep slope buffer areas.

It is important to note that the definition of “top-of-bank” in Bellevue’s Land Use Code
results in a stream buffer that contains much more of the riparian corridor and functions
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that support the stream than traditional methodology that measures a buffer from the
edge of the stream channel Ordinary High-Water Mark (OHWM). Measurement from
a stream’s OHWM only results in protecting the stream channel. Buffers measured
from the top-of-bank as defined in Bellevue’s Land Use Code result in significantly
larger or wider stream buffers. For example, the non-fish-bearing Stream 1 on-site
requires a 50-foot stream buffer. Measuring this buffer from the top-of-bank yields a
buffer width that reaches between 80 to 130 feet from the actual stream channel
OHWM due to the ravines adjacent to the streams. See Figure 9 below for an
approximate example. Measuring the stream buffer from the top-of-bank provides
additional water quality and hydrology protection and recognizes that the steep slopes
adjacent to the streams provide riparian and habitat functions.

Figure 9: Top-of-Bank Buffer Comparison to OHWM Buffer
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Overview of Critical Area Impacts

There are 269,220 SF (6.2 acres) total critical area and buffers on the subject site.
The proposed buffer reductions total 21,575 SF (0.5 acres) or 8% of the total.
Proposed impacts to critical areas include construction-related impacts of 2,161 SF for
the construction of a soft-surface trail in the critical area tract, 104 SF for the gabion
basket energy dissipator for the stormwater outfall, and 646 SF for the stormwater
directional bore staging area. See Figure 10 of this Staff Report below for critical area
impacts. Figure 10 is plan sheet W1.1 in the Critical Areas Report in the Project File
(DSD 000497).

The buffer impacts are located along the interface or boundaries between the
historically developed and managed area that transition to the undeveloped and
functional critical areas. The impacts would occur primarily within site areas that have
been previously disturbed or modified and currently have lower habitat quality (i.e.,
areas of pasture, mowed lawn, invasive species, areas of human disturbance). Figure
7 of this Staff Report above, shows that the outer edges of the buffers that would be
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impacted by the project are composed of disturbed early successional forest with non-
native or invasive plant understory and open areas degraded by frequent human
disturbance associated with the historic farm operations. Forested areas and higher
quality habitat areas would not be reduced or otherwise impacted by the proposed

development.
Figure 10: Critical Area Impacts (DSD 000497)

-FT-T-_f:‘
\

/

PLAN LEGEND

TFoC = o

\
PETLAND A —STREAM 2 |

f e
| 20 87D, BurrER

STREAM |—

Tl
EUFFER REDUCTION LESEND

REDUCED STREAM BUFFER FOR RIGHT-OF-HAY

'__’\ IMPROVEMENTS 4 =F
s WA \ / REDUCED STREAM BUFFERS 10,256 SF
(081 4
ook
}" Vi B REOUCED STEEP SLOPE BUFFER 3475 oF
e e
, o "\ COMBINED REDUCED STREAM ¢ STEEP SLOPE BUFFER 1230 oF
: \Y TOTAL BUFFER REDUCTION IMPACTS: 21575 oF
~
et
U772  TOTAL STRUCTURE SETBACK REDUCTION 5426 SF
CONSTRUCTICON IMPALTS LEGEND
P, SOFT SURFACE TRAIL 2161 5F
e SABION BASKET ENERSY DISSIPATOR § MANHOLES € I
HISTORICAL STRUCTURES
STAGING AREA IMPACTS FOR
DIRECTIONAL BORE PITS b6 oF
TOTAL CONSTRUCTION RELATED IMPACTS: 3)a21 5F

—— = m—FROPERTY LME

 Cant S Tl W
PROPOSED SITE PLAN AND IMPACTS ASSESSMENT
GRAPHIC SCALE =l

i rEET 25
m \ JL /

> %0 =

ALE, I's

Overview of Propdrsed Mitigation

To mitigate for the critical area buffer reduction the proposal would enhance the
overlapping steep slope buffer and stream buffer areas. The mitigation plan proposes
128,934 SF (3.0 acres) of buffer enhancement, restoration, and reestablishment (See
Figure 11 of this Staff Report for critical area buffer mitigation. Figure 11 is plan sheet
W1.2 in the Critical Areas Report in the Project File (DSD 000498). The buffer
mitigation would be located between the streams and the proposed development area.
The existing vegetation in the mitigation area is characterized primarily as disturbed
early successional forest with non-native or invasive understory, areas of early
successional forest with an understory of native shrubs, and openings with early
successional forest degraded by frequent human disturbance. Refer to Figure 7 of
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this Staff Report for a visual depiction of existing site vegetation conditions.

The proposal would also add 1,889 SF of enhanced buffer adjacent to the
development area, an additional buffer area beyond the extent of the standard stream
and steep slope buffer standards. The total proposed buffer mitigation area (130,823
SF) relative to the total buffer impact and reduction area (21,575 SF) would equate to
a between a 5:1 and 6:1 mitigation to impact ratio. Considering the impacts in the
buffer are primarily temporary disturbance this proposal achieves a 6:1 mitigation to
impact ratio when considering only the buffer reduction that is proposed, which is the
primary impact.

The mitigation plan also includes a 23,675 SF area to the west of Stream 1, which is
outside of critical area buffers and would be preserved as a wildlife corridor. This
upland area is contiguous with the Coal Creek Natural Area and would provide habitat
value as a wildlife corridor maintained in its existing state.

. Mitigation Plan — Concept and Approach

The type or level of the proposed mitigation depends on existing vegetation conditions;
the most heavily disturbed buffer areas adjacent to the development area would have
the most intensive replanting. The lesser disturbed buffer areas further west, that are
currently forested with native tree species, would be interplanted where trees are
lacking but planting here would be focused on establishing a native shrub understory.
The mitigation objective is to improve the critical area buffer functions and values,
particularly habitat functions, based on enhancing the existing vegetation conditions
on the site in the impacted area between the ecologically intact western parcel and the
historically disturbed eastern parcel. See Figure 12 of this Staff Report below for
Conceptual Buffer Mitigation Plan which is plan sheet W2.0 in the Critical Areas Report
in the Project File (DSD 000499).
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Figure 11: Critical Area Buffer Mitigation (DSD 000498)
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Figure 12: Conceptual Buffer Mitigation Plan (DSD 000499)
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B. STREAM DESCRIPTION, FUNCTIONS, IMPACTS, AND MITIGATION

i. Stream Description

Four (4) streams have been identified as on or adjacent to the subject site, please
refer to Figure 12 of this Staff Report above for stream locations.

1. Coal Creek. The headwaters of Coal Creek are to the southeast of the site in the
Cougar Mountain Regional Wildland Park and the stream flows generally to the
northeast through the Coal Creek Natural Area to Lake Washington. Coal Creek
flows along the southwest boundary of the subject site, mostly off-site, and is
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classified as a “Type-F water;” defined as waters that contain fish or fish habitat
(LUC 20.25H.075.B.2). Coal Creek supports salmonid habitat from its mouth at
Lake Washington up to the location of a natural fish passage barrier (waterfall)
approximately 760 feet to the northwest of the northwest corner of the site, or
approximately 1,260 feet downstream from where Coal Creek joins with Stream 1.
The fish passage barrier is also identified in the Washington State Department of
Fisheries Catalog of Washington Streams and Salmon Utilization, (Williams,
Laramie, and Ames 1975). The fish passage barrier would prevent the migration
of anadromous salmon up Coal Creek where adjacent to the site. The Ciritical
Areas Report also states there are likely no resident fish upstream of the natural
blockage due to coal mining in the area; however there have been no definitive
studies of fish presence upstream of the natural blockage.

The City code definition for a “Type-F water” includes fish habitat and the physical
characteristics of Coal Creek were found to meet the criteria for fish habitat in
Western Washington per WAC 222-16-031(3), as discussed in the Park Pointe
Coal Creek Typing Study (DSD 000502 - 000507). Type-F waters require a 100-
foot buffer and 20-foot structure setback from the buffer edge on undeveloped sites
(LUC 20.25H.035).

Stream 1 (DSD 000422 — 000425). Stream 1 is a perennially flowing stream that
drains a large basin (approximately 1,480 acres) located on the south side of
Newport Hill and Cougar Mountain. Stream 1 bisects the site; separating the
historic farm and maintained pasture area on the eastern portion of the site from
the undeveloped and relatively undisturbed mixed deciduous and coniferous forest
on the west portion of the site. Stream 1 flows into Coal Creek off-site along the
west boundary of the site. A large natural waterfall over a rock formation is near
to where Stream 1 intersects with Coal Creek, and this constitutes a natural fish
passage barrier as noted above. The Critical Areas Report noted that the stream
is fed by groundwater rich in dissolved iron and the streambed was coated by
oxidized iron deposits, which significantly reduces the presence of aquatic
macroinvertebrates and can be damaging to fish gills (Gerhardt and Westermann
1995; Johnson and Ritchie 2003; Peuranen et al. 1994; Vuori 1995). The heavy
iron precipitates observed in Stream 1 likely preclude the potential of resident fish
populations in the stream. Stream 1 is rated as a “Type-N water;” defined as a
water that is not a Type-S or F-stream but is physically connected by an above-
ground channel to a Type-S or F water. Type-N streams require a 50-foot buffer
and 15-foot structure setback from the buffer edge on undeveloped sites (LUC
20.25H.035).

Stream 2 (DSD 000425 — 000426). Stream 2 is a perennial tributary to Stream 1
and drains a small basin (approximately 80 acres) on the west side of Cougar
Mountain. It crosses under Lakemont Blvd SE through a 4-foot diameter concrete
culvert located just north of the northeast corner of the site. Stream 2 flows
westerly along the north boundary of the site for approximately 235 feet to Stream
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1. Stream 2 has a natural steep gradient greater than 16% and a demonstrated
lack of fish habitat and is therefore classified as a “Type-N water.” Type-N streams
require a 50-foot buffer and 15-foot structure setback from the buffer edge on
undeveloped sites (LUC 20.25H.035).

4. Stream 3 (DSD 000426). Stream 3 is a small off-site drainage located just south
of the site boundary. Itis conveyed underneath Lakemont Blvd SE through a pipe
located approximately 14 feet south of the southeast corner of the site. Stream 3
flows westerly in a deep, well-vegetated ravine for approximately 430 feet before
meeting with Coal Creek. The average gradient is greater than 16%, the stream
is likely ephemeral and upstream of the natural fish barrier on Coal Creek. Stream
3 is classified as a “Type-N water,” requiring a 50-foot buffer and 15-foot structure
setback from the buffer edge on undeveloped sites (LUC 20.25H.035).

Stream Functions and Values of Streams and Riparian Areas

Most of the elements necessary for a healthy aquatic environment rely on processes
sustained by dynamic interaction between the stream and the adjacent riparian area
(Naiman et al., 1992). Riparian vegetation in floodplains and along stream banks
provides a buffer to help mitigate the impacts of urbanization (Finkenbine et al., 2000
in Bolton and Shellberg, 2001). Riparian areas support healthy stream conditions.
Riparian vegetation, particularly forested riparian areas, affect water temperature by
providing shade to reduce solar exposure and regulate high ambient air temperatures,
slowing or preventing increases in water temperature (Brazier and Brown, 1973;
Corbett and Lynch, 1985).

Upland and wetland riparian areas retain sediments, nutrients, pesticides, pathogens,
and other pollutants that may be present in runoff, protecting water quality in streams
(Ecology, 2001; City of Portland 2001). The roots of riparian plants also hold soil and
prevent erosion and sedimentation that may affect spawning success or other
behaviors, such as feeding. Both upland and wetland riparian areas reduce the effects
of flood flows. Riparian areas and wetlands reduce and desynchronize peak crests
and flow rates of floods (Novitzki, 1979; Verry and Boelter, 1979 in Mitsch and
Gosselink, 1993). Upland and wetland areas can infiltrate floodflows, which in turn, are
released to the stream as baseflow.

Stream riparian areas, or buffers, can be a significant factor in determining the quality
of wildlife habitat. For example, buffers comprised of native vegetation with multi-
canopy structure, snags, and down logs provide habitat for the greatest range of
wildlife species (McMillan, 2000). Vegetated riparian areas also provide a source of
large woody debris that helps create and maintain diverse in-stream habitat, as well
as create woody debris jams that store sediments and moderate flood velocities.

Sparsely vegetated or vegetated buffers with non-native species may not perform the
needed functions of stream buffers. In cases where the buffer is not well vegetated, it
is necessary to either increase the buffer width or require that the standard buffer width
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be restored or revegetated (May 2003). Until the newly planted buffer is established
the near-term goals for buffer functions may not be attained.

Riparian areas often have shallow groundwater tables, as well as areas where
groundwater and surface waters interact. Groundwater flows out of riparian wetlands,
seeps, and springs to support stream baseflows. Surface water that flows into riparian
areas during floods or as direct precipitation infiltrates into groundwater in riparian
areas and is stored for later discharge to the stream (Ecology, 2001; City of Portland,
2001).

Stream and Stream Buffer Impacts

The proposal would result in no direct impacts to streams. The stream buffers border
the development area, and the project proposes to reduce stream buffer widths to
accommodate the development footprint.

The proposal would encroach into or reduce stream buffers by a total of 17,600 SF;
with 10,256 SF of stream buffer reduction, 7,230 SF of combined or overlapping
stream and steep slope buffers, and 114 SF of reduced stream buffer for right-of-way
improvements on Lakemont Blvd SE (see Figure 10 of this Staff Report, Critical Areas
Impacts). The buffer impacts are located toward the outer edge of the development
area, where the development area interfaces with the outer portion of the critical area
buffers. Stream buffer impacts would occur within areas of low habitat quality, areas
that have been disturbed and modified (i.e., pasture, mowed lawn, invasive species,
human disturbance, trash, etc.). In addition to the above stream buffer impacts, the
proposal would have 3,192 SF of temporary construction-related impacts.

A structure setback is required from the edge of critical area buffers to allow for access
and maintenance of buildings without encroaching into buffers. The standard structure
setback from stream buffers on undeveloped sites is 20 feet for Type-F streams (Coal
Creek) and 15 feet for a Type-N streams (Streams 1, 2 and 3). The proposal would
reduce the structure setback from the edge of the stream buffers that surround the
proposed area of development to 12 feet. The total reduction to the structure setback
area would be 5,426 sf. This reduction to the structure setback minimizes additional
reductions to the stream buffer. The Critical Areas Report addresses the structure
setbacks and states the proposed 12-foot structure setback will be adequate to allow
for maintaining the structures and allowing for access without intrusion into the stream
buffer (DSD 000438 - 000439). The Critical Area code allows for waiving or modifying
the structure setback on undeveloped sites, provided an applicant meets the criteria
in LUC 20.25H.075.D.3. See Section IV of this Staff Report - Consistency with Part
20.25H Critical Areas Overlay District.

. Stream and Stream Buffer Mitigation

The proposal includes a total of 130,823 SF of critical area buffer enhancement,
restoration, and re-establishment (see Figure 11 of this Staff Report and DSD 000498
in the Project File for Critical Area Buffer Mitigation). This mitigation includes the
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overlapping steep slopes and streambank/stream buffer areas surrounding the
development area of the site. See above Section IIl.A.3-4 of this Staff Report for
further information about the overall mitigation concept, approach, and the conceptual
mitigation plan.

C. WETLANDS DESCRIPTION

i. Wetland Description

Three (3) wetlands, A, AA, and B have been found on-site during the review of this
project. These were delineated consistent with methodology described in the U.S.
Army Corps of Engineers Regional Supplement to the Corps of Engineers Wetland
Delineation and Identification Manual: Western Mountains, Valleys, and Coast
Region, Version 2 (U.S. Army Corps of Engineers 2010. At the time of application
submittal, these wetlands were rated using the Washington State Wetland Rating
System for Western Washington of 2004 which was consistent with the Land Use
Code atthe time. The City updated its critical area ordinance and shoreline regulations
in 2018 which included LUC 20.25H.095.C that adopted the 2014 wetland rating
system or “as amended” by the Department of Ecology. In 2018 DOE issued guidance
that amended the habitat score ranges due to feedback and review of the data used
to create the scoring system. The applicant revised their Critical Areas Report to
update the wetland rating forms to be consistent with the 2014 update from the
Department of Ecology. This revised report, dated January 11, 2023, is consistent
with the City’s current wetland regulations and amendments made by the Department
of Ecology to the habitat scoring system. Please refer to Figure 10 of this Staff Report,
for the location of wetlands on the site and the Critical Areas Report in the Project File
(DSD 000403 — 000543) for complete wetland analysis.

Wetland A and B are Category lll wetlands that require a 60-foot buffer, based on their
habitat score of five points. The remaining wetland AA that was previously identified
as a category IV wetland with no wetland buffer is no longer regulated as a wetland.
This wetland was shown to be off-site and adjacent to Stream 2, near where the stream
crosses under Lakemont Boulevard. During the recent update of the report the project
biologist found that this previously identified wetland is a “settling basin” facility that is
part of a larger City of Bellevue plan to remove sediment from Coal Creek (Critical
Areas Report, DSD 000420). As a result, wetland AA is no longer a regulated wetland,
but there is no change to the project plans as this wetland had no buffer required
previously.

Wetlands A and B and their associated 60-foot buffers are all contained within
overlapping steep slope and stream buffer areas which is the same condition that
existed under prior wetland rating that used the 2004 rating system. The wetlands and
wetland buffer areas are preserved in the proposed critical area tract (Tract Z). No
impacts are proposed to any wetlands or wetland buffers by this proposal.

The proposed development would not result in direct or indirect impacts to regulated
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wetlands or wetland buffers on the site. See Figure 10 of this Staff Report, Critical
Areas Impacts. The wetlands and wetland buffers are all located within the interior of
the proposed critical areas tract (Tract Z) and distant from the boundary of the
development area where critical area buffer impacts would occur. Despite no
proposed impacts, wetland buffers are included in the overall critical area buffer
enhancement, restoration, and re-establishment mitigation (130,823 SF). See Figure
11 of this Staff Report, Critical Area Buffer Mitigation, DSD 000498.

D. GEOLOGIC HAZARD AREAS DESCRIPTION, FUNCTIONS, IMPACTS, MITIGATION

i. Geologic Hazard Area Description
Geological Hazard Areas that are described in the Land Use Code include hazards
posed from steep slopes, areas prone to landslides, areas susceptible to seismic
issues, and areas where historic coal mining activities occurred. The site was
evaluated for the hazards listed below. Steep slope critical areas and coal mine
hazard areas were found to be present on the site.

1. Steep Slope Critical Areas. Steep slope areas are defined in the Critical Areas
code as: Slopes of 40 percent or more that have a rise of at least 10 feet and
exceed 1,000 square feet in area, LUC 20.25H.120.A.2. Steep slopes and the
steep slope buffer areas on the site have not been separately quantified, but are
depicted on Figure 8, Critical Areas Map. As previously discussed in Section Ill.A
of this Staff Report, steep slope areas and associated buffers overlap or are
contained within stream buffers on the site.

2. Landslide Hazard Areas. Landslide hazard areas are defined in the Critical Areas
code (LUC 20.25H.120.A.1) as slopes of 15% or more exhibiting characteristics
such as areas of historic slope failures, areas with seeps indicating shallow
groundwater, etc. The Geotechnical Engineering Study states they did not
observe signs of slope instability or historic landslides (Geotech Consultants, Inc.,
January 19, 2016, DSD 000545). Groundwater seepage was observed at a few
locations, perched on denser underlying soil layers. The seepage areas are
primarily located in areas designated as steep slope critical areas that are outside
the proposed development area. The Geotechnical Response to Corrections
Letter concluded the perched groundwater doesn’t significantly affect deep slope
stability. (Geotech Consultants, Inc., January 19, 2018, DSD 000596). There are
no landslide hazards identified on-site and these are not discussed further in this
report.

3. Seismic Hazard Areas. Land Use Code 20.25H.120.A.4 describes seismic
hazards areas as areas of known faults or Holocene displacement, based on the
most up-to-date information, or mapped areas of “moderate to high” or “high”
hazard liquefaction susceptibility by the Washington Department of Natural
Resources Liquefaction Susceptibility Map of King County, Washington, 2004, as
amended. The Geotechnical Engineering Study states “the site soils are not
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susceptible to seismic liqguefaction because of their dense nature and the absence
of near-surface groundwater (Geotech Consultants, Inc., January 19, 2016, DSD
000549). There are no specific seismic hazards identified on-site and these are
not discussed further in this report.

4. Coal Mine Hazard Areas. Areas mapped or designated by the City as potentially
affected by abandoned coal mines. Due to the presence of coal mines on the site
and the unique nature of these critical areas, they are discussed separately in more
detail in section E below.

Geologic Hazard Areas Functions and Values

Geologic hazards pose a threat to the health and safety of citizens when commercial,
residential, or industrial development is inappropriately sited in areas of significant
hazard. Some geologic hazards can be reduced or mitigated by engineering, design,
or modified construction practices. When technology cannot reduce risks to
acceptable levels, building in geologically hazardous areas is best avoided (WAC 365-
190).

Geologically hazardous areas may serve several other functions and possess other
values for the City and its residents. Several of Bellevue’s remaining large blocks of
forest are in these areas, providing habitat for a variety of wildlife species and
important linkages between habitat areas in the City. These areas also act as conduits
for groundwater, which drains from hillsides to provide a water source for the City’s
wetlands and stream systems. Vegetated slopes also provide a visual amenity in the
City, providing a “green” backdrop for urbanized areas enhancing property values and
buffering urban development.

Steep Slope/Buffer Impacts

The proposed development would not result in direct impacts to the steep slope critical
areas identified on the site. Steep slope and landslide hazard areas require a 50-foot
buffer from the identified top-of-slope (LUC 20.25H.120.B1). The proposed
development would impact or reduce a total of 11,205 SF of steep slope buffer area;
with 3,975 SF of impact to steep slope buffers and 7,230 SF of impact to combined
steep slope buffer and stream buffer areas. See Figure 10 of this Staff Report, Critical
Area Impacts and DSD 000497 in the Project File.

The geotechnical report recommends that the 50-foot steep slope buffer can be
reduced to 10 feet to allow for the proposed development, “based on the absence of
past landslides on the site slopes and the competent conditions of the native soils that
compose the core of the site” and recommends an additional 10-foot structure setback
from the reduced steep slope buffer (Geotechnical Engineering Study, Geotech
Consultants, Inc., January 19, 2016, Conclusions and Recommendations, DSD
000547). The site plan generally provides a 40-to-65-foot buffer from the identified
top-of-slope to the boundary of the development area. However, the steep slope buffer
is reduced to a minimum of 10 feet in some areas in the north portion of the site. The
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report recommends a 10-foot structure setback from the buffer. A 15-foot structure
setback is provided from the edge of the buffer to the boundary of the development
area in the north. The overall result is that the proposed residences in the north would
be setback a minimum of 25 feet from the top of the steep slope critical areas.

. Steep Slope/Steep Slope Buffer Mitigation

The proposal includes a total of 130,823 SF of critical area buffer enhancement,
restoration, and re-establishment (see Figure 11 of this Staff Report, Critical Area
Buffer Mitigation, and DSD 000498 in the Project File). This mitigation includes the
overlapping areas of steep slopes/steep slope buffers and stream buffer areas
surrounding the development area of the site. See Section IIl.A.iii-iv of this Staff
Report for further information about the overall mitigation concept and approach and
the conceptual mitigation plan.

E. COAL MINE HAZARDS DESCRIPTION, IDENTIFICATION AND CLASSIFICATION,
IMPACTS, AND MITIGATION

Coal Mine Hazard Description

The direct hazard posed to any development on a site with coal mining activity arises
from the potential for collapse or subsidence of underground mines that could impact
any development above. LUC 20.25H.130 classifies coal mine hazards as Coal Mine
Subsidence (CMS) Zones 1 and 2. Properties are placed into CMS zones based on
Bellevue’s identification and mapping of historical coal mining locations. This initial
designation is based on general information and site-specific assessment is required
as part of any proposal on a site with indication of past coal mining. Sites are required
to be evaluated as part of development proposals to determine if the mines are
classified as CMS Zone 1 or CMS Zone 2. Projects are then required to meet the
requirements of the specific CMS zone that is determined to exist on the property or
demonstrate which specific CMS Zone classification is warranted based on site
analysis. See Figure 13 of this Staff Report for generalized Coal Mine Hazard Area
Map of the subject site.
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Figure 13: Coal Mine Area Map
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Coal Mine Hazard Identification and Classification

The subject site is located within the Newcastle mining district, which was actively
mined from about 1879 to 1930, with intermittent activity from 1930 to about 1960.
The applicant prepared a Preliminary Coal Mine Hazard Assessment (Icicle Creek
Engineers, December 1, 2014, DSD 000626 - 000639) and a Revised Report Coal
Mine Hazard Assessment and Ground Proofing Program (Icicle Creek Engineers,
October 5, 2016, DSD 000697 - 000753), which include a summary of the historic coal
mining activity underlying the site.

Three abandoned underground coal mines underly a portion of the site, based on
review of historic mine maps: the Newcastle Mines (No. 4 Mine/Coal Seam and the
No. 3 Mine/Coal Seam) and the Ford Slope (Muldoon Mine/Coal Seam). All these
mines were large-scale operations. The coal was extracted underground using “room
and pillar” mining methods on seams dipping about 40 degrees below the horizontal
to the north-northeast.

The preliminary report provides the following description of coal mine features
underlying the subject site:

“A tunnel (main slope) that accessed the No. 4 Mine underlies the south end of the
Swanson property at approximately O feet at the collapsed mine entry) to about
140 feet below the ground surface. The entrance to the No. 4 Mine main slope,
as shown on Figure 3, can be observed from the Coal Creek Trail about 20 feet
south of the Swanson property and is partially filled in. As shown on Figure 3, the
No. 4 Coal Seam is unmined along strike adjacent to the access tunnel underlying



DSD - 000027

Park Pointe PUD
16-143970-LK and 16-145946-L.O
Page 27 of 133

the south end of the Swanson property. A second access tunnel is located about
175 feet south of the southeast corner of the Swanson property as shown on Figure
3. This access tunnel is now buried under Lakemont Boulevard SE and has been
“opened” at various times by a sinkhole (that a car fell into) and during the
installation of a main gas line in the early 1990s. The thickness of the No. 4 Coal
Seam was reported to be approximately 6 feet (Skelly and Loy, 1985). The coal
seam was worked on multiple levels that were partially to completely worked out
using room-and-pillar mining methods (coal extraction exceeding 80 percent). The
thickness of the No. 3 Coal Seam was approximately 5 to 10 feet (Skelly and Loy,
1985). The coal seam was worked similar to the No. 3 Coal Seam with coal
extraction exceeding 90 percent. The thickness of the Muldoon Coal Seam was
approximately 6 feet (Skelly and Loy, 1985) and was extensively mined with
extraction ratios exceeding 90 percent.”

The subject site is comprised of two parcels, the Jentry property (north parcel) which
was mapped within the CMS Zone 1 and the Swanson property (south parcel) mapped
in the CMS Zone 2. The Preliminary Coal Mine Hazard Assessment identified the
individual mines and mining depths on each of the parcels, as shown on Figures 14
and 15 of this Staff Report and DSD 000637 and 000629 respectively in the Project
File.

Figure 14: Mine Locations (DSD 000637)

Jentry Parcel Red Box

Swanson Parcel Pink Box
Mine 3 Yellow Lines
Jentry Property Mine 4 Green Lines
Muldoon Seam Orange lines
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Figure 15 — Mine Depths for Each Property (DSD 000629)

Mine lentry Property Swanson Property
Depth to Mine Workings (feet) | Depth to Mine Workings (feet)
M. 4 Mine 350 to 685 <20 ta 350
Mg, 3 Mine 630 to 960 300 to 630
Ford Slope (Muldoon Coal 5eam) | not mined (coal seam is intact) =930

The Preliminary Coal Mine Hazard Assessment (Icicle Creek Engineers, December 1,
2014, DSD 000631) estimated the potential for regional trough subsidence from the
combined effects of the mine workings of the No. 4, No. 3 and Muldoon Coal Seams
underlying the properties using the procedures described in LUC 20.25H.130.H;
including a detailed review of historic data and direct subsurface information. The
analysis concluded that a Coal Mine Subsidence (CMS) Zone 1 does not exist on the
subject site because the magnitude of ground tilt and ground strain are less than the
code-defined thresholds for damage.

The report concluded (DSD 000631 — 000632) that the south portion of the subject
site is within a Coal Mine Subsidence (CMS) Zone 2 area, because the area is
underlain by shallow coal mine workings and the access tunnel of the No. 4 Mine at a
depth less than 200 feet, consistent with LUC 20.25H.130.C.2.

A Revised Report Coal Mine Hazard Assessment and Ground Proofing Program
(Icicle Creek Engineers, October 5, 2016, DSD 000697 - 000753) was prepared to
focus on the south portion of the site, which was identified as a CMS Zone 2 area in
the preliminary assessment. The revised report included a surface reconnaissance
and a site-specific subsurface investigation to better evaluate the hazards related to
abandoned underground coal mines and identifies mitigation measures to eliminate
the risk of sinkholes and potential subsidence effects.

The CMS Zone 2 area was classified as the area underlain by the access tunnel (Main
Slope) and the No. 4 Mine working at a depth less than 200 feet (DSD 000700).
Subsurface investigation or ground-proofing was conducted in the identified CMS
Zone 2 area, where the No.4 mine workings were identified at a depth of less than 20
feet to 350 feet below the ground surface. Sixteen shallow test borings were drilled
for mine targets less than 100-feet deep and deeper test borings were drilled for mine
targets to approximately 170 feet.

Within the CMS Zone 2 area, the report identifies (DSD 000699) a “Primary Area of
Interest” (PAOI) where residential development is proposed and a “Secondary Area of
Interest” (SAOI) where a stormwater underground vault is proposed to be located. The
report recommends declassifying the identified “Primary Area of Interest” (PAOI)
outside of the “Secondary Area of Interest” (SAOI), the Lower Risk and Higher Risk
CMS Zone 2 areas. An updated map of the location of abandoned underground mine
workings was provided in the report based on the current ground proofing study (See
Figure 16 of this Staff Report and DSD 000709 in the Project File). The Coal Mine
Hazards Map was also modified based on the results of the ground proofing (see
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Figure 17 of this Staff Report and DSD 000710 in the Project File).

Figure 16: Focused Study of CMS Zone 2 On-Site (DSD 000709)
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iii. Coal Mine Hazard Area Impacts and Mitigation
Development in coal mine hazard areas could result in subsidence or sinkholes due
to the collapse of abandoned coal mines. This could result in impacts to structures,
infrastructure, site improvements, and risks to human safety. The mitigation for coal
mine hazard areas is primarily avoiding development in the identified hazard areas.

The report recommends that a 100-foot wide “corridor,” where the No. 4 mine inclined
mine shaft is located, be classified as a CMS Zone 2 (DSD 000704). Based on the
results of the sub-surface ground-proofing, the report identifies a Lower Risk CMS
Zone 2 and a Higher Risk CMS Zone 2. The report recommends that development in
the Lower Risk CMS Zone 2 be limited to a stormwater detention pond or underground
vault, and that no development occur within the higher risk zone. See Figure 18 of
this Staff Report for a depiction and DSD 000704 in the Project File for
recommendations. The proposed site plan meets the report’s recommendations, no
development is shown in the Higher Risk CMS Zone 2 and the stormwater vault is
located in Lower Risk CMS Zone 2.

The report concludes that the Lower Risk CMS Zone 2 could be used for a stormwater
vault, provided that the stormwater vault is sited within the area where the mine shaft
is more than 100 feet below the ground surface (Revised Report Coal Mine Hazard
Assessment and Ground Proofing Program, October 5, 2016, DSD 000704).

Figure 18: Coal Mine Subsidence (CMS) Zone 2
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F. HABITAT ASSOCIATED WITH SPECIES OF LOCAL IMPORTANCE DESCRIPTION,
FUNCTIONS, IMPACTS AND MITIGATION

Habitat Description

The subject site includes forested steep slopes, streams and associated riparian areas
and wetlands. These critical areas all provide habitat for animals and birds. The
Critical Areas code LUC 20.25H.150 specifies 23 specific animal, bird, and fish species
of local importance.

The Critical Areas Report includes a table that lists the species of local importance
with an analysis of the likelihood of a species presence on the site (Section 4.2.4,
Table 1., Critical Areas Report, Habitat Evaluation, and Conceptual Mitigation Plan,
Talasaea Consultants, Inc., Revised January 11, 2023, DSD 000427 - 000429). The
report concluded that six (6) of the listed species have a likelihood of being present on
the site, and that likelihood is typically low to very low. These species are Bald eagle
(migration only), Pileated woodpecker, Red-tailed hawk, Townsend’s big-eared bat,
Keen’s myotis, and the Long-eared myotis. Townsend’s big-eared bat is a Federally
listed species of concern and a State-listed candidate species. Pileated woodpecker
is a State-listed candidate species.

Areas with mature forests (forests with significant numbers of dead or dying conifers
and soft-wood deciduous trees) are found on the west portion of the subject site and
in the surrounding natural areas and provide habitat for these six species and for a
multitude of other species not currently included on Federal or State priority species
lists.

The Critical Areas Report (Appendix G) also includes an evaluation of potential habitat
functions on the site using the City’s Urban Wildlife Habitat Functional Assessment
Model (The Watershed Company 2010). This model assesses and rates the ability of
a property to provide usable habitat for wildlife. See DSD 000520 - 000532 for more
details and conclusions of the model.

Habitat Functions and Values

Urbanization, the increase in human settlement density and associated intensification
of land use, has a profound and lasting effect on the natural environment and wildlife
habitat (McKinney 2002, Blair 2004, Marzluff 2005, Munns 2006), is a major cause of
native species local extinctions (Czech et al 2000), and is likely to become the primary
cause of extinctions in the coming century (Marzluff et al. 2001a). Cities are typically
located along rivers, on coastlines, or near large bodies of water. The associated
floodplains and riparian systems make up a relatively small percentage of land cover
in the western United States, yet they provide habitat for rich wildlife communities
(Knopf et al. 1988), which in turn provide a source for urban habitat patches or
reserves. Consequently, urban areas can support rich wildlife communities. In fact,
species richness peaks for some groups, including songbirds, at an intermediate level
of development (Blair 1999, Marzluff 2005). Protected wild areas alone cannot be
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depended on to conserve wildlife species. Impacts from catastrophic events,
environmental changes, and evolutionary processes (genetic drift, inbreeding,
colonization) can be magnified when a taxonomic group or unit is confined to a specific
area, and no one area or group of areas is likely to support the biological processes
necessary to maintain biodiversity over a range of geographic scales (Shaughnessy
and O’Neil 2001). As well, typological approaches to taxonomy or the use of indicators
present the risk that evolutionary potential will be lost when depending on reserves for
preservation (Rojas 2007). Urban habitat is a vital link in the process of wildlife
conservation in the U.S.

Impacts to Habitat Associated with Species of Local Importance

The proposal would not result in significant impacts to habitat associated with species
of local importance as determined in the submitted Critical Areas Report. The impacts
to critical area buffers (total of 21,575 SF, see Figure 10 of this Staff Report) are
primarily limited to areas where the existing buffer conditions are degraded and
provide low habitat functions. The critical areas tract (Tract Z) comprising the 6.3-acre
west portion of the site would be preserved and provides the most significant habitat
functions and values as this site area contains mature forest with a continuous canopy
interfacing with the site’s streams and wetlands.

The proposed development area on the east portion of the site has been maintained
as mowed pasture. This open meadow area may be used by Merlin and Red-tailed
Hawks as foraging habitat. Both bird species are listed as species of local importance.
The Critical Areas Report (Table 1) noted that Red-tailed Hawks are likely to be
present on the site with the open pasture providing a population of suitable prey
species while trees along the edges of the pasture provide perches and potential nest
trees. Merlin were noted to have a low or very low probability of presence on the site
because the species generally prefer open country to dense forest, although the
pasture may provide enough open ground.

The Critical Areas Report provides an assessment of the potential impact to Merlin
and Red-tailed Hawk habitat as a result of the potential loss of pasture as foraging
habitat (DSD 000426 - 000430). It assessed the open areas that may be used by Red-
tailed Hawks and Merlin within approximately % mile around the subject site. The total
assessment area of 503 acres contains approximately 34.7 acres of open area that
has potential foraging habitat. The subject site contains approximately 4.8 acres or
14% of the 34.7 acres identified as potential foraging habitat. The report notes that
although the impact to the potential foraging habitat is small compared to the overall
assessment area, that continued small losses over a larger area could lead to more
significant losses of habitat for Red-tailed Hawk and Merlin. However, the report also
noted that nationwide the populations of Merlin and Red-tail Hawks are seen as stable
and increasing despite the increases in urbanization.

. Mitigation to Habitat Associated with Species of Local Importance

The proposal includes 130,823 SF of critical area buffer enhancement, restoration and
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re-establishment as shown on Figure 11 of this Staff Report. The proposed buffer
mitigation (130,823 SF) relative to the total buffer reduction (21,575 SF) would equate
to a 6:1 mitigation to impact ratio. See Section IIl.A.iii-iv of this Staff Report above for
more information on the mitigation approach and concept.

In addition to the buffer mitigation vegetation improvements, the Conceptual Buffer
Mitigation Plan (Figure 12) shows habitat features that would be incorporated into the
buffer mitigation area, including downed logs, stumps, and snags with swallow nesting
boxes. See Critical Area Mitigation Plans, Sheets W2.0 and W3.0 (DSD 000499 -
000500). These habitat features are intended to mimic features found in more mature
forests and are intended to foster overall habitat use on the site.

CONSISTENCY WITH LUC 20.25H CRITICAL AREAS OVERLAY DISTRICT

The City of Bellevue Land Use Code Critical Areas Overlay District (LUC 20.25H) establishes
procedures, standards and performance standards that apply to development on any site
which contains in whole or in part any portion designated as critical area or critical area buffer.
The Land Use Code also establishes applicability and standards for development proposed
through a Critical Areas Report that is part of a Critical Areas Land Use Permit.

The following performance standards found in LUC 20.25H for each critical areas category
apply to this project.

LUC Section Performance Standard Applicable Critical Area
20.25H.080 Performance Standards for Type-F Streams Streams
and Associated Stream Buffers
20.25H.075.D.3 | Structure Setback Modification Streams
20.25H.100 Performance Standards for Wetlands and Wetlands
Wetland Critical Area Buffers
20.25H.125 Performance Standards for Steep Slopes and | Steep Slopes
Buffers
20.25H.130 Performance Standards for Coal Mine Hazard | Coal Mine Hazards
Areas
20.25H.160 Performance Standards — Species of Local Habitat and Important

Importance Species
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The following code sections found in LUC 20.25H apply to projects that are proposed under
a Critical Areas Report.

LUC Section Critical Areas Report or Mitigation Standard
20.25H.230 Critical Areas Report — Purpose
20.25H.245 Incorporation of Best Available Science
20.25H.215 Mitigation Sequencing
20.25H.135 Mitigation and Monitoring — Additional Provisions for Steep Slopes
20.25H.140 Critical Areas Report — Additional Provisions for Steep Slopes
20.25H.145 Critical Areas Report — Approval of Modification of Steep Slopes
20.25H.165 Critical Areas Report — Additional Provisions for Habitat
20.25H.220 Mitigation and Restoration Plan Requirements

Staff reviewed the following reports and information submitted by the applicant to describe
and delineate critical areas on the site, describe and quantify proposed impacts and mitigation
to critical areas, and address requirements of the Land Use Code applicable to critical areas.
These documents are referenced throughout this report and are found in the Project File at
the pages noted.

e SEPA Environmental Checklist, Pace Engineers, Inc., Revised November 30, 2020
(DSD 000389 - 000402)

e Critical Areas Report, Habitat Evaluation, And Conceptual Mitigation Plan, Talasaea
Consultants, Inc., Revised January 23, 2023 (DSD 000403 - 000543)

e Geotechnical Engineering Study - Geotech Consultants, Inc., January 19, 2016 (DSD
000544 - 000585)

e Supplemental Letter - Geotech Consultants, Inc., March 29, 2017 (DSD 000586 -
000594)

e Geotech Consultants, Inc. Response to Corrections, January 19, 2018
(DSD 000595 - 000605)

o Geotech Consultants, Inc. Response to Corrections 2, June 5, 2018 (DSD 000606 -
000608)

e Geotech Consultants, Inc. Memorandum, Groundwater Recharge Concerns,
November 10, 2020 (DSD 000609 - 000610)

e Coal Mine Hazard Assessment, Associated Earth Sciences, October 15, 2014 (DSD
000611 - 000625)

e Preliminary Coal Mine Hazard Assessment, Icicle Creek Engineers, December 1,
2014 (DSD 000626 - 000639)

e Coal Mine Hazard Assessment and Ground Proofing Program, Icicle Creek Engineers,
August 2, 2016 (DSD 000640 - 000696)

e Revised Report, Geological Engineering Services, Proposed Park Pointe Property
Development, Coal Mine Hazard Assessment and Ground Proofing Program Swanson
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Property, Icicle Creek Engineers, October 5, 2016 (DSD 000697 - 000753)

e Letter, Geotechnical Consultation, Response to Comments — Coal Mine Hazards,
Icicle Creek Engineers, May 17, 2018 (DSD 000754 - 000755)

e Geotechnical Consultation, Response to Comments, Icicle Creek Engineers,
November 4, 2020 (DSD 000756 - 000757)

e Park Pointe Preliminary Storm Drainage Report, PACE Engineers, Revised November
30, 2020 (DSD 000758 - 000803)

o Park Pointe PUD Drainage Report, Davido Consulting Group, Revised November 15,
2022 (DSD-000804 - 000978)

e Arborist Report, Shoffner Consulting, September 27, 2016, revised May 21, 2018
(DSD 001390 - 001394)

A. CONSISTENCY WITH PERFORMANCE STANDARDS FOR STREAMS AND
WETLANDS

i. Performance Standards for Streams and Associated Stream Buffers — LUC
20.25H.080
Development on sites with a Type S or F stream or associated critical area buffer shall
incorporate the following performance standards in design of the development, as
applicable:

1. Lights shall be directed away from the stream.
Finding: Street lighting and outdoor residential lighting will be directed away from
streams and stream buffer areas and shielded to prevent light spillover. The
proposed stream buffer enhancement planting would also effectively screen
lighting impacts on the streams. Refer to Section XI.C of this Staff Report for
Condition of Approval Regarding Screening of Qutdoor Lighting.

2. Activity that generates noise such as parking lots, generators, and

residential uses, shall be located away from the stream or any noise shall be
minimized through use of design and insulation techniques.
Finding: Site roadways and activity areas are directed towards the center of the
site; the development area is not adjacent to streams. The mitigation plans include
planting dense vegetation in the stream and steep slope buffer areas around the
periphery of the development area which would function to reduce noise impacts
to the streams and riparian areas. The hours of construction that generate noise
are regulated per BCC 9.18.

3. Toxic runoff from new impervious area shall be routed away from the stream.
Finding: Road runoff and runoff from new impervious surface areas will be
collected and conveyed to the project’s on-site stormwater treatment and detention
facilities prior to discharging to Stream 1.

During construction, the contractor will operate under an NPDES permit that
requires a project specific Temporary Erosion and Sediment Control Plan, Spill
Containment and Counter Measures Plan and requirements for water quality
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monitoring and a reporting protocol. These measures will be enforced under the
Clearing & Grading Permit. Refer to Section XI.B of this Staff Report for
Condition of Approval Regarding Clearing and Grading Permit Required.
Treated water may be allowed to enter the stream critical area buffer.
Finding: All road runoff will be detained and treated before discharging into Stream
1. Clean rooftop runoff will be routed to stream buffers to maintain pre-
development hydrology. See Sheet E4 of Preliminary Civil Plans in the Project
File, DSD 000144.

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

Finding: The outer edge of stream buffer areas will be densely planted with native
plant species, and in combination with split-rail fencing will provide a clear limit
between the development area and critical area tract. The proposal includes a trail
system to allow for pedestrian access and passive enjoyment of the critical area
tract while precluding multiple informal trails and disturbance. The Final Mitigation
Plan shall include dense plantings along the boundary of the development area to
limit human and pet intrusion into the critical area tract. The planting density shall
be consistent with the City’s Critical Areas Handbook. Refer to Section XI.B of
this Staff Report for Condition of Approval Regarding Final Mitigation Plans
and Fencing and Sighage.

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

Finding: The applicant has offered to dedicate the critical area tract (Tract Z) to
the City of Bellevue and, if the dedication occurs, the Parks Department will
assume the long-term landscape maintenance of stream buffer areas after the
applicant’s 10-year mitigation monitoring and maintenance period.

The Critical Areas Report includes a Vegetative Management Plan (Appendix H,
DSD 000533 - 000537) to guide general landscape maintenance practices as well
as maintenance practices for the mitigation area and it incorporates measures from
the City’s “Environmental Best Management Practices.”

In addition, the Salmon-Safe Certification includes a condition (Condition 6, Report
of the Science Team, October 8, 2018, DSD 001079) which requires preparing an
owner’s manual for landscape maintenance practices related to integrated pest
management (IPM) and fertilizer use.

The use of pesticides, herbicides and fertilizers within the development area and
the critical areas tract shall be consistent with the City’s “Environmental Best
Management Practices,” the Vegetative Management Plan and the Salmon-Safe
Certification. The use of herbicides to control non-native, invasive species during
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routine mitigation monitoring and maintenance shall be limited to those approved
to be used adjacent to aquatic environments. These measures shall be included
in the Declaration of Covenants, Conditions and Restrictions (CC & Rs) and
recorded as a legal document. Refer to Section XI.D of this Staff Report for
Condition _of Approval Regarding Environmental Best Management
Practices.

Structure Setback Modification — Open Streams on Undeveloped Sites. — LUC
20.25H.075.D.3

The Director may waive or modify the structure setback on an undeveloped site as
part of the permit or approval for the underlying proposal if the applicant demonstrates

that:

1. Water quality, or slope stability as documented in a geotechnical report, will
not be adversely affected;

2. Encroachmentinto the structure setback will not disturb habitat of a species
of local importance within a critical area or critical area buffer;

3. Vegetation in the critical area and critical area buffer will not be disturbed by
construction, development or maintenance activities and will be maintained
in a healthy condition for the anticipated life of the development; and

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

the critical area buffer will reduce impacts of development within the
structure setback.

Finding: Per LUC 20.25H.075.D.1, structure setbacks are measured from the
edge of critical area buffers and are required to minimize long-term impacts of
development adjacent to critical areas and critical area buffers; and protect critical
areas and critical area buffers from adverse impacts during construction.

On undeveloped sites, the structure setback from a Type-F stream buffer (Coal
Creek) is 20 feet and 15 feet for a Type-N streams (Streams 1, 2, 3). Please note
that for steep slope areas, there is a 50-foot top-of-slope buffer and no structure
setback is required from the steep slope buffer.

The total structural setback area reduction proposed is 5,426 SF (Critical Area
Mitigation Plans Sheet W1.1, DSD 000497). The Critical Areas Report (Section
7.2, DSD 000438 - 000439) states that proposed structure setback is a reasonable
width for building maintenance and pedestrian access. The reduced structure
setback would not affect critical area buffer functions or subject the critical area
buffer to damage from building activities. The proposal maintains a 12-foot
structure setback from the adjusted or reduced critical area buffers that are
contained in Tract Z.

The proposed reduction to the structure setback meets the above code criteria as
follows:
* Water quality would not be adversely affected because stormwater from



DSD - 000038

Park Pointe PUD
16-143970-LK and 16-145946-L.O
Page 38 of 133

impervious surfaces will be conveyed to a storm drainage facility that will
provide filtration. The stormwater system is designed to not discharge onto
slopes to protect slope stability.

» The geotechnical report determined that slope stability will not be compromised
by a reduced building setback. The geotechnical engineer recommends a 10-
foot buffer from the top-of-slope and a 10-foot structure setback from the
reduced buffer which is maintained by the proposed 12-foot setback from the
tract.

* The reduced structure setback area would not disturb habitat of a species of
local importance within a critical area or critical area buffer. The structure
setback area is located at the periphery of the development area which has
been disturbed and modified by past human activity and where habitat
functions are low.

» The mitigation plans include extensive enhancement planting adjacent to the
perimeter of the critical area tract and development area, which will mitigate for
temporary construction impacts to vegetation at the edge of the critical area
buffer.

Performance Standards for Wetland and Associated Wetland Buffers — LUC
20.25H.100

Finding: No impacts are proposed to on-site wetlands or buffers and these features
are entirely contained within other critical areas and buffers on the site, within
proposed Tract Z. The standards for wetlands in LUC 20.25H.100 are identical to
those required for streams in LUC 20.25H.080. Compliance with these standards is
described previously in this section.

B. CONSISTENCY WITH PERFORMANCE STANDARDS FOR GEOLOGICALLY

HAZARDOUS AREAS

Performance Standards for Steep Slopes — LUC 20.25H.125

Development within a landslide hazard or steep slope critical area or the critical area
buffers of such hazards shall incorporate the following performance standards in
design of the development, as applicable.

The applicant has submitted geotechnical reports to address steep slope and landslide
hazards and recommendations for reductions to steep slope buffers. The
Geotechnical Engineering Study recommends that the standard steep slope buffer,
(50 feet from the top-of-slope), may be reduced to 10-foot buffer with a 10-foot
structure setback from the buffer (Geotech Consultants, Inc., January 19, 2016,
Conclusions and Recommendations, DSD 000544 - 000585).

1. Structures and improvements shall minimize alterations to the natural
contour of the slope, and foundations shall be tiered where possible to
conform to existing topography;
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Finding: No alterations or grading of steep slope critical areas is proposed. The
development is concentrated on the eastern 5.9-acre portion of the site which has
moderate topography and does not contain steep slope critical areas or landslide
hazards.

Sheet E10 of the Preliminary Civil Plans (DSD 000150), indicates approximately
33,154 cubic yards of excavation and 8,283 cubic yards of fill to prepare building
sites in the development area. Alterations to the natural contours and existing
topography is minimized within the developed portion of the site.

Structures and improvements shall be located to preserve the most critical
portion of the site and its natural landforms and vegetation;

Finding: The proposed development is concentrated on the eastern 5.9-acre
portion of the site which is not encumbered by steep slope critical areas. The west
6.3 acres of the site includes combined areas of steep slopes, wetlands, streams
and associated buffers and is the most critical portion of the site with the highest
level of critical area functions. The natural landforms and vegetation in the west
portion of the site would be preserved in a separate critical area tract (Tract Z),
which is proposed to be dedicated to the City of Bellevue.

The proposed development shall not result in greater risk or a need for
increased buffers on neighboring properties;

Finding: The proposal limits reductions to critical area buffers to the interior of the
site; there would be no development impacts to critical areas or critical area buffers
on the periphery of the site adjacent to neighboring properties. The geotechnical
report states “that modification of the critical area or critical area buffer will have
no adverse impacts on stability of any adjacent slopes and will not impact stability
of any existing structures” (Supplemental Letter, Slope Stability Analysis, Geotech
Consultants, Inc., March 29, 2017, DSD 000587). The proposed development
would not result in a greater risk or need for increased buffers from steep slopes
on neighboring properties.

The use of retaining walls that allow the maintenance of existing natural
slope area is preferred over graded artificial slopes where graded slopes
would result in increased disturbance as compared to use of retaining wall;

Finding: The development area is moderately sloped and retaining walls are not
necessary or proposed to minimize grading of natural slopes. There is a retaining
wall (up to 6 feet in height) along the site frontage with Lakemont Blvd, which is
necessary for accommodating frontage and street improvements required of the
project. There are also 6-9-foot-high retaining walls proposed at the southwest
boundary of the development area. See Preliminary Grading Plan, DSD 000150
for wall locations. The proposal is designed to meld the grade of the development
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area with the protected critical areas on the west portion of the site.

Development shall be designed to minimize impervious surfaces within the
critical area and critical area buffer;

Finding: The proposal would not create impervious surfaces within critical areas.
The proposed development area is designed to minimize buffer impacts,
alterations and introducing impervious surface areas into critical area buffers.

Where change in grade outside the building footprint is necessary, the site
retention system should be stepped and regrading should be designed to
minimize topographic modification. On slopes in excess of 40 percent,
grading for yard area may be disallowed where inconsistent with this criteria;

Finding: The development area is moderately sloped and does not include steep
slopes over 40%. The site grading does not necessitate stepping of building
footprints or separate site retention systems. The project is designed to minimize
topographic modification.

Building foundation walls shall be utilized as retaining walls rather than
rockeries or retaining structures built separately and away from the building
wherever feasible. Freestanding retaining devices are only permitted when
they cannot be designed as structural elements of the building foundation;

Finding: Not applicable. The proposal does not include separate retaining walls
or rockeries, except for the retaining wall along the Lakemont Blvd SE which is
needed to accommodate required frontage improvements and along the southwest
boundary of the development area. The proposed buildings are not adjacent to
steep slope areas where building foundations would need to function as structural
elements for slope stability. Revision of plans to include walls or make other
changes if necessary, during development review would be addressed through the
process to modify an approved PUD.

On slopes in excess of 40 percent, use of pole-type construction which
conforms to the existing topography is required where feasible. If pole-type
construction is not technically feasible, the structure must be tiered to
conform to the existing topography and to minimize topographic
modification;

Finding: Not applicable. The development area is moderately sloped, there is no
development proposed on steep slopes exceeding 40%. The project has been
designed to conform to existing topography and to minimize topographic
modification.

On slopes in excess of 40 percent, piled deck support structures are required
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where technically feasible for parking or garages over fill-based construction
types; and

Finding: Not applicable. There are no slopes over 40% in the proposed
development area.

10. 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. (Ord. 5680, 6-26-06, § 3)

Finding: Permanent impacts to critical area buffers are limited to the periphery of
the area of past disturbance that has been maintained over time and is proposed
for the development area. Critical area buffer impacts are mitigated on the
conceptual mitigation plan which meets requirements of LUC 20.25H.210.

In addition to the peripheral impacts the proposal includes construction-related
impacts within Tract Z of 2,161 SF for a soft-surface trail, 104 SF for a gabion
basket energy dissipator for the stormwater outfall, and 646 SF for the stormwater
directional bore staging area. All critical area buffers that are impacted during
construction will be restored with appropriate native plantings. The Buffer
Mitigation Overview Plan (Sheet W2.0, Critical Area Mitigation Plans, DSD
000499) shows the restoration of construction impact areas (Area E). Review by
the project arborist and on-site guidance of the construction of any improvements
within Tract Z is required to ensure that the soft-surface trail and construction of
storm improvements does not damage protected trees. If damage occurs to trees
or other critical area functions that is not anticipated then assessment and
restoration can be addressed through an exemption or amendment to the PUD
described in LUC 20.30D.285. Refer to Section XI.A of this Staff Report for
Condition of Approval regarding work within Tract Z and changes to the PUD
from critical area impacts.

Performance Standards for Coal Mine Hazard Areas — LUC 20.25H.130
The following code sections of LUC 20.25H.130 are described to clarify their intent
or requirement and are not the exact text of the section.

1. Disclosure of Coal Mine Hazard (LUC 20.25H.130.A). Any subdivision or short
subdivision that includes property designated as within a CMS Zone shall disclose
the designation on the face of the plat and shall include a reference to the
requirements of this section.

Finding: The proposal does not include a subdivision or short subdivision of the
property. However, future property owners should be informed that coal mine
hazards underlay the site. The Coal Mine Hazard Assessment and Ground
Proofing Program states: “Potential owner(s) of this property should be informed
of the hazards that do exist and be provided a copy of this report for their own
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evaluation of risk acceptance.” (Icicle Creek Engineers, August 2, 2016, DSD
000647). The approved PUD plan shall be recorded with King County and shall
include information disclosing the coal mine hazards existing on the site. Refer to
Section XI.D of this Staff Report for Condition of Approval Regarding
Recording of the PUD, Disclosure of Coal Mine Hazards, and Hold Harmless

Agreement.

Determination of CMS Zone Classification (LUC 20.25H.130.C.1 and 2). A
surface reconnaissance report and site-specific evaluations are required prior to
permitting subdivision or development on any site in a CMS Zone. Methods of
analysis shall be described as appropriate. Construction will be permitted in any
CMS Zone after elimination of risk to public safety associated with abandoned coal
mines, and mitigation of coal mine waste dumps (if any) and potential trough
subsidence.

Finding: The text of LUC 20.25H.130 acknowledges that City mapping of Coal
Mine Subsidence (CMS) Zones is based on generalized evaluation of available
mine maps and records, that alternative interpretations of potential subsidence
effects could result from site-specific evaluation and analysis, and as a result,
requires a surface reconnaissance report and site-specific evaluation prior to
permitting development on any site in a CMS Zone. The report is required to
evaluate the site to determine the classification of CMS zone that may exist on a
property, based on prescribed criteria.

A surface reconnaissance report and site-specific evaluation of coal mine hazards
was prepared consistent with the methods prescribed in the code. The Preliminary
Coal Mine Hazard Assessment (Icicle Creek Engineers, December 1, 2014, DSD
000626 — 000639) includes a site-specific evaluation based on detailed review of
historic data and direct subsurface information to investigate potential sinkhole
development and if any mine workings could potentially cause trough subsidence.

The Preliminary Coal Mine Hazard Assessment estimated the potential for regional
trough subsidence from the combined effects of the mine workings of the No. 4,
No. 3 and Muldoon Coal Seams underlying the properties using the procedures
described in LUC 20.25H.130 H. Coal mine hazards are classified in two zones,
CMS Zone land CMS Zone 2. A CMS Zone 1 is defined in the code where the
strain exceeds 0.003 and the tilt exceeds 1:350 (LUC 20.25H.130.C.1 and 2). The
report determined (DSD 000631) the ground tilt is up to about 1:500 (damage
threshold is 1:350) and a ground strain of up to about 0.0005 inches per inch
(damage threshold is 0.003 in/in), which is lesser in magnitude than the code
thresholds for damage. Based on these findings, the report concluded (DSD
000631) that a CMS Zone 1 does not exist on the subject site because the
magnitude of ground tilt and ground strain are less than the code-defined
thresholds for the CMS Zone 1. See DSD 000631). The report did conclude (DSD
000631 — 000632) that the south portion of the subject site is within a CMS Zone
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2, because the area is underlain by shallow coal mine workings and the access
tunnel of the No. 4 Mine is at a depth less than 200 feet.

To define the limits of the CMS Zone 2, the code requires evaluating areas within
100-feet of coal mine workings at a depth of 200 feet or less (LUC
20.25H.130.C.2). The report recommends the 100-feet be reduced to 50 feet along
the updip limit of the mine workings (including the access tunnel) for the No. 4
Mine, based on their confidence in the accuracy of mine mapping in the area from
several nearby ground proofing (subsurface exploration) projects. The report also
recommends the “buffer” be reduced to 0 feet along the downdip limit of the mine
workings (where the No.4 Mine is about 200 feet deep) because sinkhole
development in western Washington typically occurs in areas where abandoned
coal mine workings are less than 100 feet deep. (Preliminary Coal Mine Hazard
Assessment, Icicle Creek Engineers, December 1, 2014, DSD 000632 - 000633).

Evaluation of Potential Undocumented Workings (LUC 20.25H.130.C.3). CMS
Zones are based on an evaluation of documented workings. There is, however,
some potential for undocumented workings to exist in the vicinity of outcropping or
subcropping seams. The potential for undocumented workings must be evaluated
for any property within 100 feet of the subcrop lines of the Jones and Primrose
seams between and beyond known coal mine workings, except for construction of
attached additions to, or miscellaneous structures accessory to and within 50 feet
of, existing residential buildings. The subcrop lines indicating those areas of
potential undocumented workings are shown on the Coal Seams Map.

Finding: The report states that the subject property is more than 100 feet from the
subcrop of the Jones and Primrose coal seams and beyond known coal mine
workings, and that it is unlikely that other undocumented mining-related prospects
and surface features exist within the properties based on their review of available
information and site observations. (Preliminary Coal Mine Hazard Assessment,
Icicle Creek Engineers, December 1, 2014, DSD 000628).

No evidence of undocumented mining and mine rock fill was observed on the site.
However, it is possible that undocumented mining-related features such as
excavated bedrock, coal spoils or a prospect opening may be encountered during
site grading and preparation. A qualified expert will evaluate and confirm whether
undocumented mine workings are present during site grading as provided below.

The project Coal Mine expert (ICE) or other qualified expert is required to evaluate
and confirm potential undocumented mine workings during site grading work. The
expert shall be contacted immediately if a shallow void or evidence of mine rock
fill is encountered during site development. Refer to Section XI.B of this Staff
Report for Condition of Approval Regarding Engineering Evaluation During

Site Grading.
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4.

Changing a CMS Zone Designation (LUC 20.25H.130.C.4). The CMS Zone
designation for a property in CMS Zone 1 may be removed if it is demonstrated by
site-specific evaluation of trough subsidence that magnitudes of potential surface
strains and tilts at the property are less than the levels specified. If the evaluation
results in a proposed change to the CMS Zone designation based on additional
information identified from mine records, or new information available from direct
investigation of subsurface conditions by drilling or other means, then the engineer
shall be required to demonstrate that the tilts and strains calculated represent the
maximum tilts and strains at the site for all possible time sequences of mine
collapse. Any change in a CMS Zone designation must be accepted by the
Director of the Development Services Department or his or her designee.

Finding: The City’s Coal Mine Area (CMA) Maps identify coal mine subsidence
(CMS) zones underlying the subject site, including CMS Zone 1 on the north
portion of the site and CMS Zone 2 on the south area of the site, see Figure 14
above. The City’s mapping of CMS Zones is based on generalized evaluation of
available mine maps and records. The CMS Zone designhation may be changed
or removed if it is demonstrated by site-specific evaluation of trough subsidence
that magnitudes of potential surface strains and tilts at the property are less than
the levels specified in the code.

The Preliminary Coal Mine Hazard Assessment concluded that a CMS Zone 1
does not exist on the subject site because the magnitude of ground tilt and ground
strain are less than the code-defined thresholds for the CMS Zone 1. A CMS Zone
1 is defined in the code where the strain exceeds 0.003 and the tilt exceeds 1:350
(LUC 20.25H.130.C.1 and 2). The report determined the ground tilt is up to about
1:500 and a ground strain of up to about 0.0005 inches per inch, which is less in
magnitude than the code thresholds for damage (Preliminary Coal Mine Hazard
Assessment, Icicle Creek Engineers, December 1, 2014, DSD 000631).
Subsequent subsurface exploration (ground proofing) was completed to determine
the potential for sinkholes and the results reinforced conclusions that the CMS
Zone 1 is not applicable to the subject site. See Figure 18 of this Staff Report, for
the revised map of CMS Zones on the subject site. See Coal Mine Hazard
Assessment and Ground Proofing Program, Icicle Creek Engineers, August 2,
2016, DSD 000640 - 000696 and Revised Report on Coal Mine Hazard
Assessment and Ground Proofing Program dated October 5, 2016, DSD 000697
- 000753.

General Requirements (LUC 20.25H.130.D.1). A surface reconnaissance shall
be undertaken for the CMS Zones and for areas of potential undocumented
workings. All surface reconnaissance and evaluation of coal mine hazards and
potential trough subsidence shall be performed by, or under the direct supervision
of, a qualified engineer or geologist.

Finding: Icicle Creek Engineers provided a qualified engineer and geologist who
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reviewed the site for coal mine hazards and all aspects related to coal mines on
this site. ICE describes having 30 years of experience, primarily in Washington
State, developing geotechnical design parameters for projects, with particular
expertise in dealing with coal mine hazards.

CMS Zone 2. Applicants (LUC 20.25H.130.D.3) shall:

e Conduct a surface reconnaissance and submit, at application, a report
identifying all public safety mine hazards, coal mine waste dumps, and
evidence of mine subsidence.

e Conduct site-specific evaluation of potential for sinkhole development,
including subsurface investigation. Test pits may be used to investigate coal
mine waste dumps and other shallow hazards such as slope entry portals and
shaft collar areas. Drilling is required for coal mine workings or other hazards
that cannot be adequately investigated by investigations from surface. Drilling
may demonstrate that there is no risk of sinkhole development due to the
absence or fully collapsed condition of mine workings. Alternatively, drilling
may document sinkhole risks, and the applicant must then design a mitigation
program to eliminate all such risks.

¢ Eliminate risk of sinkhole development and mitigate other public safety mine
hazards and/or coal mine waste dumps after acceptance of an evaluation and
remediation plan by DSD.

o If the site could be subject to trough subsidence due to coal mine workings,
conduct a site-specific evaluation of potential trough subsidence.

¢ Mitigate for trough subsidence including future surface settlements above
collapsed mine workings by developing site-specific design that can
accommodate calculated potential subsidence effects as required for CMS
Zone 1.

Finding: A Coal Mine Hazard Assessment and Ground Proofing Program (Icicle
Creek Engineers, August 2, 2016, DSD 000640 - 000696) was prepared to focus
on the south portion of the site, which was identified as a CMS Zone 2 area in the
preliminary assessment. The report includes a surface reconnaissance and a site-
specific subsurface investigation of the potential for sinkholes and trough
subsidence to better evaluate the hazards related to abandoned underground coal
mines. The report used appropriate methods of analysis as required by this code
section and identifies mitigation measures to eliminate the risk of sinkholes and
potential subsidence effects.

An updated map of the abandoned underground mine location is provided in the
report based on the current ground proofing study (see Figure 16 of this Staff
Report). The results of the ground proofing also resulted in modifications to the
Coal Mine Hazards Map (see Figure 18 of this Staff Report).

Surface Reconnaissance Reports (LUC 20.25H.130.E). A surface
reconnaissance shall be undertaken for all CMS Zones and for areas of potential
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undocumented workings. The surface reconnaissance shall be undertaken
following review of available geologic hazard maps, mine maps, mine hazard
maps, and air photographs to identify any subsidence features or mine hazards
including but not limited to surface depressions, sinkholes, mine shafts, mine
entries, coal mine waste dumps, and any indication of combustion in underground
workings or coal mine waste dumps that are present on or within 100 feet of the
property. The surface reconnaissance shall include, but not be limited to,
inspection, review, and documentation of any known hazards that have previously
been documented by the Office of Surface Mining, Abandoned Mined Land
Program (Skelly and Loy, 1985), or that have been identified from review and
interpretation of air photographs or other sources.

Finding: The Preliminary Coal Mine Hazard Assessment (Icicle Creek Engineers,
December 1, 2014) identified a portion of the site as CMS Zone 2 and a Coal Mine
Hazard Assessment and Ground Proofing Program (Icicle Creek Engineers,
August 2, 2016, DSD 000640 - 000696) was done (revised in October 5, 2016
(DSD 000697 - 000753) to focus on this area in more detail and included surface
reconnaissance and a detailed review of available geologic hazard maps, mine
maps, mine hazard maps, air photographs, and historic information to identify mine
related features and mine hazards, consistent with the requirements of this code
section.

Remediation or Mitigation of Hazards Other Than Trough Subsidence (LUC

20.25H.130.F). If hazards are identified in the surface reconnaissance report:

¢ Include a separate section in the surface reconnaissance report that proposes
a program of detailed site investigation to support engineering for remediation
of the hazards.

e Upon acceptance of the site investigation approach by the DSD, conduct the
evaluation. Submit the results to the DSD along with a proposal for remediation
design including the following types of mitigation:

Mine Entries and Shafts.

Existing Sinkholes and Shallow Prospect Excavations.

Potential Sinkholes

Coal Mine Waste Dumps

Mine Gases

Mine Fires

¢ Once the proposed remediation approach is accepted by DSD, complete the
engineering design drawings and specifications for the remediation. Upon
acceptance by the DCD, complete the actual remediation.

o Document the hazard mitigation by submitting as-builds and a remediation
construction report. DSD must agree that hazards have been mitigated before
any construction is allowed on the site.

e Any public safety mine hazards shall be eliminated prior to any other
development activities on the site. Hazard mitigation shall be performed by or
under the direction of a qualified engineer or geologist. Any hazards found

O O 0O O O O
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during any development activities shall be immediately reported to DSD.

e No construction shall be allowed within 100 feet of an existing public safety
mine hazard, regardless of whether the hazard is located on the property for
which the permit application is being submitted or not. The decision on whether
to permit construction directly over a public safety mine hazard that has been
mitigated will be made on a case-by-case basis based on the type of mitigation
and the proposed construction.

Finding: The Preliminary Coal Mine Hazard Assessment (Icicle Creek Engineers,
December 1, 2014, DSD 000626 - 000639) completed a surface reconnaissance
of the site to observe and evaluate features such as mine openings or irregular
topographic features associated with subsidence caused from collapsed
underground coal mine workings. The consultants did not observe topographic
depressions or other ground surface irregularities within or adjacent to property
that may be associated with past underground mining activities, except for the off-
site entrance to the No. 4 Mine main slope south of the Swanson property. The
consultant did not observe evidence of coal fines or fragments on the properties
that may suggest disposal of waste coal from historical mining. Mine waste (coal
fines) was observed along the Coal Creek Trail west of the Swanson property. ICE
shall be contacted immediately if contractors find evidence of other undocumented
coal mine hazards and will evaluate and confirm whether other coal mine hazards
are present or encountered during site grading. Refer to Section XI.B of this
Staff Report for Condition of Approval Regarding Engineering Evaluation
During Site Grading.

Public safety mine hazards have been eliminated by restricting development in the
identified Higher Risk CMS Zone 2 and limiting the development within the Lower
Risk CMS Zone 2 to the stormwater vault. The applicant is required by LUC
20.30P.140.170 to submit a hold harmless agreement in a form approved by the
City Attorney which releases the City from liability for any damage arising from the
location of the development improvements in coal mine hazard areas. The hold
harmless agreement is required to be recorded with King County prior to final
approval of construction permits. Refer to Section XI.B of this Staff Report for
Condition of Approval Regarding Hold Harmless Agreement for Coal Mine
Hazards.

Site-Specific Evaluation — Potential Trough Subsidence (LUC 20.25H.130.G).
Finding: The coal mine hazard reports include a detailed review of available copies
of original mine records for mine workings in coal seams that could potentially
influence the site by trough subsidence. The locations, depths, and thicknesses of
coal mine seams and workings underlying the site are documented.

Subsurface investigation or ground-proofing was conducted in the identified CMS
Zone 2 area, where the No.4 mine workings were identified at a depth of less than
20 feet to 350 feet below the ground surface. Sixteen shallow test borings were
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10.

11.

drilled for mine targets less than 100-feet deep and deeper test borings were drilled
for mine targets to approximately 170 feet. The drilling methods are consistent
with the code standards. (Coal Mine Hazard Assessment and Ground Proofing
Program, Icicle Creek Engineers, August 2, 2016, DSD 000642 - 000643) and
revised report (DSD 000699 - 000700).

The coal mine hazard report calculated trough subsidence magnitudes, tilts and
strains consistent with the methods in the code. The coal mine hazard reports
include a detailed site evaluation and identify the boundaries of CMS Zones on the
site based on the calculated magnitudes of potential subsidence, strains, and tilts.
The reports include recommendations limiting development within the CMS-Zone
2, which have been incorporated in the site plan and civil engineering plans.

Site-Specific Evaluation — Potential Sinkhole Development or Other Public
Safety Mine Hazards (LUC 20.25H.130.H).

Finding: The coal mine hazard reports were prepared by a qualified engineering
geologist and include a detailed review of available original mine records and
historic information for mine workings that could potentially influence the subject
property. The locations, depths, and thicknesses of such coal mine seams
underlying the site are documented.

Subsurface investigation or ground-proofing was conducted in the identified CMS
Zone 2 area, where the No.4 mine workings were identified at a depth of less than
20 feet to 350 feet below the ground surface. 16 Shallow test borings were drilled
for mine targets less than 100-feet deep and deeper test borings were drilled for
mine targets to approximately 170 feet. The drilling methods are consistent with
the code standards. Investigation results and interpretation of the findings resulted
in revised mapping of the CMS zones and recommended measures to avoid coal
mine hazards which have been incorporated into the project design.

Mitigation of Trough Subsidence: Roads, Utilities, Grading, Retaining Walls
(LUC 20.25H.130.J). Utilities shall be designed to accommodate the magnitudes
of strains and tilts specified in these regulations by using available engineering
design techniques, such as those presented by Yokel and others (1981). The
following requirements shall apply to CMS Zones 1 and 2.

Finding: The report recommends that development in the Lower Risk CMS Zone
2 be limited to a stormwater detention pond or underground vault, and that no
development occur within the higher risk zone. The stormwater vault site may be
sited within the Lower Risk CMS Zone 2 where the mine shaft is more than 100
feet below the ground surface (Coal Mine Hazard Assessment and Ground
Proofing Program, Icicle Creek Engineers, August 2, 2016, DSD 000647).

There is a 40-foot section of sanitary sewer line and 50-foot section of a sewer
forced main that extend across the northwest corner of the Lower Risk CMS Zone
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2. Where the utility lines cross the area, the abandoned mine is about 150 to 200
feet below the ground surface. Borings (B-15, B-16) were completed less than 50
feet from the utility crossings and the borings encountered over a 50-foot depth of
glacial till overlying the Renton formation bedrock. Glacial till has the strength of
reinforced concrete. Icicle Creek Engineers recommends that the utility line
segments within the Lower Risk CMS Zone 2 be “sleeved” with a structural pipe
capable of providing support to span a 10-foot void to mitigate sinkhole risk within
the Lower Risk CMS Zone 2 (Geotechnical Consultation, Response to Comments,
Icicle Creek Engineers, November 4, 2020, DSD 000757). Refer to Section XI.B
of this Staff Report for Condition of Approval Regarding Construction Details
for Sanitary Sewer Line and Sewer Forces Main Located Within the Lower
Risk CMS Zone 2.

Background Information — References, and Sources for Site Evaluation (LUC
20.25H.130.K). The Coal Mine Subsidence Zone Maps have been developed in
general by using conservative design criteria for shallow workings and by explicitly
considering the condition of the workings in some of the northernmost deeper
workings. The Zone 1 boundary is intended to represent the limit of subsidence
effects that could potentially occur; the probable magnitudes of future subsidence
within Zone 1 may be less or more severe based on site specific analysis. The
methods used to develop the maps are described below to facilitate calculation of
potential subsidence effects at specific sites.

Finding: The City’s Coal Mine Subsidence (CMS) Zone Maps were developed
using conservative design criteria. The code requires a site-specific analysis to
evaluate the potential magnitude of future subsidence and to confirm the CMS
Zone classification.

The Preliminary Coal Mine Hazard Assessment (Icicle Creek Engineers, December
1, 2014, DSD 000626 - 000639) concluded that a CMS Zone 1 does not exist on
the subject site because the magnitude of ground tilt and ground strain are less
than the code-defined thresholds for the CMS zone 1. Subsequent subsurface
exploration (ground proofing) was completed, and the results reinforced
conclusions that the CMS Zone 1 is not applicable to the subject site.

The coal mine hazard reports concluded that the south portion of the subject site
is within a Coal Mine Subsidence (CMS) Zone 2 area, because the area is
underlain by shallow coal mine workings and the off-site access tunnel of the No.
4 Mine is at a depth less than 200 feet, consistent with code standards. The reports
used the references and sources listed in this code section in the detailed site
evaluation.

C. CONSISTENCY WITH PERFORMANCE STANDARDS FOR HABITAT ASSOCIATED
WITH SPECIES OF LOCAL IMPORTANCE



DSD - 000050

Park Pointe PUD
16-143970-LK and 16-145946-L.O
Page 50 of 133

Designation of Critical Area and Species of Local Importance (LUC 20.25H.150).
Habitat (other than the critical areas and critical area buffers otherwise designated in
LUC 20.25H.025) associated with species of local importance is hereby designated a
critical area; provided, that compliance with these species of local importance
regulations, LUC 20.25H.150 through LUC 20.25H.170 inclusive, shall constitute
compliance with the requirements of this part where such habitat is located outside of
other critical areas designated in this part.

Finding: The Critical Areas Report includes a table that lists all the species of local
importance identified in the code, with an analysis of the likelihood of a species
presence on the site (Table 1, Critical Areas Report, Talasaea Consultants, Revised
January 11, 2023, DSD 000427 - 000429). The report determined that six (6) of the
listed species have any likelihood of being present on the site and that likelihood is
typically low to very low. These species are Bald eagle (migration only), Pileated
woodpecker, Red-tailed hawk, Townsend’s big-eared bat, Keen’'s myotis, and the
Long-eared myotis. Townsend’s big-eared bat is a Federally-listed species of concern
and a State-listed candidate species. Pileated woodpecker is a State-listed candidate
species.

Generally, Pileated woodpeckers inhabit mature and old-growth forests, and second
growth forests with large snags and fallen trees. Although they are also known to
occur in suburban habitats, they are more typically found in larger forested tracts.
Their key breeding habitat need is the presence of large snags or decaying live trees
for nesting, as this species generally excavates a new nest cavity each year. The
breeding and nesting periods of the pileated woodpecker extends from late March to
early July. The bat species (Townsend’s big-eared bat, Keen’s myotis, and the Long-
eared myotis) are also typically found in larger forested and undisturbed habitats
versus smaller remnant forested patches within suburban environments.

The proposed critical areas tract, Tract Z, contains the site’s most undisturbed and
mature natural forest community; forests with a continuous canopy and significant
numbers of dead or dying conifers and soft-wood deciduous trees provide the highest
habitat functions. The forested area interfaces with stream riparian areas and
wetlands in the critical area tract increasing the habitat functions. This site area
provides the most significant habitat functions and values for species of local
importance and for other wildlife species.

Performance Standards (LUC 20.25H.160). If habitat associated with species of
local importance will be impacted by a proposal, the proposal shall implement the
wildlife management plan developed by the Department of Fish and Wildlife for such
species. Where the habitat does not include any other critical area or critical area
buffer, compliance with the wildlife management plan shall constitute compliance with
this part.

Finding: If nesting or breeding habitat for species of local importance is found during
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construction activity, the area shall be protected, and the Washington Department of
Fish and Wildlife contacted for recommendations on specie management plans. Refer
to Section XI.B of this Staff Report for Condition of Approval Regarding Species
of Local Importance.

D. CONSISTENCY WITH CRITICAL AREAS REPORT AND MITIGATION STANDARDS

Critical Areas Report — Purpose (LUC 20.25H.230). The critical areas report is
intended to provide flexibility for sites where the expected critical area functions and
values are not present due to degraded conditions or other unique site characteristics,
or for proposals providing unique design or protection of critical area functions and
values not anticipated by this part. The scope and complexity of information required
in a critical areas report will vary, depending on the scope and complexity and
magnitude of impact on critical areas and critical area buffers associated with the
proposed development. Generally, the critical areas report must demonstrate that the
proposal with the requested modifications leads to equivalent or better protection of
critical area functions and values than would result from the application of the standard
requirements. Where the proposal involves restoration of degraded conditions in
exchange for a reduction in regulated critical area buffer on a site, the critical areas
report must demonstrate a net increase in certain critical area functions.

Finding: As documented in the submitted Critical Areas Report (DSD 000403-
000543) and discussed previously in this report, the site has critical areas that are
functional and relatively undisturbed on the western portion of the site. The outer
periphery of the buffers that protect these critical areas has been historically disturbed
from prior human uses and management of the area. This buffer area that is between
the intact western critical areas and the uses on the eastern portion of the site lack
expected ecological functions, due to human disturbances.

The proposal requests reduction of the overlapping stream and slope buffers on the
site as well as minor disturbance proposed from construction of trail and storm water
improvements within the proposed critical areas tract. The proposed mitigation is at a
6:1 ratio of mitigation area to buffer reduction in order to achieve the required
restoration of degraded conditions and net increase of critical area functions that is
needed for a project to be approved through a critical areas report.

Incorporation of Best Available Science (LUC 20.25H.245). The critical areas
report shall use scientifically valid methods and studies in the analysis of critical area
data and field reconnaissance and reference the source of science used, where
applicable. The critical area report shall evaluate the proposal and all probable impacts
to critical areas in accordance with the provisions of this part.

Finding: The City of Bellevue has an Urban Wildlife Functional Assessment Model,
which is intended to provide a standardized, reproducible means of evaluating habitat
in an urban or urbanized setting based on best available science. The model identifies
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the ability of a site to perform habitat functions, assesses the opportunities in the
greater landscape, and the methodology allows for comparisons of a site’s potential
and actual habitat functions as compared to other sites and scenarios.

The applicant used the Wildlife Habitat Functional Assessment Model to review three
scenarios: 1) existing site conditions; 2) post-construction buffer functions assuming
no buffer reductions and no mitigation or buffer enhancement; and 3) post-construction
buffer functions assuming the proposed buffer reductions with the proposed mitigation
and buffer enhancement. Section 7.3 of the Critical Areas Report provides the findings
of the model and the data sheets used to quantify the habitat functions is included in
Appendix G of the Critical Areas Report (Talasaea Consultants, Revised January 11,
2023, DSD 000439 — 000440, 000520 - 000532).

The report concluded that scenario 1) existing site conditions would score 41 points
for habitat functions, scenario 2) post-construction buffer functions assuming no buffer
reductions and no mitigation or buffer enhancement would score 40 points for potential
habitat functions, and scenario 3) post-construction buffer functions, assuming the
proposed buffer reductions with the proposed mitigation/buffer enhancement, would
score 46 points for potential habitat functions. See Appendix G of the Critical Areas
Report DSD 000520 - 000532.

The applicant is pursuing “Salmon-Safe Certification” which represents a best
available science methodology to evaluate development impacts on sites with
streams, wetlands and critical areas. Salmon-Safe Inc. has developed a
comprehensive certification framework and Urban Certification Standards oriented
towards reducing impacts on water quality and fish habitat from urban land and water
management practices. “Salmon Safe Certification” works with independent scientists
and technical experts with expertise in aquatic ecosystems, innovative storm-water
management, land management, and integrated pest management (IPM). The
Salmon-Safe science team recommended that the Park Pointe development be
certified as salmon-safe subject to the conditions in their report (Report of the Science
Team Regarding Salmon-Safe Certification of the Park Pointe Planned Unit
Development Bellevue, Washington, October 8, 2018, DSD 001067 - 001089). The
recommendation summary states: “Isola Homes, the Park Pointe developer, has
prepared a design for a residential community that will result in a net improvement in
the ecological functions provided by this environmentally sensitive property that is
immediately adjacent to the Coal Creek Natural Area.” (DSD 001069).

Salmon-Safe Certification includes standards that apply during construction and post-
construction and includes construction management guidelines, stormwater
management guidelines, review of mitigation planting, and landscape maintenance.
Annual verifications are required. The report includes seven conditions with specified
timelines for submittals. The applicant shall comply with the guidelines and conditions
in the Salmon-Safe Certification report and shall follow the certification conditions as
specified in the October 8, 2018, report (DSD 001076 - 001080) through the
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construction process and post-construction. The applicant shall provide reports to
DSD demonstrating compliance with the conditions according to the timelines in the
report. Refer to Section XI.A of this Staff Report for Condition of Approval
Regarding Completion of Salmon-Safe Certification.

iii.  Mitigation Sequencing (LUC 20.25H.215). Applicants shall demonstrate that all
reasonable efforts have been examined with the intent to avoid and minimize impacts
to the critical area and/or critical area buffer. When an alteration to a critical area is
proposed, such alteration shall be avoided, minimized, or compensated for through
mitigation.

1.

Avoidance. Avoiding the impact altogether by not taking a certain action or parts
of an action;

Finding: The Critical Areas Report includes a detailed section on mitigation
sequencing (Section 8.2, Critical Areas Report, Talasaea Consultants, Revised
January 11, 2023, see DSD 000441 - 000445). The proposal avoids directimpacts
on critical areas. The site’s critical areas including steep slopes, landslide hazard
areas, wetlands, and streams are all located and protected in a separate 6.3-acre
critical area tract (Tract Z), which is proposed to be dedicated to the City of
Bellevue. The development area is concentrated on the eastern 5.9 acres of the
site where there are no critical areas present and where the site area has been
historically used for single family residences and managed pasture area.

Minimization. Minimizing impacts by limiting the degree or magnitude of the
action and its implementation, by using appropriate technology, or by taking
affirmative steps, such as project redesign, relocation, or timing, to avoid or reduce
impacts;

Finding: The site development has been designed to minimize impacts to critical
areas and critical area buffers to the maximum extent practical. The site design
minimizes dimensions for roadways, building footprints, and utility improvements
to reduce impervious surfaces and the footprint of the development area. The
proposal has minimized impacts to critical area buffers; reduction of the buffer
(total of 21,575 SF) is primarily limited to site areas currently consisting of pasture,
mowed lawn, areas with invasive plant species, and areas with a history of human
disturbance, where the existing buffer conditions provide low habitat functions.

Compensation. Performing the following types of mitigation (listed in order of

preference). Mitigation for individual actions may include a combination of the

above measures.

e Rectifying the impact by repairing, rehabilitating, or restoring the affected
environment;

e Reducing or eliminating the impact over time by preservation and maintenance
operations during the life of the action; or
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Vi.

o Compensating for the impact by replacing, enhancing, or providing substitute
resources or environments;

Finding: The proposal includes 130,823 SF of critical area buffer enhancement and
restoration, restoring habitat areas along the periphery of the development area
that are currently degraded and providing low habitat functions. The proposed
buffer mitigation (130,823 SF) relative to the total buffer reduction (21,575 SF)
would equate to a 6:1 mitigation to impact ratio. The proposal includes adequate
mitigation to compensate for project impacts. The proposed buffer enhancement
would result in higher habitat functions at maturity compared to existing site
conditions. The Critical Areas Report utilized the City of Bellevue’s Urban Wildlife
Habitat Functional Assessment Model to demonstrate habitat functions would
increase with the proposed development and its mitigation over existing site
conditions and if the site was developed without buffer reductions and the
mitigation (Section 7.3.1-7.3.3 and Appendix G, Critical Areas Report, Talasaea
Consultants, Revised January 11, 2023, see DSD 000439 - 000440, 000520 -
000532).

Mitigation and Monitoring — Additional Provisions for Steep Slopes (LUC
20.25H.135).

Finding: Erosion and Sediment Control Plans, Drainage Plans, and Monitoring
Surface Waters are all submittal requirements for a Clearing & Grading Permit. Refer
to Section XI.B of this Staff Report for Condition of Approval Regarding Clearing
and Grading Permit Required.

Critical Areas Report - Additional Provisions of Steep Slopes (LUC
20.25H.140.B).

Finding: The geotechnical reports assess the geologic characteristics of the project
area, review the site history regarding landslides, erosion and prior grading, and
include a soils analysis and slope stability analysis. The Geotechnical Engineering
Study recommends that the standard steep slope buffer, (50 feet from the top-of-
slope), may be reduced to 10-foot buffer with a 10-foot structure setback from the
buffer (Geotech Consultants, Inc., January 19, 2016, Conclusions and
Recommendations, DSD 000547). The Supplemental Letter states “that modification
of the critical area or critical area buffer will have no adverse impacts on stability of
any adjacent slopes and will not impact stability of any existing structures” (Geotech
Consultants, Inc., March 29, 2017, DSD 000587).

Critical Areas Report — Approval of Modification of Steep Slopes (LUC
20.25H.145). Modifications to geologic hazard critical areas and critical area buffers

shall only be approved if the Director determines that the modification:

1. Will not increase the threat of the geological hazard to adjacent properties
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over conditions that would exist if the provisions of this part were not
modified;

Finding: Modifications or reductions to steep slope buffers are limited to the interior
of the site. The geotechnical engineer's Supplemental Letter states “that
modification of the critical area or critical area buffer will have no adverse impacts
on stability of any adjacent slopes and will not impact stability of any existing
structures.” (Geotech Consultants, Inc., March 29, 2017, DSD 000587). The
proposed madifications to the steep slope buffers would not increase the threat of
geologic hazards on adjacent properties.

Will not adversely impact other critical areas;

Finding: The proposed modifications or reductions to the steep slope buffers are
limited to the periphery of the development area. The forested steep slope critical
area on the site would not be impacted. Streams and wetlands on the site are
located within the interior of the critical area tract, downslope and distant from the
proposed buffer reductions. Therefore, streams and wetlands would not be
adversely impacted by the proposed reduction to steep slope buffers.

Is designed so that the hazard to the project is eliminated or mitigated to a
level equal to or less than would exist if the provisions of this part were not
modified;

Finding: The geotechnical Supplemental Letter included a slope stability analysis,
stating: “Based on the analysis, potential deep-seated slope failure for both the
existing and post-development conditions have factors of safety greater than 1.5
under static conditions and 1.15 under seismic conditions. We believe these safety
factors are very appropriate for the proposed development” (Geotech Consultants,
Inc., March 29, 2017, DSD 000587).

Is certified as safe as designed and under anticipated conditions by a
gualified engineer or geologist, licensed in the state of Washington;

Finding: The applicant’s geotechnical engineer is a qualified engineer licensed in
the state of Washington and has certified the proposed development is safe as
designed, provided their construction recommendations are followed: “Provided
that the foundation, grading, and retaining recommended in our previous report
are observed in the proposed development of the property, it is our opinion that
the modification of the critical area or critical area buffer will have no adverse
impacts on stability of any adjacent slopes and will not impact stability of any
existing structures.” (Geotech Consultants, Inc., Geotechnical Supplemental
Letter, Slope Stability Analysis, March 29, 2017, DSD 000587). The geotechnical
engineer shall review construction plans and provide documentation that the plans
adhere to the geotechnical recommendations. Refer to Section XI.B of this Staff
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Report for Condition of Approval Regarding Geotechnical Review of
Construction Plans.

The applicant provides a geotechnical report prepared by a qualified
professional demonstrating that modification of the critical area or critical
area buffer will have no adverse impacts on stability of any adjacent slopes,
and will not impact stability of any existing structures. Geotechnical
reporting standards shall comply with requirements developed by the
Director in City of Bellevue Submittal Requirements Sheet 25, Geotechnical
Report and Stability Analysis Requirements, now or as hereafter amended;

Finding: The geotechnical reports were prepared by a qualified professional and
included a slope stability analysis consistent with City of Bellevue submittal
requirements and standards. The geotechnical Supplemental Letter concluded
the factors of safety will be met and the proposed steep slope buffer reduction
would have no adverse impacts on the stability of adjacent slopes and existing
structures. “Based on the analysis, potential deep-seated slope failure for both the
existing and post-development conditions have factors of safety greater than 1.5
under static conditions and 1.15 under seismic conditions. We believe these safety
factors are very appropriate for the proposed development” (Geotech Consultants,
Inc., March 29, 2017, DSD 000587).

The applicant shall submit and execute a hold harmless agreement in a form
approved by the City Attorney which releases the City from liability for any damage
arising from the location of improvements proximate to steep slope areas. The
hold harmless agreement is required to be recorded with King County and a copy
provided to DSD prior to final approval of construction permits. Refer to Section
XI.D of this Staff Report for Condition of Approval Regarding Hold Harmless
Agreement for Steep Slope Hazards.

Any modification complies with recommendations of the geotechnical
support with respect to best management practices, construction
techniques or other recommendations; and

Finding: The site plan’s proposed modifications to the steep slope buffer standards
comply with recommendations in the geotechnical reports. The reports include
recommendations for best management practices and construction techniques.
Construction plans shall be reviewed by a licensed geotechnical engineer and
documentation shall be provided to DSD that the plans adhere to the geotechnical
recommendations. Refer to Section XI.B of this Staff Report for Condition of
Approval Regarding Geotechnical Review of Construction Plans.

The proposed modification to the critical area or critical area buffer with any
associated mitigation does not significantly impact habitat associated with
species of local importance, or such habitat that could reasonably be
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Vii.

expected to exist during the anticipated life of the development proposal if
the area were regulated under this part.

Finding: The proposed modifications or reductions to the steep slope buffer would
be located at the periphery of the development area, in portions of the buffer area
that currently lack native vegetation communities and have been degraded by past
human activities and provide low habitat value. Habitat associated with species of
local importance is primarily found in the forested west portion of the site, which is
protected in a critical area tract.

Critical Areas Report — Additional Provisions for Habitat (LUC 20.25H.165).

In addition to the general critical areas report requirements of LUC 20.25H.250, critical
areas reports to modify the performance standards for habitat for species of local
importance must meet the requirements of this section.

Finding: The Critical Areas Report in the Project File includes a habitat evaluation
(DSD 000520 - 000532) which includes an investigation of the potential presence for
the designated species of local importance. It provides a rationale for their presence,
which considers the habitat conditions necessary to support the species and species’
life cycle needs.

The report includes a detailed description of vegetation conditions and habitat
functions on and adjacent to the site and an assessment of potential project impacts.
The report concluded that six (6) of the listed species of local importance have any
likelihood of being present on the site and that likelihood is typically low to very low.
The report identifies species that are Federally listed species of concern and State-
listed candidate species. Townsend’s big-eared bat is a Federally listed species of
concern and a State-listed candidate species. Pileated woodpecker is a State-listed
candidate species. These species typically are found in larger forested and
undisturbed habitats, with more suitable habitat conditions in the protected critical
areas tract.

The open pasture area on the east portion of the site provides for perching and prey
opportunities for Red-tail hawks and Merlin. The Critical Areas Report provides an
assessment of the potential impact to Red-tailed hawks and Merlin habitat as a result
of the potential loss of the pasture area as foraging habitat (Section 4.2.4, Critical
Areas Report, Talasaea Consultants, January 11, 2023, DSD 000426 - 000430). The
report concluded that the open pasture area on the site contains approximately 14%
of the potential foraging habitat within the %2 mile assessment area around the site
(Figure 6 - Pasture Grasses in “-Mile Vicinity, Critical Areas Report, Talasaea
Consultants, Revised January 11, 2023, DSD 000460).

The Critical Areas Report also includes a section on mitigation sequencing (Section
8.2, Critical Areas Report, Talasaea Consultants, Revised January 11, 2023, DSD
000441 - 000445 ) which discusses measures to avoid, minimize and to mitigate for
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viii.

project impacts on habitat areas. The proposal has avoided and minimized impacts
to critical area buffers; the impacts (total of 21,575 SF) are primarily limited to areas
where the existing buffer conditions are degraded and provide low habitat functions.
The proposal includes 130,823 SF of critical area buffer enhancement and restoration,
restoring habitat areas along the periphery of the development area that are currently
degraded and providing low habitat functions. The proposed buffer mitigation
(130,823 SF) relative to the total buffer reduction (21,575 SF) would equate to a 6:1
mitigation to impact ratio.

The proposal includes extensive critical area buffer enhancement to mitigate for
project impacts. Due to the scale, extent and complexity of the proposed mitigation a
monitoring and maintenance period of 10 years from the time of installation will be
required to ensure the enhancement planting is maintained and successfully
established in accordance with the approved mitigation plan. Refer to Section XI.B
of this Staff Report for Condition of Approval Regarding Maintenance and
Monitoring Period.

Mitigation and Restoration Plan Requirements (LUC 20.25H.220).

Finding: The Critical Areas Report by Talasaea Consultants, Revised January 11,
2023 (DSD 000403 - 000543 includes Conceptual Mitigation Plans for Existing Site
Conditions (DSD 000496), Proposed Impacts Assessment (DSD 000497), Proposed
Mitigation Concept (DSD 000498), Proposed Buffer Mitigation Overview (DSD
000499), and Preliminary Plant List, Details and Notes (DSD 000500). The mitigation
plans meet requirements of this code section. A Final Mitigation Plan is required to
be submitted and approved with a Clearing and Grading Permit. The Final Mitigation
Plan shall be consistent with the approved conceptual Critical Areas Mitigation Plans.
Refer to Section XI.B of this Staff Report for Condition of Approval Regarding
Final Mitigation Plan.

Construction impacts are shown on Sheet W1.1 of the Conceptual Mitigation Plans
(DSD 000497). Construction impacts include the soft-surface trail (2,161 SF), the
stormwater outfall gabion basket energy dissipator (104 SF) and the staging area for
the stormwater directional bore (646 SF). The Buffer Mitigation Overview Plan (Sheet
W2.0, DSD 000499) shows the restoration of construction impact areas (Area E).

The Proposed Buffer Mitigation Overview (DSD 000499) identifies the type or level of
the mitigation planting in response to existing vegetation conditions and the site plan
location. For example, the most heavily disturbed, low-functioning buffer areas
adjacent to the development area would have the most intensive replanting while
buffer areas that are currently forested with native tree species would be interplanted
with trees, but the enhancement strategy is more focused on establishing a native
shrub understory. The planting mitigation adjacent to the development area includes
Area C — Disturbed Forest Buffer Enhancement and Area D — Re-Establishment of
Forested Buffer. These are areas where native vegetation has been disturbed by the
historic use of the site, non-native invasive vegetation is prevalent and will require the
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most intensive enhancement planting.

The Preliminary Plant List, Details and Notes, (Sheet W3.0, DSD 000500), does not
specify the plant spacing or plant quantities. The successful establishment of dense,
self-sustaining buffer vegetation adjacent to the development area is essential to
improving critical area buffer functions and limiting human and pet intrusions into the
critical areas tract. The City of Bellevue’s Critical Areas Handbook includes planting
templates for steep slope areas, stream buffers and wetland buffers, recommending
appropriate plant species and plant spacing for mitigation and enhancement planting
in critical area buffers. The Critical Areas Handbook recommends that trees be
planted at a typical spacing of 9 feet on-center and shrubs at 4.5 — 6-foot on-center
spacing depending on the plant species, and groundcovers at 2-foot on-center
spacing. The project's mitigation plant spacing in the areas adjacent to the
development area should be consistent with the City’s Critical Areas Handbook. The
Final Mitigation Plan shall include typical plant spacing consistent with the Critical
Areas Handbook in Area C — Disturbed Forest Buffer Enhancement and Area D — Re-
Establishment of Forested Buffer. The typical plant spacing is trees at 9 feet on-center
and shrubs at 4.5 — 6-foot on-center spacing depending on the plant species, and
groundcovers at 2-foot on-center spacing. Based on plant spacing and the planting
area, Area C would need approximately 416 trees, 2,185 shrubs, and 11,271 ground
covers and Area D would need approximately 459 trees, 2,407 shrubs, and 12,419
ground covers. These plant quantities do not account for existing vegetation and
would be reduced to allow for existing native vegetation. The goal is to ensure
resulting coverage is consistent with the spacing requirement. Based on the plan
spacing, the final plans must specify the quantity of each plant to be installed. Refer
to Section XI.B of this Staff Report for Condition of Approval Regarding Final
Mitigation Plan Typical Plant Spacing and Quantity.

The mitigation planting shall be fully installed and inspected by the City prior to
dedication of the tract to the City or recording of the Native Growth Protection
Easement. Refer to Section XI.B of this Staff Report for Condition of Approval
Regarding Timing of Mitigation Planting Installation.

Critical area mitigation is required to be monitored for a period necessary to
demonstrate that performance standards have been met, but not for a period less than
five years (LUC 20.25H.220.D). Due to the scale, extent and complexity of the
proposed mitigation, the monitoring and maintenance period for the mitigation planting
shall be 10 years from the time of installation. This will also allow the mitigation
planting to be established and self-sustaining prior to the City inheriting responsibility
for the critical areas tract. Refer to Section XI.B of this Staff Report for Condition
of Approval Regarding Required Monitoring and Maintenance Period.

An assurance device or financial surety is required to ensure that the planting is
installed and that monitoring, and maintenance is conducted to fully implement the
mitigation plan and to meet required performance standards. An installation
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assurance device in the amount of 150 percent of all costs to install the mitigation is
required to be submitted prior to clearing and grading permit issuance. A monitoring
and maintenance assurance device that is equal to 20% of the cost of plants,
installation, and the cost of monitoring is required to be held for a period of ten years
from the date of successful installation. The amounts of these assurance devices shall
be confirmed by submittal of a cost estimate for all costs associated with installation
and 10 years of maintenance and monitoring. The cost estimate is required to be
submitted with the clearing and grading permit. Refer to Section XI.B of this Staff
Report for Conditions of Approval Regarding Installation and Maintenance and
Monitoring Assurance Devices and Cost Estimate.

V. STATE ENVIRONMENTAL POLICY ACT (SEPA) PROCESS AND ENVIRONMENTAL
ELEMENTS

A. SEPA PROCESS

An Expanded Environmental Checklist has been submitted by the applicant and includes
technical studies and reports that are intended to be part of the SEPA record and have
been considered in this SEPA Determination. The Environmental Checklist and
associated technical reports and studies adequately disclose the potential environmental
impacts of the proposal and do not identify probable significant adverse environmental
impacts. Please refer to the list of technical reports and studies that were prepared to
evaluate the potential impacts of the proposal (See DSD 000403 - 001393).

Using the Optional Determination of Non-Significance (DNS) process under WAC 197-11-
355, a DNS was anticipated with the Notice of Application (NOA) for the Planned Unit
Development and Critical Areas Land Use permits, on December 1, 2016. The ODNS
process allows for a consolidated SEPA public comment period concurrent with the
comment period for land use actions. The City of Bellevue has a standard practice of
accepting and considering public comments on the potential environmental impacts until
a decision or recommendation is issued. The SEPA checklist was revised, based on
comments received from both the public and interested agencies over the course of the
years this project has been reviewed. This expanded Environmental Checklist was
submitted by the applicant which included the technical studies and reports that have been
prepared as part of the project.

SEPA Rules require first considering whether local, state, or federal requirements and
enforcement would adequately mitigate any identified significant adverse impacts (WAC
197-11-158). The City codes and requirements, including the Clear and Grade Code,
Utility Code, Land Use Code, Noise Ordinance, Building Code and other construction
codes are expected to mitigate the potential adverse environmental impacts disclosed in
the submitted reports and analysis. SEPA mitigation measures required by the City
address the potential adverse environmental impacts that are not clearly addressed and
mitigated by local code and state or federal requirements.

The Expanded Environmental Checklist with associated technical reports and studies
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B.

adequately disclose the potential environmental impacts of the proposal and do not
identify significant adverse environmental impacts, as a result of mitigation. The SEPA
Environmental Review concludes that environmental impacts associated with the proposal
will be mitigated by existing City codes and through mitigation measures required by the
City using SEPA substantive authority. This mitigation reduces the identified impacts
down to a non-significant, non-adverse level. Therefore, the City’s Environmental
Coordinator has determined that the proposal, as conditioned herein, will not result in any
significant adverse environmental impacts. In this case a “mitigated DNS” (MDNS) is
appropriate to be issued in lieu of a Determination of Significance (DS) and preparation of
an EIS.

The City also carefully reviewed the proposal to identify the potential for any cumulative
impacts with respect to the pertinent elements of the environment. Except to the extent
specifically noted in this report, no such cumulative impacts were identified, and none were
identified that would alter the Environmental Coordinator's SEPA analysis and the
threshold determination for this proposal. The limited new development that would occur
because of this proposal is consistent with and anticipated by the City’s Comprehensive
Plan and development regulations, the SEPA analysis for which has already been
performed prior to adoption of those regulations and documents.

ENVIRONMENTAL ELEMENTS

Earth

1. Coal Mine Hazard impacts
Site-specific investigations were conducted to evaluate coal mine hazards
underlying the subject site (Preliminary Coal Mine Hazard Assessment, Icicle
Creek Engineers, December 1, 2014, DSD 000626 - 000639 and Revised Report
Coal Mine Hazard Assessment and Ground Proofing Program, Icicle Creek
Engineers, October 5, 2016, DSD 000697 - 000753). The investigations included
subsurface drill borings to determine the depth of mining features. The report
concluded that the south portion of the subject site is within a Coal Mine
Subsidence (CMS) Zone 2 area, because the area is underlain by shallow coal
mine workings and the access tunnel of the No. 4 Mine at a depth less than 200
feet. The investigations are consistent with methods prescribed in the Bellevue
Land Use Code (LUC 20.25H.130) and meets all applicable engineering criteria.

Based on the results of the sub-surface ground-proofing, the report identifies a
Lower Risk CMS Zone 2 and a Higher Risk CMS Zone 2. The report recommends
that development in the Lower Risk CMS Zone 2 be limited to a stormwater
detention pond or underground vault, and that no development occur within the
higher risk zone. The proposed site plan meets the report’s recommendations; no
development is shown in the Higher Risk CMS Zone 2 and the stormwater vault is
located in Lower Risk CMS Zone 2. See Figure 15, Coal Mine Subsidence (CMS)
Zone 2.
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Per LUC 20.25H.130.B, subdivisions within coal mine hazard areas are required
to have a statement on the face of the plat to disclose the presence of abandoned
coal mines and the potential for coal mine hazards to exist. This requirement is
not specifically made for developments lacking a subdivision application, despite
section LUC 20.25H.130 being applicable to subdivisions and general
“‘development of land” within areas designated as potential coal mine hazards.
This requirement is applicable to this project and the future owners of these homes
and therefore the applicant is required to include a note on the recorded PUD to
disclose the presence of potential coal mine hazards and the requirement for
development to meet the performance standards for work in coal mine hazard
areas. This condition to disclose the potential for coal mine hazards is required
using the City’s SEPA substantive authority per BCC 22.02.140 in support of
achieving the City’s Comprehensive Plan policies. Supportive policies include but
are not limited to the Environmental Element (Policies EN-41 and EN-42) and the
Newcastle Subarea Plan (Objective 2 and Policy S-NC-38). These policies of the
City’s Comprehensive Plan specifically address disclosure and notification to
purchasers of property when there are potential hazards that may exist on a
property due to past coal mining activities. Refer to Section XI.D of this Staff
Report for Condition of Approval Regarding Recording of the PUD,
Disclosure of Coal Mine Hazards, and Hold Harmless Agreement

Geologic Hazard Areas

The proposed development would not result in direct impacts to the steep slope
critical areas identified on the site. Steep slope and landslide hazard areas require
a 50-foot buffer from the identified top-of-slope (LUC 20.25H.120.B1). The
geotechnical report recommends that the 50-foot steep slope buffer can be
reduced to 10 feet, “based on the absence of past landslides on the site slopes
and the competent conditions of the native soils that compose the core of the site”
and recommends an additional 10-foot structure setback from the reduced steep
slope buffer (Geotechnical Engineering Study, Geotech Consultants, Inc., January
19, 2016, Conclusions and Recommendations, DSD 000547). The site plan
generally provides a 40-to-65-foot buffer from the identified top of slope to the
boundary of the development area. However, the steep slope buffer is reduced to
a minimum of 10 feet in some areas in the north portion of the site. The report
recommends a 10-foot structure setback from the buffer. A 15-foot structure
setback is shown from the edge of the development area. Proposed residences
would be setback a minimum of 25 feet from the top of the steep slope critical
areas. See Section Illl.D and Section IV.B of this Staff Report for additional
information on geologic hazards.

ii. Water

1.

Surface Water (streams and wetlands)

Streams and wetlands on the subject site are located and protected in a proposed
critical areas tract (Tract Z), which the applicant has offered to dedicate to the City
of Bellevue (DSD 001438 - 001441). There are 264,349 SF (6.07 acres) of total
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critical area buffers on the subject site. The proposal would reduce 21,575 SF (0.5
acres) or 8% of the total critical area buffers. The stream and steep slope buffer
reductions are located along the interface or boundary between the development
area and the critical area tract, within site areas that have been previously
disturbed and where native vegetation has been modified and currently has low
habitat quality (i.e., areas of pasture, mowed lawn, invasive species, areas of
human disturbance).

It is important to note that under the Bellevue Land Use Code stream buffers are
measured from the “top-of-bank” resulting in significantly larger or wider stream
buffers (combining the horizontal length of the steep slope and the required stream
buffer width) as compared to stream buffers measured from the ordinary-high-
water-mark (OHWM). For example, the non-fish-bearing Streams 1, 2 and 3
require a 50-foot stream buffer, but the buffer as measured from the top-of-bank
would yield a buffer width between 80 feet and 130 feet from the actual stream.
See Figure 9. Measuring the stream buffer from the top-of-bank provides
additional water quality and hydrology protection and recognizes that the steep
slopes adjacent to the streams provide important habitat functions. The stream
buffer impacts are distant from the actual streams and limited to buffer areas that
are currently degraded and provide low buffer functions.

To mitigate for the critical area buffer impacts the proposal would enhance the
overlapping steep slope buffer and stream buffer areas adjacent to the
development area and the critical areas tract. The mitigation plan indicates
130,823 SF of buffer enhancement, restoration and reestablishment (See Figure
11 of this Staff Report, Critical Area Buffer Mitigation, DSD 000498). The proposed
buffer mitigation area (130,823 SF) relative to buffer reduction (21,575 SF) would
equate to a 6:1 mitigation to impact ratio. The proposed buffer
mitigation/enhancement would improve overall ecological functions when
established and located along the edges of the development area and critical areas
tract would prevent intrusions and impacts from the development area.

The proposal has received Salmon-Safe Certification, see report dated October 8,
2018, DSD 001067 - 001089. Salmon-Safe works with independent scientists and
technical experts to review development proposals for the purpose of reducing
impacts on water quality and fish habitat. The Science Team recommended the
certification after review of the development plans and a field visit with the project
proponent and City staff.

Water runoff (including stormwater)

Stormwater discharge must meet the minimum requirements in Ecology’s
Stormwater Management Manual for Western Washington (SWMMWW), which
includes controlling the rate of release of stormwater to match a pre-development
forested condition for modeled storm events up to a 100-year storm event. The
stormwater standards are specifically intended to mitigate for potential erosion
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impacts, water quality impacts, and impacts to fish habitat. The stormwater
discharge pipe will be bored from the stormwater vault to avoid surface impacts
and stormwater will be released into the buffer of Stream 1, just upgradient from
the 8-foot tall waterfall on Stream 1. The base material of the waterfall is rock.
This plan for stormwater discharge significantly reduces the potential for increased
erosion or damage to downstream resources. The proposed stormwater
management system meets not only the minimum requirements of the SWMMWW,
but also the requirements for enhanced stormwater treatment. In addition, the
stormwater management system was reviewed by Salmon-Safe and met its
requirements for conditional certification.

Plants and Animals

The project proposal includes a 6.3-acre critical areas tract (Tract Z), which will
completely surround the development area, and contains all the site’s critical areas
and buffers including forested steep slopes, streams and wetlands. This portion of the
site is heavily forested and provides the highest ecological functions and values to
support wildlife habitat. The applicant has offered to dedicate the critical areas tract
(DSD 001438 - 001441) to the City of Bellevue and the tract would be contiguous to
and expand the Coal Creek Natural Area.

Most wildlife species and their life cycles are supported by the natural, mature forested
conditions in the critical areas tract. For example, deer may graze in the pasture area
but typically live within forested areas. Bobcats may utilize the site and at times hunt
in the open pasture. However, their prey includes rabbits, small mammals, insects,
birds, and sometimes deer. This wildlife is most supported by the forested habitat
conditions that are protected on the west portion of the site.

It should be noted that Lakemont Blvd SE is an existing barrier to wildlife movement,
and it currently fragments and breaks the habitat connections between the Coal Creek
Natural Area and Cougar Mountain Regional Wildland Park. The subject property is
also presently fenced along Lakemont Blvd SE, which limits wildlife movement across
the site. Residential traffic associated with the proposed development may slow traffic
speeds and benefit wildlife crossings.

The Coal Creek Natural Area extends to Lakemont Blvd SE to the south of the site, at
the curve where Lakemont Blvd SE meets Newcastle Golf Club Road. This provides
an approximate 350-foot-wide forested corridor directly connecting to Cougar
Mountain Regional Wildland Park. This corridor contains Coal Creek and a tributary
stream (Stream 0276B, Stream 3 on Park Pointe PUD plans). Wildlife movement
frequently follows stream channels and riparian corridors. See Figure 19 of this Staff
Report below for Wildlife Corridor south of the site.
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The Critical Areas Report includes a table that lists the species of local importance
with an analysis of the likelihood of a species presence on the site (DSD 000427 -
000429). The report determined that six (6) of the listed species has any likelihood of
being present on the site, and that likelihood is typically low to very low. These species
are Bald eagle (migration only), Pileated woodpecker, Red-tailed hawk, Townsend’s
big-eared bat, Keen’s myotis, and the Long-eared myotis. Townsend’s big-eared bat
is a Federally listed species of concern and a State-listed candidate species. Pileated
woodpecker is a State-listed candidate species. See Section Ill.F and Section IV.C of
this Staff Report for more information on species of local importance.

Areas with mature forests (forests with significant numbers of dead or dying conifers
and soft-wood deciduous trees) are found on the subject site and in the surrounding
natural areas and provide habitat for these six species and for a multitude of other
species not currently included on Federal or State priority species lists.

The development area is clustered on the east 5.2 acres of the site. This area of the
site has been previously developed with single-family residences and historically
maintained as mowed grass and pasture. The open pasture area on the east portion
of the site provides for perching and prey opportunities for Red-tail hawks and Merlin.
The Critical Areas Report provides an assessment of the potential impact to Red-tailed
hawks and Merlin habitat as a result of the potential loss of the pasture area as foraging
habitat (DSD 000426 - 000430). The report concluded that the open pasture area on
the site contains approximately 14% of the potential foraging habitat within the ¥2 mile
assessment area around the site (Figure 6 - Pasture Grasses in ¥2-Mile Vicinity, Critical
Areas Report, Talasaea Consultants, Revised January 11, 2023, DSD 000460).
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The proposal would not result in significant impacts to wildlife habitat or to habitat
areas associated with species of local importance. The impacts to critical area buffers
(total of 21,575 SF, see Figure 10 of this Staff Report) would be primarily limited to
areas where the existing buffer vegetation conditions are degraded and provide low
habitat functions. The critical areas tract (Tract Z) comprising the 6.3-acre west portion
of the site would be preserved and provides the most significant habitat functions and
values as this site area contains mature forest with a continuous canopy interfacing
with the site’s streams and wetlands. The applicant applied the City’s Urban Wildlife
Functional Assessment Model and determined the proposal, with the extensive critical
area buffer mitigation/enhancement, would provide higher functional habitat value than
the existing site conditions (Critical Areas Report, Section 7.3.3.1, DSD 000440).

The headwaters of Coal Creek are to the southeast of the site in the Cougar Mountain
Regional Wildland Park and the stream flows generally to the northeast through the
Coal Creek Natural Area to Lake Washington. Coal Creek flows along the southwest
boundary of the site, mostly off-site, and is classified as a “Type-F water;” defined as
a water that contains fish or fish habitat (LUC 20.25H.075.B.2). Coal Creek supports
salmonid habitat from its mouth at Lake Washington up to the location of a natural fish
passage barrier approximately 760 feet to the northwest of the northwest corner of the
site, or approximately 1,260 feet downstream from where Coal Creek joins with Stream
1. The fish passage barrier is also identified in the Washington State Department of
Fisheries Catalog of Washington Streams and Salmon Utilization, (Williams, Laramie,
and Ames 1975). The fish passage barrier would prevent the migration of anadromous
salmon up Coal Creek where adjacent to the site. The rating of Type-F reflects that
the stream could support fish if the barrier were removed.

Although the subject site is located upstream of where salmonids are present in Coal
Creek, the proposal incorporates best management practices, stormwater treatment,
and the protection and enhancement of tributary stream buffers to support water
quality and habitat conditions downstream in Coal Creek. The proposal would not
result in erosion or water quality impacts that would affect downstream salmon habitat
conditions in Coal Creek.

Noise

The proposed development would increase noise levels over the current site
conditions. However, the noise generated by the addition of 35 residences clustered
adjacent to Lakemont Blvd SE would not result in significant adverse impacts on
wildlife or critical areas. The proposed buffer vegetation enhancement would reduce
and ameliorate noise and lighting impacts on critical areas to an insignificant level.
Current noise levels from vehicles travelling on Lakemont Blvd SE is a constant source
of noise and this noise level would exceed the sporadic noise from residents of the
development. Noise is regulated by Bellevue City Code 9.18.
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V.

Vi.

Vii.

Land and Shoreline Use

The project site is located in the southern portion of the City of Bellevue, in the
Newcastle subarea, adjacent to the municipal boundary with the City of Newcastle.
The project site abuts the City-owned Coal Creek Natural Area along the north, south,
and west property boundaries. The on-site critical areas and buffers along the
peripheries of the site will be preserved and enhanced. Therefore, the boundaries of
the PUD site will blend with and would not impact the existing natural, forested
conditions along the site's north, south and west boundaries.

Because the Coal Creek Natural Area surrounds the site, there is no residential
development directly adjacent to the site. The Forest Ridge neighborhood is located
approximately 600-900 feet to the north of the project site; it is zoned R-3.5 (the same
as the project site) and is developed with 10,000 SF lots. The Forest Ridge Estates
Division 1 consists of 140 residential lots and Division 1l consists of 122 lots. See
Figure 4 of this Staff Report, Zoning Map. Six parcels are across from the site, on the
east side of Lakemont Blvd. Three of these parcels are developed with residences.

The subject site is designated Single-Family Medium (SF-M) in the Comprehensive
Plan and the R-3.5 land use district is consistent with the Comprehensive Plan
designation. The site is within the City’s utility service area. Although the site may
currently appear to be isolated, semi-rural and not directly connected to existing
development, the site is within City limits and utility service areas and is anticipated in
the Comprehensive Plan and zoning to be developed at urban densities. Because
over half of the site is comprised of critical areas/critical area buffers, the proposed 35
residential units on the 12.2-acre site would result in an overall density of 2.87 dwelling
units per acre.

The proposed Planned Unit Development includes measures in the site design and
architecture to address the size, scale, mass and the architectural design of the
proposal for compatibility with surrounding, existing land uses. See Section 1X.C of
this Staff Report for more information.

Light and Glare

Performance standards for streams and wetlands in the City’s critical areas code
requires lighting to be shielded and directed away from critical areas and buffers and
is a required condition of approval. Refer to Section XI.C of this Staff Report for
Condition of Approval Regarding Screening of Outdoor Lighting. Street lighting
on Lakemont Blvd SE would not be located close enough to illuminate the critical areas
tract, which includes the site’s most ecologically significant and sensitive areas.

Recreation

The subject site is surrounded by the Coal Creek Natural Area, a city-owned natural
open space. There is an existing public trail access located to the south of the
development site and the proposal would not alter or impact the current level of public
access to the natural area. The trail crosses the subject property, located within one
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viii.

of the existing restrictive covenant parcels. The existing trail is included in the critical
area tract which the applicant has offered to dedicate to the City of Bellevue.

The King County “Red Town trailhead” is located across Lakemont Blvd SE and
provides access to the Cougar Mountain Regional Wildland Park. There is a parking
area at the trailhead for users of the Coal Creek Natural Area. The applicant will installl
a flashing beacon and controlled pedestrian crossing over Lakemont Blvd SE to
improve a safer pedestrian access to the Coal Creek Natural Area trail.

The subject site is currently developed with older residences and outbuildings with an
open area historically maintained as pasture and yard area. The development
proposal is largely limited to the existing historically improved area of the site. The
proposal includes extensive landscaping and buffer enhancement around the
peripheries of the development area which would screen the visibility of the
development area from the Coal Creek Natural Area and trail system. The
development proposal would not result in significant impacts to the existing trail
access, to users of the surrounding natural areas, or to the visual experience of
recreation users.

Historic and Cultural Preservation
Cultural resources on the site were evaluated under two assessments prepared by
Tierra Right-of-Way:
e A Cultural Resources Assessment (April 19, 2017, see DSD 001090 - 001191)
e Cultural Resources Assessment Addendum (May 24, 2018, see DSD 001264
- 001323)

Tierra’s first assessment in 2017 consisted of background review and field
investigation. Background review determined the project area to be located in an area
with a high probability for historic properties. The project area and surrounding
properties are part of a major historical mining complex that includes historic towns
that are no longer present on the landscape. Field investigation included visual
reconnaissance, pedestrian survey, and subsurface testing. This assessment
recorded six (6) historic structures and four (4) historic era archaeological sites and
one (1) historic era archaeological isolate. The Washington State Department of
Archaeology & Historic Preservation (DAHP) reviewed the Cultural Resources
Assessment and concurred that the 6 historic structures are not eligible for listing in
the National Register of Historic Places (NRHP) and require no further documentation
(DAHP Letter, December 26, 2017, DSD 001431 - 001432). The DAHP letter also
concurred that 3 of the 4 archaeological resources are not eligible for listing in the
National Register of Historic Places (NRHP) and will not require DAHP permits to
disturb.

DAHP did determine that one (1) archeological resource (Site 45KI325) was eligible
for listing in the National Register of Historic Places (DAHP Letter, December 17, 2020,
DSD 001428). The site corresponds to an area designated on historical maps as “Finn
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Town,” an area that was occupied by Finnish coal miners which grew around the
operation of the Ford Slope Mine beginning around 1905. The site is located along
the eastern edge of the project area. The site was investigated in 2018 under a DAHP
permit (Permit 2018-12). The applicant must submit a site protection plan indicating
how they would avoid and protect the archeological site during project grading and
construction prior to issuance of a Clearing and Grading Permit. The site protection
plan shall be reviewed and approved by DAHP. A DAHP Site Alteration & Excavation
Permit will be required for site work in this area if DAHP determines there would be
potential impacts to the archaeological site. Refer to Section XI.B of this Staff
Report for Condition of Approval Regarding Archeological Site Protection Plan
and DAHP Site Alteration & Excavation Permit.

Tierra’s second assessment of the site in 2018, addendum to their initial report, was
prepared to evaluate an additional site area outside of and to the southwest of the
original proposed disturbance area (Tierra Right-of-Way, May 24, 2018, DSD 001264
- 001323). There was no sub-surface investigation conducted. The Addendum
identified six (6) above-ground building foundations (different from 6 historic structures
previously identified) that may have been related to the production of electricity for the
historic-era mining operation. There is a wooden structure on top of one of the
foundations that does not appear to be an original structure. DAHP concurred that the
foundations are eligible for listing in the National Register of Historic Places, identified
as Site 45KI01452. The wooden structure was determined not eligible (Resource
#715713).

The foundations are nearby the pedestrian trail into the Coal Creek Natural Area and
there is existing City of Bellevue interpretive signage to educate the public about this
local historic-era resource. The foundations appear to be located within the PUD’s
critical areas tract. The applicant must submit a site protection plan indicating how
they would avoid and protect the site during project grading and construction prior to
issuance of a Clearing and Grading Permit. The site protection plan shall be reviewed
and approved by DAHP. A DAHP Site Alteration & Excavation Permit will be required
for site work in this area if DAHP determines there are potential impacts to the
archeological site. Refer to Section XI.B of this Staff Report for Condition of
Approval Regarding Archeological Site Protection Plan _and DAHP_Site
Alteration & Excavation Permit.

Due to the high probability of historic resources in the project area, the site should be
monitored during the initial ground clearance, site preparation and grading activity as
it is likely additional historical period archaeological resources will be found. The
applicant shall develop a project-specific Monitoring & Inadvertent Discovery Plan
(MIDP) for the entire site area, and specifically for areas outside of the two eligible
archaeological sites. This plan shall be reviewed and approved by DAHP prior to
issuance of a Clearing & Grading Permit. Refer to Section XI.B of this Staff Report
for Condition of Approval Regarding a Monitoring & Inadvertent Discovery Plan

(MIDP).
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The project archaeologist should provide training for all workers on-site on
archaeological laws, how to identify archaeological materials, and how to appropriately
report incidental finds. If archaeological materials are encountered during project
grading or construction, the project archaeologist should be immediately notified, and
work should be halted in the vicinity of the find until the materials can be inspected and
assessed. At that time, the appropriate persons are to be notified of the exact nature
and extent of the resource so that measures can be taken to secure them. Refer to
Section XI.B of this Staff Report for Condition of Approval Regarding
Archeological Training and Reporting.

There is existing interpretive signage of coal mining history along the Coal Creek
Natural Area trail installed by the Bellevue Parks Department. However, there is no
signage that addresses the more recent history of Milt Swanson who lived on the
development site for 90 years and was a locally renowned coal mining historian. The
applicant shall provide additional signage to recognize the historic role of Milt
Swanson. The location and content of the signage shall be coordinated with the
Bellevue Parks Department. Refer to Section XI.D of this Staff Report for
Condition of Approval Regarding Interpretive Signage for Coal Mining History.

The above conditions of approval related to archeological protection and recognition
are required using the City’s SEPA substantive authority granted per RCW 43.21C.060
and BCC 22.02.140. The City’s Comprehensive Plan polices, including but not limited
to the Urban Design and Arts Element (Policies UD-82, UD-83, and UD-84) as well as
the Newcastle Subarea Plan (Goal, Objectives, Intent, and Policies S-NC-27, S-NC-
28, and S-NC-29) provide a basis for the exercise of authority under SEPA to apply
the listed conditions of approval to this proposal.

Transportation

1. Long Term Impacts

The City has prepared a traffic forecasting model for the 2030 horizon year to assess
cumulative impacts that may result from growth and development during that period.
This modeling analysis is based on a projected land use scenario and improvements
to the transportation system that would occur during this time period.

Under the level of service standard detailed in the Transportation Code, the City is
divided into 14 Mobility Management Areas (MMAS), each with an area average
standard and a congestion management standard. The traffic modeling shows that all
of the MMAs would meet both standards. This project proposes to add a maximum net
increase of 32 dwelling units in MMA 11, Southeast Bellevue. This level of
development is within the assumptions of the City’s traffic modeling and does not
require additional mitigation.

In addition, transportation impact fees are used by the City to fund street improvement
projects to alleviate traffic congestion caused by the cumulative impacts of
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development throughout the City. Payment of the transportation impact fee, as
required by Chapter 22.16 BCC, contributes to the financing of transportation
improvement projects in the current adopted Transportation Facilities Plan, and is
considered to be adequate mitigation of long-term traffic impacts. Fee payment is
required at the time of building permit issuance. Impact fees are subject to change and
the fee schedule in effect at the time of building permit issuance will apply. Refer to
Section XI.C of this Staff Report for Condition of Approval Regarding
Transportation Impact Fee.

2. Mid-Range Impacts

Project impacts anticipated to occur in the next six years are assessed through a
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that
development proposals generating 30 or more new p.m. peak hour trips undergo a
traffic impact analysis to determine if the concurrency requirements of the State
Growth Management Act are maintained.

The Park Pointe development will generate approximately 32 new p.m. peak hour trips.
That number was used to check for concurrency. City staff distributed and then
assigned project-generated trips to the street network using the City’s EMME-2 travel
forecasting model with the current Capital Investment Program network. By adding the
expected project-generated trips to the traffic volumes in the model, the area average
levels of service were determined. To create a baseline condition for comparison, the
levels of service were also determined using traffic volumes without the project-
generated trips.

Neither the maximum area-average levels of service nor the congestion allowances
would be exceeded as a result of traffic generated from this proposal. Therefore, the
proposed development passes the concurrency test. The concurrency test results are
included in the Transportation Department file for this development. A concurrency
determination is issued on the date of issuance of the land use decision. This project
complies with the Traffic Standards Code and is receiving a Certificate of Concurrency
(DSD 000979).

The rules of concurrency reservation are outlined in the Traffic Standards Code
Director’s Rules. The concurrency determination is reserved to this project at the land
use decision date. The concurrency reservation expires one year from the land use
decision date unless a complete building permit application is filed (BCC 14.10.040.F).
At the time of a complete building permit application, the concurrency reservation will
remain in effect for the life of the building permit application, pursuant to BCC
23.05.090.H. Upon issuance of the building permit, concurrency is reserved for the life
of the building permit as provided for in BCC 23.05.100.E.

3. Short Term Operational Impacts
A Traffic Impact Analysis (TIA) dated February 2021, (DSD 001022 — 001054) was
prepared for this project by Gibson Traffic Consultants to analyze the operational
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impacts to this proposal in order to recommend mitigation if necessary. Issues that
were analyzed in the TIA included traffic operations conditions during the a.m. and
p.m. peak hours, sight distance analysis at the development intersections with
Lakemont Boulevard, vehicular and pedestrian circulation, delivery and fire truck
circulation/operations, and accident history for the past three years. This development
will distribute 32 new p.m. peak hour trips onto Lakemont Boulevard via a private
access road, Road A, that has two points of access to Lakemont Boulevard. Due to
the restricted vehicular sight distance out of the southern private road approach,
vehicle access to the southern private road entrance will be limited to right-in/right-out
access only. Due to the low volume of new trip generation created by this
development, short term vehicle traffic operational impacts are anticipated to be
negligible. Refer to Section XI.B of this Staff Report for Condition of Approval
Regarding Vehicular Access Restrictions.

To mitigate the impact of pedestrians crossing Lakemont Boulevard SE to access the
Red Town trail head parking, the applicant will be responsible for installing a marked
pedestrian crosswalk with an RRFB (Rectangular Rapid Flashing Beacon) to alert
motorists when a pedestrian is crossing. Due to the horizontal curve in the road a more
substantial RRFB crossing is warranted. The cost estimated by city staff puts the price
at approximately double the original RRFB crossing price. With assistance from city
levee project funds, the City will contribute the main components of the upgraded
RRFB, resulting in a cost that was in line with the original RRFB design. This project
is included on the City’s levy project list for 2023. Based on this designation, it is
anticipated and intended that the City provide the following components for the RRFB,
subject to and contingent upon the funding and policy priorities of the City Council:
One Type Il signal pole with mast arm with anchor bolts, a luminaire for the type IlI
pole, two PS poles for the advanced warning, and four RRFB assemblies. The
applicant shall reasonably coordinate with the City and make a request 6 months in
advance of needing these major components. The City shall provide notice if and when
all major components are ready to be picked up by the applicant from the signal
shop. However, there is no guarantee of City assistance which is subject to City
Council approval. If approval is not given these improvements are required to be fully
funded by the applicant. Refer to Section XI.B of this Staff Report for Condition
of Approval Regarding Lakemont Blvd SE Pedestrian Crossing.

X. Cumulative Impacts of Proposed Planned Unit Development (PUD)

The proposal would cluster development on 5.9 acres adjacent to Lakemont Blvd SE
and dedicate a 6.3-acre critical areas tract to the City of Bellevue. All the site’s critical
areas and critical area buffers, except for eight percent reduction requested, are
contained within the critical area tract. The proposed eight percent buffer reduction is
located on the outer edge of the buffer, primarily in areas where the native vegetation
has been madified by historic use of the property and that currently provides low
ecological functions. The impacts of the development would not result in cumulative
impacts to wildlife, wildlife corridors or the Coal Creek ecosystem.
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The PUD proposal would require the extension of off-site water and sewer utilities to
serve the development. This would provide urban-level utility services that are not
currently present in the immediate area. There are six privately-owned parcels,
approximately one to three acres in size, on the east side of Lakemont Blvd which are
not currently served with City water and sewer utilities. Three of the six parcels are
currently developed with single-family residences. These parcels are likely
encumbered by critical areas, similar to the subject site. The extension of public
utilities may create the potential for future development at a higher residential density
on these nearby parcels. However, all the parcels are currently zoned R-1, which
allows for one dwelling unit per acre. Increasing density on these parcels would
require an amendment of the City’s Comprehensive Plan and Rezone which are both
subject to approval by the City Council. So, although the proposal would extend urban-
level utilities to the area, the nearby properties could not immediately develop at a
higher density without further environmental analysis and City Council evaluation and
approval. When and if such additional development would occur, as well as its extent,
is speculative. The extension of utilities and development on this site does not
represent a cumulative land use impact, but rather an anticipated and planned
transition to urban-level residential density within the Bellevue city limits and utility
service area and only affects the few remaining properties that are not publicly owned
in this location along Lakemont Blvd.

VI. PUBLIC NOTICE, COMMENT, AND RESPONSE

A. PUBLIC NOTICE

Files 16-143970-LK and 16-145946-LO

Application Date:

October 10, 2016

Notice of Application:

December 1, 2016

Public Notice Sign:

December 1, 2016

Minimum Comment Period:

December 15, 2016

Public Meeting:

December 14, 2016

File 19-121109-LL (Withdrawn by Applican

t)

Application Date:

August 21, 2019

Notice of Application:

September 12, 2019

Public Notice Sign:

September 12, 2019

Minimum Comment Period:

September 24, 2019

Public Meeting:

September 24, 2019

Application Withdrawn:

November 30, 2020

The Notice of Application (NOA) for the Planned Unit Development (16-143970-LK) and
Critical Areas Land Use (16-145946-L0O) permits was issued on December 1, 2016. An
Optional Determination of Non-Significance (DNS) (SEPA) was issued anticipated with
the Notice of Application through the Optional DNS Process discussed in Section V of this
Staff Report. There was a 14-day minimum public comment period (ending December 15,
2016) for the permit applications and the SEPA comment period. A public meeting was
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held on December 14, 2016.

The applicant later submitted a Preliminary Plat application (19-121109) on August 21,
2019. The Notice of Application (NOA) was issued on September 12, 2019, with a
minimum 14-day comment period ending September 26, 2019. A DNS was still
anticipated with the Notice of Application. A public meeting was held on September 24,
2019. However, the applicant requested the Preliminary Plat application be withdrawn on
November 30, 2020. All comments and parties of record under the second notice were
included as part of the PUD.

B. PUBLIC COMMENT AND RESPONSE

As has been noted, the City of Bellevue’s practice is to accept and consider public
comments on the permit applications and a SEPA determination up to the issuance of a
decision or recommendation. Numerous public comments have been received from
nearby property owners and members of organizations including the Issaquah Alps Club,
Newcastle Historic Society, and Save Coal Creek. In preparing and issuing this Staff
Report, the City has carefully and in good faith considered all of these various comments.
The comment letters and emails can be found in the Project File at DSD 001669 - 002137.
The comments received are summarized below and are categorized by general subject
with the response from the City following.

i. SEPA Process and Request for an Environmental Impact Statement (EIS)
Comment Summary: The City should require an Environmental Impact Statement
(EIS) because of the project’s environmental impacts.

Response: The initial public notice for this proposal (DSD 001399) indicated that the
City anticipated issuing a Determination of Non-Significance (DNS) through the
Optional DNS process allowed under WAC 197-11-355. The ODNS process allows
for a comment period that is consolidated with the comment period on the subject land
use action. However, the City of Bellevue’'s practice is to accept and consider
comments on a proposal up to the point that a decision or recommendation is issued.
The original SEPA checklist was revised, based on comments received over the years
this project has been under review, from both the public and interested agencies. This
Expanded Environmental Checklist (DSD 000389) was submitted by the applicant
which included the technical studies and reports that have been prepared as part of
the project, similar in the level of detail to what would be prepared for an Environmental
Impact Statement (EIS).

The Environmental Checklist and associated technical reports and studies adequately
disclose the potential environmental impacts of the proposal and do not identify
significant adverse environmental impacts. The submitted information does not show
that this site has unanticipated or unique features, not found on other properties, that
warrants an EIS-level of analysis. No unexpected critical areas issues were found that
cannot be addressed by standard application of Bellevue’s codes that apply to any
proposal within Bellevue, a city that plans under the Growth Management Act and
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applies an established and tested critical area ordinance that mitigates impacts.

The City’s Environmental Coordinator has carefully considered the proposal in light of
the available information and the applicable SEPA standards. Under SEPA, a
Determination of Significance (DS) is warranted where a proposal will result in
probable significant adverse environmental impacts. "Environmental impacts” are the
effects or consequences of the proposal upon the elements of the environment that
are recognized by SEPA for review and protection. “Probable” in this context means
“likely or reasonably likely to occur.” SEPA differentiates “likely” impacts from “those
that merely have a possibility of occurring but are remote or speculative.” An impact
is “significant” for purposes of SEPA review if it implicates “a reasonable likelihood of
more than a moderate adverse impact on environmental quality.” The test for
significance is not strictly formulaic or quantifiable, but instead is context-dependent
and varies with the proposal’s physical setting.

Based upon the available information, no probable significant adverse impacts have
been identified that would warrant issuance of a DS and the preparation of an EIS.
Environmental impacts will result from the project; some have negative effects, and
some have positive effects on the environment. However, no impacts have been
identified, on or off the site, that have a significant adverse impact or effect on the
environment which require a Determination of Significance and the project to be
reviewed under an Environmental Impact Statement. Please refer to the technical
reports and studies (DSD 000403 — 001393) that were prepared to evaluate the
potential impacts of the proposal that are referenced in this report and found in the
associated Project File.

Based on the submitted information, the City’s review concluded that an EIS is not
warranted because any adverse environmental impacts to critical areas, infrastructure,
and other elements of the environment associated with the proposal, as conditioned
herein, will be mitigated by existing City codes and standards. Issues found that are
not addressed in the City’s codes are those related to protection of archeological
resources and notification of coal mine hazards. Mitigation measures to address and
avoid impacts to archeological resources and to require notification of the potential for
coal mine hazards have been identified. Conditions of approval required through the
City’s SEPA substantive authority require the applicant to work with the Washington
Department of Archaeology and Historic Preservation (DAHP) to address the potential
adverse environmental impacts that are not mitigated by local code, state or federal
requirements.

Archeological impacts as well as the impacts to critical areas and buffers discussed
previously are not probable significant adverse impacts as they are anticipated,
localized, quantifiable, and mitigated without the level of analysis provided by an EIS.
As explained above, the level of analysis an EIS provides is warranted for the most
complex projects or proposals that have such a large scale and undefined scope that
there is potential to have impacts that cannot easily be anticipated, quantified, and that
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are not easily mitigated. These projects require the EIS process to inform the scope
of the review and the analysis required. The results of the analysis are then reviewed
in a draft and final statement of findings that are open to public comment at each stage.

Specific measures have been provided and required as conditions of approval under
both the City’s code authority and the City’s SEPA substantive authority. Conditions
that are made using the City’s SEPA authority address measures that are required as
regulations do not exist and are not anticipated in Bellevue’s codes to address
archeological preservation or coal mine hazard notification when not associated with
a subdivision of land. These conditions of approval change the DNS that was initially
anticipated, to a Mitigated Determination of Non-significance (MDNS) and ensure the
identified potential for adverse impacts to archeological resources are avoided or
remain at a non-significant level. Therefore, the proposal will not result in significant
adverse environmental impacts that require and EIS. In this case a MDNS is
appropriate to be issued in lieu of a Determination of Significance (DS) and preparation
of an EIS.

Environmental Critical Area Issues
Comment Summary: The impacts to streams (including Coal Creek), wetlands and
steep slope critical areas and associated buffers are too significant to be allowed.

Response: The proposed development would not have direct impacts on streams,
wetlands, or steep slope critical areas. All streams, wetlands and steep slope critical
areas on the subject site are located on the west portion of the site and protected in a
critical area tract (Tract Z, 6.3 acres), which comprises over half of the total site area.
The applicant has offered, and intends, to dedicate the critical areas tract to the City
of Bellevue (DSD 001438 - 001441).

The proposal would have relatively minor impacts on critical area buffers which are
intended to protect the functions of critical areas. The proposal would reduce the
buffers by approximately eight percent (21,575 SF, 0.5 acres) of the total critical area
buffers on the site. The stream and steep slope buffer reductions are primarily located
along the interface or boundary between the development area and the critical area
tract; within site areas that have been previously disturbed and where the native
vegetation has been modified and currently provides low habitat quality (i.e., areas of
pasture, mowed lawn, invasive species, areas of human disturbance). The proposed
mitigation, enhancement of critical area buffers with native vegetation, is expected to
improve critical area functions over the existing site conditions. See Critical Areas
Report, Section 7.3.3.1, DSD 000440).

Coal Creek is located off-site, to the southeast of the project site and within the Coal
Creek Natural Area that is a public open space managed by the City of Bellevue. A
natural fish barrier (waterfall) downstream of the site prevents the migration of
anadromous salmon up Coal Creek where adjacent to the site. The proposal
incorporates best management practices, stormwater treatment, and the protection
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and enhancement of tributary stream buffers to support water quality and habitat
conditions downstream in Coal Creek. The proposal would not result in erosion or
water quality impacts that would affect downstream salmon habitat conditions in Coal
Creek as there is no development on steep slopes and drainage from the site is
required to comply with stormwater detention and treatment requirements.

The proposal has received Salmon-Safe Certification (report dated October 8, 2018,
DSD 001067 - 001089). Salmon-Safe Inc. works with independent scientists and
technical experts to review development proposals for the purpose of reducing impacts
on water quality and fish habitat. The Science Team recommended the certification
after review of the development plans and a field visit with the project proponent and
City staff. The applicant has committed to working with Salmon-Safe throughout the
construction process and conditions of approval require the applicant’s continued
participation.

Wildlife and Wildlife Corridor

Comment Summary: The proposed development will impact the habitat connections
and wildlife corridor between the Coal Creek Natural Area and Cougar Mountain
Regional Wildland Park.

Response: Lakemont Blvd SE is an arterial road and existing barrier to wildlife
movement and currently fragments and breaks the habitat connections between the
Coal Creek Natural Area and Cougar Mountain Regional Park. This road is heavily
used and has at least 7,000 trips per day (pre-pandemic). This road is not only
accessed by hikers but is a primary access to the Newcastle Golf Club, Coal Creek
Parkway, the commercial area of Newcastle, and westward toward 1-405. The subject
property is presently fenced along Lakemont Blvd SE, which further limits wildlife
movement across the site.

The Coal Creek Natural Area extends to Lakemont Blvd SE to the south of the site, at
the curve where Lakemont Blvd SE meets Newcastle Golf Club Road. This provides
an approximate 350-foot-wide forested corridor directly connecting to Cougar
Mountain Regional Wildland Park. This corridor contains Coal Creek and a tributary
stream (Stream 0276B, Stream 3 on Park Pointe PUD plans). Wildlife movement
frequently follows stream channels and riparian corridors which are maintained by the
proposal. See Figure 18 of this Staff Report.

Comments that this project cannot be developed because it will impact a wildlife
corridor would place the burden and responsibility for maintaining habitat connection
on a relatively few privately-owned properties that exist in this area. Development of
housing to the north and the golf course to the south have created the corridor effect
by removing and impacting vegetation and critical areas. The result is that the
remaining vegetation is within a corridor that is primarily publicly owned, with the
exception of the subject site and properties to the east, across Lakemont Blvd.
Comments assert that this development will clearcut the headwaters of Coal Creek
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and that this project will impact fish bearing streams which is incorrect and not
supported by the proposed plans or record of review. The proposed development is
located in the same location that development and use on this site has historically
been found. Over 80 percent of the trees on this site are proposed to remain with the
steep slopes, streams, and wetlands that are to be left completely undisturbed and
fully tree covered.

The project proposal includes a 6.3-acre critical areas tract (Tract Z), which will
completely surround the development area and contains all the site’s critical areas and
buffers except for the previously noted proposed buffer reduction of the outer buffer,
that is already disturbed, and amounts to eight percent or 21,575 square feet of impact.
The preserved portion of the site is forested and provides the highest ecological
functions and values to support wildlife habitat. As an additional assurance, the
applicant has offered, and intends to, dedicate the critical areas tract to the City of
Bellevue (DSD 001438 - 001441), adding this area to the contiguous Coal Creek
Natural Area.

Recreation Impacts
Comment Summary: The proposed development would impact the recreational
opportunities, access, and the park experience in the Coal Creek Natural Area.

Response: The development site is surrounded by the Coal Creek Natural Area, a
City-owned natural open space. The proposal would not alter or impact the existing
trailhead or trail access to the Coal Creek Natural Area located to the south of the site.
The existing trail crosses the subject property and is included in the critical area tract
which the applicant has proposed to be dedicated to the City of Bellevue. This will
ensure continued public access to the Coal Creek Natural Area.

The King County “Red Town trailhead” is located across Lakemont Blvd SE and the
parking area is utilized by visitors of the Coal Creek Natural Area. The crossing over
Lakemont Blvd SE is located at the curve where Lakemont Blvd SE meets Newcastle
Golf Club Road and sightlines make the crossing difficult for pedestrians. The
applicant will install a rapid flashing beacon (RRFB) to provide a safer pedestrian
crossing over Lakemont Blvd SE.

The subiject site is currently developed with older residences and outbuildings with an
open area historically maintained as pasture and yard area. The development
proposal is largely limited to the existing historically improved area of the site. The
proposal includes extensive landscaping and buffer enhancement around the
peripheries of the site which would screen the visibility of the development from the
Coal Creek Natural Area and trail system. The development proposal would not
impact the existing public trail access or the visual experience of recreation users.

City Acquisition
Comment Summary: The City must acquire the subject property to preserve it as open
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Vi.

space for public use.

Response: The current property owner has not expressed an interest in selling the
property. The City cannot compel the owner to sell their property. Bellevue Parks has
an open door to talk to any willing seller about potential acquisition. Under the current
circumstances, the City is limited to working with the property owner through the land
use permit review and approval process to preserve critical areas and potential public
trail easements. In sum, any potential future acquisition of the project site by the City
is separate and distinct from the City’s regulatory role in reviewing the applicant’s
current development proposal, and is hot an appropriate consideration for this report.
The applicant has offered, and intends to, dedicate the 6.3-acre critical areas tract to
the City of Bellevue. This tract surrounds the development area and contains all the
site’s critical areas and buffers including forested steep slopes, streams and wetlands.
A portion of the existing Coal Creek Natural Area trail is also located within the tract.
The critical areas tract is contiguous to and would expand the Coal Creek Natural
Area.

Residential Density and Compatibility with Surrounding Development
Comment Summary: The proposed development is incompatible with surrounding
development and the “rural” character of the immediate vicinity.

Response: The proposal is for detached single-family residences which is consistent
with Bellevue’s long-range planning and the existing zoning. The site is planned for
single-family residential development in both the Comprehensive Plan [designated
Single-Family Medium (SF-M)] and the R-3.5 zoning designation. It is also within the
City’s utility service area. The lack of existing roads and systems on this section of
Lakemont Blvd. is not an indication of intent to preserve a rural character but is a result
of lack of development in the area that has been planned to receive some growth. The
publicly owned nature of much of the area along with the cost of constructing
improvements as well as numerous environmental restrictions has limited growth here
until recent years as land values have increased.

The proposed 35 units is not out of character or an increase above the density on the
site that would be possible if not for the critical areas present. Assuming all bonus
density is achieved by the PUD proposal there is a maximum density of 42 units
possible but only 35 units are proposed due to site and development constraints. The
gross site area of 12.29 acres and zoning of 3.5 units per acre would allow 43 units, if
not counting critical areas. Therefore, the proposed 35 units is less than what the site
gualifies for under basic zoning and what is possible through bonus density of the
PUD. The design choice to construct detached single-family residences with a
traditional neighborhood layout rather than attached dwelling units or other multi-unit
construction limits the maximum density that can be achieved by the proposal but
provides a design that is compatible with the surrounding character of detached
residences on separate lots.
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Vii.

The site is mostly surrounded by the Coal Creek Natural Area and therefore it is not
contiguous with other single-family development. The Forest Ridge neighborhood,
which is located approximately 600-900 feet to the north of the project site, consists of
over 250 residences. See Figure 4 of this Staff Report, Zoning Map. The Newcastle
Golf Club is also to the south on the other side of Lakemont Blvd. which turns into
Newecastle Golf Club Road. Although the site currently appears to be semi-rural forest
and pasture and is not directly abutting existing development, the site is within City
limits and utility service areas and is anticipated in the Comprehensive Plan and zoning
to be developed at urban densities.

The proposed PUD includes several measures in the site design, landscaping, and
architecture to address the compatibility with surrounding, existing land uses. Please
refer to Section 1X.C of this Staff Report for additional information.

Historic and Cultural Resources

Comment Summary: The proposed development will impact the site and historical
structures which are part of the historic coal mining uses on this property and in the
area.

Response: The site is known to be a part of the Coal Creek Mining Complex and Milt
Swanson, a locally renown coal mining historian, lived on the development site for 90
years. A Cultural Resources Assessment April 19, 2017(DSD 001090 - 001191) and
Cultural Resources Assessment Addendum May 24, 2018 (DSD 001264 - 001323)
were prepared by Tierra Right-of-Way. This assessment determined that historic
structures on the development site, including Milt Swanson’s house, are not eligible
for listing in the National Register of Historic Places (NRHP). The Washington
Department of Archaeology and Historic Preservation (DAHP) reviewed this
assessment and concurred with the determination. See SEPA Section V.B.viii of this
Staff Report for additional information.

Two archaeological sites have been identified on the site and determined eligible for
the National Register of Historic Places. One of the sites corresponds to an area
designated on historical maps as “Finn Town,” an area that was occupied by Finnish
coal miners which grew around the operation of the Ford Slope Mine beginning around
1905. Another archaeological site was identified as eligible containing six (6) above-
ground building foundations that may be tied to the production of electricity for the
historic-era mining operation. These foundations are not proposed to be disturbed by
the development.

If the archaeological sites will be impacted or disturbed by site grading or any
construction activity, a DAHP Site Alteration & Excavation Permit will be required.
Monitoring by a professional archaeologist will be required and if archaeological
materials are encountered during the site grading the work will be halted until the
materials can be inspected and assessed. See SEPA Section V.B.viii of this Staff
Report for additional information and mitigation measures.
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There is existing interpretive signage of coal mining history along the Coal Creek
Natural Area trail installed by the Bellevue Parks Department. However, there is no
signage that addresses the more recent history or Milt Swanson who lived on the
development site for 90 years and was a locally renown coal mining historian. To
recognize the historic role of Milt Swanson, a permit condition of approval will require
the applicant to provide additional interpretive signage in coordination with the
Bellevue Parks Department.

Traffic and Pedestrian Safety:

Comment Summary: Comments were received noting existing, high traffic levels on
Lakemont Blvd SE and concerns regarding project traffic impacts, sightlines for the
site access, and traffic and pedestrian safety along the curve where Lakemont Blvd
SE meets Newcastle Golf Club Road. There were also comments regarding the lack
of connecting bike lanes and sidewalks in the vicinity of the site.

Response: The Park Pointe PUD is anticipated to generate 304 new average daily
trips and 32 new PM peak hour trips (Traffic Impact Analysis, Gibson Traffic
Consultants, February 2021). There are over 7,000 average daily trips on Lakemont
Blvd SE and Forest Dr according to traffic counts taken prior to the Covid pandemic in
November 2016 (City Traffic Study, Idax Data Solutions, date range 11/12/2016 to
11/18/2016). Current traffic counts across the City are close to pre-pandemic levels.
The traffic trips that would be generated by the proposal would represent a very small
percentage increase to the existing traffic trips on Lakemont Blvd SE. A traffic
concurrency model was required and determined that neither the maximum area-
average levels of service nor the congestion allowances would be exceeded as a result
of traffic generated from this proposal. The existing road curve and conditions along
Lakemont Blvd SE to the south of the project site limit vehicle sight distance and
therefore a project condition of approval will require the development’s southern
driveway access to be limited to right-in/right-out only.

The King County Red Town trailhead, across Lakemont Blvd SE from the site, provides
parking for users of the Coal Creek Natural Area. To improve pedestrian safety across
Lakemont Boulevard, the development will be required to install an RRFB
(Rectangular Rapid Flashing Beacon), a controlled pedestrian crossing to alert
motorists when a pedestrian is crossing.

There are currently no sidewalks or bicycle lanes along Lakemont Blvd SE in the
immediate vicinity of the site. The applicant will provide improvements along the site’s
frontage on Lakemont Blvd SE including a new 7-foot-wide bike lane and a 6-foot-wide
sidewalk. The City has long-term plans to construct sidewalks and bike lanes on
Lakemont Blvd SE to the site. The improvements are on the list of capital
improvements but are not currently funded. Pedestrian plan S-371-E will construct a
sidewalk on the east side of Lakemont Blvd SE and Bike project B-159-W will add a
bike lane on the west side of Lakemont Blvd SE.
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iX. Impacts to Drinking Water Supply to Neighboring Properties:
Comment summary: Three households located across Lakemont Blvd SE to the east
of the development site on the larger lots (R-1 zoning) currently depend on a well for
domestic water supply and are concerned that the proposed development could
impact their drinking water source.

Response: The applicant’s geotechnical engineer provided the following response to
address this comment and the map shown as Figure 20 of this Staff Report below
which depicts the hydraulic gradient of the site in relation to nearby properties. The
site does not contribute or diminish water recharge quantity or quality of the well that
is upslope of the site.

“The subject site is significantly downgradient from the well to the east. As can be seen
in the GIS clip of King County’s IMAP below, the site is approximately 85 feet lower
than the wellhead in question. Based on the topography and our understanding of the
subsurface conditions, shallow groundwater flow (hydraulic gradient) on the site would
be toward the adjacent streams to the south, west and north, but not to the east. As
such, the development at the site would not be expected to contribute or diminish the
recharge quantity or quality of the well in question.” (Geotech Consultants, Inc.
Memorandum — Groundwater Recharge Concerns, November 10, 2020, DSD 000609)

Figure 20: Groundwater Flows and Recharge (DSD 000609)
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The proposal would extend water and sewer utilities down Lakemont Blvd SE to serve
the development site. These utilities would also be available to serve the neighboring
properties if they choose to connect to public utility. The extension of sewer to this
area would provide an important improvement that would enable the discontinuation



DSD - 000083

Park Pointe PUD
16-143970-LK and 16-145946-L.O
Page 83 of 133

Xi.

of septic systems in lieu of more sanitary and ecologically beneficial public sewer
system.

Stormwater:

Comment summary: comment noted that the Preliminary Storm Drainage Report
(Pace Engineers, November 30, 2020) did not use the most recent Department of
Ecology (DOE) standards as required under the City of Bellevue’s 2019 Phase 2
NPDES stormwater permit and the proposal is not vested to the stormwater
requirements that were in effect when land use permits were submitted in 2016.

Response: The applicant prepared the Preliminary Storm Drainage Report according
to the standards required at the time of submittal of the land use permit applications.
It is understood the proposal will need to comply with the required stormwater
standards in effect at the time of submitting construction permit applications. The
applicant has updated the Preliminary Storm Drainage Report to the current standards
and prepared a new storm report (Park Pointe PUD Drainage Report, Davido
Consulting Group, Revised November 15, 2022 DSD-000804 - 000978). Based on
Utility staff review of the updated report there are no changes or revisions needed to
the site plan to meet the updated standards.

Stream Typing:

Comment summary: Community volunteers made observations of Stream 1 on private
property from June to December of 2022. The findings are listed in a summary
document (DSD 001673 - 001687) that found Stream 1 is a perennially flowing stream
that provides water necessary to support fish use downstream of the project. The
summary was provided to the City shortly before this Staff Report was issued in
January 2023. The summary concludes that Stream 1 and the entire tributary
upstream should be considered Type-F and require a 100-foot buffer.

Response: The submitted critical areas report (DSD 000403 - 00543) states that
“Stream 1 is a perennially flowing stream that drains a large basin” and provides
“‘perennial flow to Coal Creek” (DSD 000422). This information was already
considered by the project biologists and is not new information. The report provides
further information regarding the typing of Stream 1 as Type-N which is primarily based
on two natural barriers to fish passage. One barrier is an 8-foot-tall waterfall where
Stream 1 joins Coal Creek and the other is a natural rockslide into Coal Creek about
760 feet northwest of the site which are identified by the Washington State Department
of Fisheries as fish passage barriers (DSD 000459). The submitted report also
documents that Stream 1 is polluted by heavy deposits of dissolved iron that is
transported to the stream by groundwater and “high levels of oxidized iron in a stream
significantly reduce the presence of aquatic macroinvertebrates and can be damaging
to fish gills” (DSD 000422). Based on the physical barriers to fish accessing Stream
1 and the iron heavy water in Stream 1 that is toxic to fish the biologist found that these
issues “likely preclude the potential of resident fish populations in the stream.
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The stream typing report that was provided on Coal Creek (DSD 000502 - 000507)
included examination of Coal Creek and Stream 1 for fish presence, upstream of the
fish passage barriers noted. This was done based on City guidance to determine the
presence of any resident fish that do not access downstream. No fish were found
which was also reported to be consistent with other listed studies and information on
this area available from other sources. However, more definitive study has not been
completed, likely due to the barriers to fish passage.

The presence of perennially flowing water is not reason to classify a stream a Type-F.
Per WAC 222-16-031(4) and LUC 20.25H.075, waters that are perennial nonfish
habitat streams are Type N streams. The statement that the entire tributary must also
be Type-F to preserve water flow downstream in Coal Creek is a misreading of the
code which is specific to fish hatcheries. The language in LUC 20.25H.075 states that
a Type-F stream “means all segments of waters that are not type S waters, and that
contain fish or fish habitat, including waters diverted for use by a federal, state, or tribal
fish hatchery from the point of diversion for 1,500 feet or the entire tributary if the
tributary is highly significant for protection of downstream water quality.” (Italics added
for emphasis). The requirement to include the entire tributary is an alternative to 1,500
feet from the point where waters are diverted to a fish hatchery. This is demonstrated
by the source language found in the definition of Type-F stream in WAC 222-16-
030(2)(b) which reads as follows:

“(b) Waters, which are diverted for use by federal, state, tribal or private fish hatcheries.
Such waters shall be considered Type F Water upstream from the point of diversion
for 1,500 feet, including tributaries if highly significant for protection of downstream
water quality.”

(Emphasis added.)

In summary, this volunteer analysis of Stream 1 accessed private property and does
not present new information or information that was not previously considered in the
submitted critical areas report. The summary does not consider the fish barriers, water
quality issues and lack of habitat conducive to supporting fish use. The summary
misreads the code definition of a Type-F stream, which if applied per the comment,
would potentially make entire tributary systems be Type-F streams based on their
contributing water flow. The information in the submitted critical areas report regarding
Stream 1 supports the finding that it is a Type-N stream and that the buffer is correctly
shown on the plans.

CHANGES TO PROPOSAL DUE TO CITY REVIEW
Over the course of the review of this project the applicant revised plans and reports in

response to City staff review comments. The summary below highlights the major revisions
that have been submitted.
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A. REVISIONS
i. Revision 1-May 17, 2017

1.

Number of residential units proposed reduced from 41 dwelling units to 40 dwelling
units.

Coal Creek revised to a Type-F stream (Park Pointe Coal Creek Typing Study,
Confluence Environmental Co, May 11, 2017) because the stream segment meets
the physical criteria for fish habitat in WAC 222-16-031(3).

Site plan modified to increase the Coal Creek stream buffer width to a 100-foot
buffer and the density calculation revised.

Density calculation adjusted to eliminate restrictive covenant parcels (zoned R-1)
from the project’s density calculation.

Grading plan revised to better conform to existing topography and to limit height
and extent of retaining walls.

Native plant landscaping added to landscape plan to blend backyards with natural
vegetation in critical area buffers.

Critical area mitigation plans revised to increase restoration of degraded buffer
areas.

ii. Revision 2 - January 19, 2018

1.

Number of residential units proposed further reduced from 40 dwelling units to 35
dwelling units to better accommodate buffering adjacent to Lakemont Boulevard
and increase pedestrian connectivity on the site.

Site plans modified to increase the visual-obscuring landscape planting between
the proposed residences and Lakemont Blvd SE. The residences fronting along
Lakemont Blvd SE were sited at differing angles and setbacks to modulate the
residential edge pattern as viewed from the road. The grade or elevation of the
development area was lowered to minimize visual impacts from Lakemont Blvd
SE.

iii. Revision 3 -June 6, 2018

1.

2.

Revised plans decreased reductions to critical area buffers compared to previous
plans and increased the stream buffer width in specific areas. The reduction to the
stream buffer area decreased by approximately 8,256 SF and the steep slope
buffer area reduction decreased by approximately 7,753 SF.

Applicant agreed to pursue Salmon-Safe Certification to provide additional
conservation features to qualify for density bonus under PUD.

iv. Revision 4 - August 16, 2019

1.

2.

Preliminary plat application submitted (19-121109-LL) submitted. All plans revised
to show proposed residences on separate, fee-simple lots.
Revisions to civil engineering plans for stormwater outfall and road standards.

v. Revision 5 - November 30, 2020

1.

Withdrew preliminary plat application (19-121109-LL). The preliminary plat
application was withdrawn because the public road standards required for a
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VIILI.

preliminary plat would require larger road widths and revisions to the site plan.
2. Location of stormwater discharge outfall revised to discharge to Stream 1.

SUMMARY OF TECHNICAL REVIEWS

A. CLEARING & GRADING

The Clearing & Grading Division of the Development Services Department has reviewed
the proposed site development for compliance with Clearing and Grading codes and
standards. Clearing & Grading staff approved the Critical Areas Permit and recommended
conditions of approval to apply with the review of Clearing and Grading and construction
permits. Refer to Section XI.B of this Staff Report for Condition of Approval
Regarding Clearing and Grading Permit Reguired.

. UTILITIES

Utility review has been completed on the preliminary plans and reports submitted at the
time of the land use permit applications. The review has no implied approvals for
construction of water, sewer and storm drainage components of the project. Final civil
engineering may require changes to the site layout to accommodate the utilities.

A Utility Extension Agreement will be required for review and approval of the utility design
for sewer, water and storm drainage. Submittal of the Utility Extension will coincide with
future clearing and grading permit review. Refer to Section XI.B of this Staff Report for
Condition of Approval Regarding Utility Extension Agreement.

Public and private easements will be required for water mains, water and side sewer
services across adjoining properties and will be required to be shown on the plans with
appropriate language. Refer to Section XI.B of this Staff Report for Condition of
Approval Regarding Public and Private Utility Easements.

Utilities must be constructed and accepted by the Utilities Department or sufficient bonding
submitted. No new homes will be allowed to connect to water, sewer or storm utilities until
the utilities have final inspection and acceptance by the Utilities Department. Refer to
Section XI.B of this Staff Report for Condition of Approval Regarding Utilities Final
Inspection and Acceptance.

i. Storm Drainage
Preliminary storm drainage review was completed under the codes and standards in
place at the time of the land use permit applications. All Washington Department of
Ecology Stormwater minimum requirements apply to new, plus replaced hard surfaces
and converted pervious surfaces. The project qualifies as hew development under the
2005 Department of Ecology Stormwater Management Department of Ecology
Stormwater Management Manual for Western Washington, revised in 2019.

All 9 minimum requirements have been addressed in the submitted drainage report
analysis under the PUD permit. A licensed civil engineer in Washington state has
proposed to meet the requirements with an engineered design that meets all 9
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requirements. Minimum Requirement 4 will be met with engineered outfalls to the
historic downstream drainage areas. Minimum requirement 5 must be evaluated
against Washington DOE feasibility criteria. For minimum requirement 5, a portion of
the site will disperse roof tops to maintain wetland hydroperiod and meet MR 5.
Minimum requirement 6 for water quality will be achieved with construction of a filter
vault and minimum requirement 7 will be achieved with a detention vault. Minimum
requirement 8 is proposed to be met by releasing a portion of the site runoff from a
vault at preexisting runoff rates and a portion of the site using direct dispersion to the
wetlands.

A multi-use open space recreation area is proposed on top of the private stormwater
detention vault. No design for the recreation area has been submitted. The
neighborhood open space recreation area on top of the stormwater detention vault
shall be designed to allow for vactor truck and maintenance crew access to clean the
vault. Refer to Section XI.B of this Staff Report for Condition of Approval
Regarding Open Space Recreation Area on Top of Stormwater Detention Vault.

A stormwater line is proposed to be bored sub-surface from the stormwater vault to
the discharge outlet above Stream 1. See Sheet E-7, Preliminary Civil Plans, (DSD
000147). The portion of any storm line within the critical area that is proposed to be
bored shall constructed in a manner to not cause soil subsidence or fracture. Refer
to Section XI.B of this Staff Report for Condition of Approval Regarding
Stormwater Pipe Boring.

Water

The project is supplied from the Cougar Mountain 1000 pressure zone. The project
will require construction of a Pressure Reducing Valve Station uphill from the proposed
project and extension of new water main to the north along Lakemont Blvd SE to the
City of Bellevue water system at the intersection of Forest Dr SE and Lakemont Blvd
SE.

Sewer

The project proposes gravity sewer mains draining to a new sewer pump station,
installed by the applicant and then owned and maintained by the City of Bellevue. The
pump station will discharge uphill along Lakemont Blvd SE to the gravity system at an
existing manhole in the intersection with Forest Drive SE. The sewer pump station
shall be designed to allow for maintenance crew vehicle access. Refer to Section
XI.B of this Staff Report for Condition of Approval on Access to Sewer Pump
Station.

C. TRANSPORTATION REVIEW

Site Access

The proposed 35-unit PUD is comprised of two existing lots on the west side of
Lakemont Boulevard, between Forest Drive SE and Newcastle Golf Club Road. The
site currently has three existing single-family homes taking access from Lakemont
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Boulevard via two single family driveways. Lakemont Boulevard is a two-lane road
classified as a major arterial. Access for the PUD will be via two road entrances on
the Lakemont Boulevard frontage. The main street, Road A, will provide access to 23
of the 35 total units, and Road B will provide access to the other 13 units.

Due to the restricted vehicular sight distance out of the southern private road
approach, vehicle access to the southern private road entrance will be limited to right-
in/right-out access only. Due to the low volume of new trip generation created by this
development, short term vehicle traffic operational impacts are anticipated to be
negligible. No other access connection to city right-of-way is authorized. The road
approach must be built per the Transportation Design Manual Standard Drawings.
Refer to Section XI.B of this Staff Report for Condition of Approval Regarding
Vehicular Access Restrictions.

Per the Transportation Design Manual, a Planned Unit Development may be allowed
to use a private street for the internal access even if the number of lots exceeds nine
which is the maximum allowed for a private street in a subdivision. This development
proposes to use a private street, Road A, that will provide two access points to
Lakemont Boulevard as well as a second street, Road B, to provide access internally.

The applicant has requested a deviation from standards for Road A and two deviations
from standards for Road B. These deviations were approved to allow the pavement
width on both Road A and Road B to be reduced from 24 feet to 20 feet, and to allow
the removal of the sidewalk along Road B. These deviations are not expected to affect
the safety or operation of the two streets.

Pedestrian access to the site will be provided by a new six-foot-wide sidewalk along
the Lakemont Boulevard frontage. There is currently no sidewalk on this portion of
Lakemont Boulevard. Due to the vicinity of the development to the Red Town trailhead
and other parks around Cougar Mountain, a significant pedestrian volume is expected
along and across Lakemont Boulevard. To mitigate the pedestrian impact and improve
pedestrian safety across Lakemont Boulevard, this development will be required to
install an RRFB controlled pedestrian crossing south of the project near the trailhead.
Refer to Section XI.B of this Staff Report for Condition of Approval Regarding
Lakemont Blvd SE Pedestrian Crossing.

Bicycle access to the site will be provided by a new 7-foot-wide buffered bike lane on
the west side of Lakemont Boulevard. There is currently no bike lane on this portion of
Lakemont Boulevard, but the city bike plan includes project S-371-E, a 6-foot-wide
sidewalk on the west side of Lakemont Boulevard from SE 63rd Street to this site.

Street names and site addresses will be determined by the City’s Parcel and Address
Coordinator.

Transportation Infrastructure Improvements
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The Park Pointe PUD is located on the west side of Lakemont Boulevard SE, south of
Forest Drive. The lot is bordered by the Coal Creek Natural Area to the south, west,
and north. The Red Town trailhead is located just southeast of this project on the east
side of Lakemont Boulevard. There is currently a 5-foot-wide paved shoulder along
the frontage of the project. The project proposes to construct 35 townhomes accessed
by two entrances off Lakemont Boulevard. The existing pavement along the frontage
is 30 feet wide.  Frontage Improvements and Private Street construction required by
the applicant include:

1. Lakemont Boulevard:

¢ Install new minimum 6-foot-wide concrete sidewalk, minimum 4-foot-wide planter
strip, a minimum 7-foot-wide buffered bike lane, and new curb and gutter along the
frontage.

¢ Install pedestrian safety railing behind the new public sidewalk.

e Install a new RRFB controlled pedestrian crosswalk across Lakemont Boulevard.

e An easement is required to be recorded to the City for any portion of the sidewalk
located on private property.

e Minimum City of Bellevue sight distance standards are required to be met.

e Street lighting is required to meet City of Bellevue Standards.

2. Internal Private Streets:
e Install minimum 20-foot-wide private streets with curb and gutter per
Transportation Design Manual standards.
¢ Install minimum 6-foot-wide sidewalks along one side of the private access streets,
except where alternative pedestrian facilities are provided.

The design of the improvements and the final engineering plans showing those
improvements must conform to the requirements of the Americans with Disabilities
Act, the Transportation Development Code (BCC 14.60), and the Transportation
Department Design Manual prior to approval of the plat infrastructure (GE) permit.
Refer to Section XI.B of this Staff Report for Condition of Approval Regarding
Transportation Infrastructure Improvements.

All street frontage and infrastructure improvements shown in the final engineering
plans or required by city codes and standards must be completed prior to issuance of
Certificate of Occupancy. If all the requirements of BCC 14.60.260 are met, the
director may accept an acceptable financial assurance device equivalent to 150% of
the cost of the unfinished improvements. Installation of improvements that would
negatively affect safety if left unfinished may not be delayed through use of a financial
assurance device. Improvements must be approved by the Transportation
Department inspector before they are deemed complete. Refer to Section XI.D of
this Staff Report for Condition of Approval Regarding Completion of
Infrastructure Improvements.
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Use of the Right of Way

Applicants often request use of the right of way and of pedestrian easements for
materials storage, construction trailers, hauling routes, fencing, barricades, loading
and unloading and other temporary uses as well as for construction of utilities and
street improvements. A Right of Way Use Permit for such activities must be applied
for prior to issuance of any construction permit including demolition permit. Refer to
Section XI.B of this Staff Report for Condition of Approval Regarding Right of
Way Use Permit.

. Easements

A public sidewalk easement must be provided for portion of the sidewalk that will be
located outside of the Lakemont Boulevard right of way.

A public retaining wall maintenance easement must be provided for portion of the wall
supporting the sidewalk that will be located outside of the Lakemont Boulevard right of
way. Refer to Section XI.B of this Staff Report for Condition of Approval
Regarding Sidewalk/Utility Easements.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide
applicants with guidance as to the extent of resurfacing required when a street has
been damaged by trenching or other activities. Under the Trench Restoration Program,
every public street in the City of Bellevue has been examined and placed in one of
three categories based on the street’s condition and the period of time since it has last
been resurfaced. These three categories are “No Street Cuts Permitted,” “Overlay
Required,” and “Standard Trench Restoration.” Each category has different trench
restoration requirements associated with it. Damage to the street can be mitigated by
placing an asphalt overlay well beyond the limits of the trench walls to produce a more
durable surface without the unsightly piecemeal look that often comes with small strip
patching.

Near the development site, Lakemont Boulevard is classified as Grind and Overlay
required. Should street cuts prove unavoidable or if the street surface is damaged in
the construction process, a half-street or full-street (depending on the extent of street
cuts or damage) grind and overlay will be required for a minimum of 50 feet. Refer to
Section XI.D of this Staff Report for Condition of Approval Regarding Pavement
Restoration.

D. FIRE DEPARTMENT REVIEW
The Fire Department has reviewed and approved the application with conditions for
marking and signage of fire department access roads and designing the fire department
access roads to support fire apparatus loads. Refer to Section XI.B of this Staff Report
for Conditions of Approval Regarding Fire Department Reqguirements.
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IX. DECISION CRITERIA

A. CONSISTENCY WITH LUC 20.25H.255.B CRITICAL AREAS REPORT DECISION
CRITERIA.
The Director may approve, or approve with modifications, a proposal to reduce the
regulated critical area buffer on a site where the applicant demonstrates:

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.

Finding: The proposal includes mitigation plans which would restore and enhance
critical area buffers that are currently degraded and provide low functions and values.
The mitigation plans include 130,823 SF (3 acres) of buffer enhancement, restoration
and reestablishment. The most intensive mitigation is in critical area buffers that are
adjacent to the development area and border the critical areas tract. This buffer area
has been modified and degraded by previous, historic development on the site and
the existing vegetation is characterized as early successional forest with an invasive
plant understory. The proposed mitigation would result in a net gain in overall critical
area buffer functions. See Mitigation Overview in Section lll.iii of this Staff Report
for more information.

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.

Finding: The mitigation plans would restore and enhance overlapping stream and
steep slope buffer areas at the edges of the development area and near the tops of
the steep slope stream ravines. The proposed enhancement is most intensive in
currently degraded buffer areas. The location of the enhancement planting near the
top of the stream ravines would improve critical area buffer functions to best protect
the downslope critical area tract. This demonstrates a net gain to the functions of the
most important critical area buffers on the site.

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.

Finding: The proposed buffer enhancement at the edge of the development area and
critical area tract would improve existing vegetation conditions to filter and slow runoff
at the top of the stream ravines. The development includes pervious pavement and
low impact development techniques to reduce stormwater runoff. Stormwater runoff
from the development area will be captured in the stormwater system and the
stormwater vault includes advanced filtration and detention before it is discharged via
a pipe boring to the base of the slope into Stream 1. The method and location of the
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iv.

Vi.

stormwater discharge is designed to avoid erosion and slope instability.

Adequate resources to ensure completion of any required restoration,
mitigation and monitoring efforts.

Finding: The most extensive enhancement planting is located at the edge of the
development area and critical area tract. The successful establishment of the
mitigation planting is essential to prevent impacts and encroachment from the
development area into critical area buffers and to protect the critical area tract. The
land use code requires a monitoring period to ensure that mitigation performance
standards are met. The monitoring period must be a minimum of five (5) years (LUC
20.25H.220.D). The Director may require assurance devices to ensure that the
approved mitigation, monitoring program, and conditions of approval are fully
implemented (LUC 20.25H.220.F). Due to the extent and complexity of the proposed
mitigation (130,823 SF, 3 acres) and the importance of its successful establishment to
mitigate for project impacts, the monitoring/maintenance period for the proposed
mitigation plan will be extended to a 10-year period. The monitoring/maintenance
surety will be released after 10 years after demonstrating it meets the approved
performance standards. Refer to Section XI.B of this Staff Report for Condition
of Approval Regarding Requirement for a 10-year Monitoring/Maintenance
Period for the Mitigation Plan.

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.

Finding: The critical area buffer impacts are primarily located internal to the
development area, along the boundary between the development area and critical
area tract. The critical areas and critical area buffers at the periphery of the site would
not be modified or impacted. The proposal would not be detrimental to the functions
and values of off-site critical areas and critical area buffers.

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

Finding: The proposal is for detached single-family residences and this type of land
use is compatible with the single-family uses in the same land use district. This report
addresses the compatibility of the development with other uses and development in
the vicinity in Section 1X.C of this Staff Report.

B. CONSISTENCY WITH LUC 20.30P.140 CRITICAL AREAS LAND USE PERMIT
DECISION CRITERIA
The Director may approve or approve with modifications an application for a Critical Areas
Land Use Permit if:
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Vi.

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

Findings: The applicant must obtain construction permits for all the proposed
infrastructure improvements and house construction; including clearing and grading,
utility, building, and other permits. Plans submitted for the construction permits must
be consistent with the plans reviewed under this approval. Refer to Section XI.A of
this Staff Report for Condition of Approval Reqgarding Construction Permits

Required.

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.

Findings: The proposal utilizes the best available design and development techniques
resulting in the least impact to critical areas and buffers. All the critical areas on the
site including steep slopes, wetlands, and streams are contained in a separate critical
area tract (Tract Z, 6.3 acres) which comprises over half of the total site area. The
applicant has proposed to dedicate the critical area tract to the City of Bellevue (DSD
001438 - 001441). Impacts to critical area buffers are limited to site areas where the
buffer vegetation has been historically modified and are currently low in functions and
values.

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

Findings: As discussed in Section IV of this Staff Report, the applicable performance
standards of LUC Section 20.25H Critical Areas Overlay District are met to the
maximum extent applicable.

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

protection, and utilities.

Finding: The proposal will be adequately served by public facilities including streets,
fire protection and utilities as discussed in this report.

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.

Finding: The proposal includes a mitigation plan (DSD 000496 - 000500) consistent
with the requirements of LUC 20.25H.210.

The proposal complies with other applicable requirements of this code.
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Finding: The proposal complies with all other applicable code requirements as
approved or conditioned.

C. CONSISTENCY WITH PLANNED UNIT DEVELOPMENT STANDARDS AND
DECISION CRITERIA

Purpose — LUC 20.30D.120.

A Planned Unit Development is a mechanism by which the City may permit a variety
in type, design, and arrangement of structures; and enable the coordination of project
characteristics with features of a particular site in a manner consistent with the public
health, safety and welfare. A Planned Unit Development allows for innovations and
special features in site development, including the location of structures, conservation
of natural land features, protection of critical areas and critical area buffers, the use of
low impact development techniques, conservation of energy, and efficient utilization of
open space.

Finding: A Planned Unit Development (PUD) on the subject site meets the purpose
statement because it allows the design of the development to be responsive to the
particular site characteristics in a manner consistent with public health, safety, and
welfare. A large portion of the site is encumbered with critical areas and critical area
buffers and the flexibility in development standards permitted with a PUD allows for
the development to be more tightly clustered on the buildable portion of the site,
thereby conserving the site’s natural features and minimizing impacts to critical areas
and critical area buffers.

The site design within the development area utilizes the flexible development
standards allowed for a PUD to arrange the homes around shared pervious motor
courts and incorporate alley-access for residences to create an internal, pedestrian-
oriented community and to reduce the overall impervious surface area.

Planned Unit Development Plan - Decision Criteria — LUC 20.30.150
The City may approve or approve with modifications a Planned Unit Development plan
if:

1. The Planned Unit Development is consistent with the Comprehensive Plan.

The site is located in the Newcastle Subarea and designated Single-Family
Medium Density (SF-M) in the Comprehensive Plan. Land Use District R-3.5 is
consistent with the SF-M Comprehensive Plan designation. The proposal is for
single family development which is consistent with the long-term vision and the
goals and policies of the Comprehensive Plan. The residential density and site
design of the PUD proposal complies with the Newcastle Subarea Plan goals and
policies, Comprehensive Plan Environmental Policies, Urban Design Policies, and
Land Use Policies. The proposal is supported by numerous goals and policies of
the Comprehensive Plan, including without limitation the following:
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Newcastle Subarea Goals and Policies

POLICY S-NC-9. Require complete topographic surveys, soils reports,
drainage information, and habitat evaluation for projects in areas identified as
sensitive due to their environmental characteristics.

POLICY S-NC-11. Promote infill development at a density consistent with the
existing character of established neighborhoods.

POLICY S-NC-27. Require that the development of property considered
historic or property adjacent to an historic site be done in a manner sensitive
to preserving the historic character of the site.

POLICY S-NC-28. Encourage the identification, preservation, restoration
and/or adaptive use, and interpretation of historic sites and resources.

POLICY S-NC-31. Protect and retain, in a natural state, significant trees and
vegetation in designated greenbelt and open space areas.

POLICY S-NC-32. Require complete topographic surveys, soils reports, tree
surveys, and drainage information on projects in areas identified as sensitive
due to their environmental characteristics.

POLICY S-NC-33. Maintain or enhance the natural hydraulic and habitat
functions of streams, lakes, and wetlands. The functions to be preserved or
enhanced include storm water storage and conveyance, groundwater
recharge, and fish and wildlife habitat.

POLICY S-NC-34. Route storm water runoff from development adjacent to
steep slopes so that it does not cause erosion.

POLICY S-NC-35. Require that development adjacent to streams preserve an
undisturbed corridor which is wide enough to maintain the natural hydraulic
and habitat functions of the stream and 100-year flood plain.

POLICY S-NC-38. Identify all coal mine hazard areas and specify suitable
protection measures.

POLICY S-NC-46. Encourage a trail system which incorporates other
amenities in the Subarea such as open space systems, historic sites, scenic
views, and unique natural features. Where feasible, tie new trail systems to
existing trail systems in the Subarea and surrounding neighborhoods.

POLICY S-NC-53. Require the inclusion of trails in private development and
park designs consistent with an overall trail system for the Newcastle
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community.

Finding: The proposal is consistent with and supported by the Subarea policies of
the Newcastle Subarea above. The proposal is infill development proposed at a
density consistent with and less than the anticipated R-3.5 zoning. The site’s
critical areas have been extensively evaluated, including the identification of coal
mine hazards. The site’s critical areas are to be preserved, with the exception of
the modifications discussed in this report. These areas are also to be enhanced
through restoration and mitigation planting. The preservation of the critical area
tract and compliance with required stormwater regulations ensures existing
streams and hydrology is maintained. The site incorporates trails and adds to the
public trail network and connections in the vicinity. The project is conditioned
through SEPA authority to require archeological preservation and recognition of
historical use of the site. As a result, the proposed PUD is consistent with the
Newcastle Subarea policies of the Comprehensive Plan.

Environmental Element

e EN-11. Support partnerships between the City and private landowners to
steward private lands, streams, habitat and other natural resources for public
benefit.

e EN-19. Retain existing open surface water systems in a natural state and
restore conditions that have become degraded.

e EN-30. Regulate land use and development to protect natural topographic,
geologic, vegetational, and hydrological features.

e EN-31. Protect geologically hazardous areas, especially forested steep slopes,
recognizing that these areas provide multiple critical areas functions.

e EN-34. Promote soil stability and the use of the natural drainage system by
retaining critical areas of existing native vegetation.

e EN-35. Prohibit development on unstable land and restrict development on
potentially unstable land to ensure public safety and conformity with natural
constraints.

o EN-42. Regulate development in coal mine hazard areas by requiring that a

project proponent (with review, oversight, and approval by the City):

o Conservatively evaluate risks.

o Eliminate the potential for catastrophic effects and keep development out
of catastrophic risk areas.

o Mitigate any non-catastrophic impacts.

o Protect ratepayers from costs associated with development in areas
potentially impacted by mining.
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o Provide disclosure mechanisms to inform property purchasers of past
mining activities.

EN-58. Encourage property owners to incorporate suitable indigenous plants
in critical areas and buffers, consistent with the site’s habitat type and
successional stage.

EN-59. Recognize and support the broad benefits and educational value of
public access to critical areas and appropriate low impact uses such as trails.

EN-63. Preserve and maintain fish and wildlife habitat conservation areas and
wetlands in a natural state and restore similar areas that have become
degraded.

EN-69. Preserve and enhance native vegetation in Critical Area buffers and
integrate suitable native plants in urban landscape development.

EN-70. Improve wildlife habitat especially in patches and linkages by
enhancing vegetation composition and structure and incorporating indigenous
plant species compatible with the site.

EN-75. Protect wildlife corridors to minimize habitat fragmentation, especially
along existing linkages and in patches of native habitat.

EN-78. Manage fish and wildlife habitat conservation areas to protect overall
habitat functions and values (food, water, cover, space), except where a
“special status species” requires targeted habitat management.

EN-81. Use the best scientific information available in an adaptive
management approach to preserve or enhance the functions and values of
critical areas through regulations, programs, and incentives.

EN-82. Use prescriptive development regulations for critical areas based on
the type of critical area and the functions to be protected; and as an alternative
to the prescriptive regulations, allow for a site specific or programmatic critical
areas study to provide a science-based approach to development that will
achieve an equal or better result for the critical area functions.

EN-86. Facilitate the transfer of development potential away from critical areas
and the clustering of development on the least sensitive portion of a site.

EN-89. Explore opportunities for public acquisition and management of key
critical areas of valuable natural and aesthetic resources, and fish and wildlife
habitat sensitive to urbanization through a variety of land acquisition tools such
as conservation easements and fee-simple purchase.
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Finding: As stated previously, 6.3 acres of the site is intended to be placed into a
tract that the applicant will dedicate to City ownership. This tract contains 264,349
square feet of critical areas. Despite the amount of critical areas present on the
site, the proposal avoids most of these and their buffers and proposes a total of
21,575 square feet of impact to the outer edges of the buffers on-site. Combined
mitigation and restoration will be at least three acres which results in a 6:1 ratio of
mitigation to reduced buffer area. The avoidance and preservation of the site
critical areas, clustering and consolidation of development, mitigation far
exceeding impacted area, and dedication of the critical area tract to the City is
consistent with and is supported by the policies of the Environmental Element of
the Comprehensive Plan.

Land Use and Urban Design Elements

¢ LU-5. Accommodate adopted growth targets of 17,000 additional housing units
and 53,000 additional jobs for the 2006-2031 period and plan for the additional
growth anticipated by 2035.

¢ LU-6. Encourage new residential development to achieve a substantial portion
of the maximum density allowed on the net buildable acreage.

e LU-33. Preserve open space and key natural features through a variety of
techniques, such as sensitive site planning, conservation easements,
transferring density, land use incentives and open space taxation.

e UD-3. Foster and value the preservation of open space as a dominant element
of the City’s character.

e UD-57. Preserve vegetation, with special consideration given to the protection
of groups of trees and associated undergrowth, specimen trees, and evergreen
trees.

o UD-82. Preserve, enhance, and interpret Bellevue’s historical identity.

Finding: The proposed development is for 35 detached residential structures that
will be located on one parcel, but separately owned as condominiums. This will
require the creation of a Homeowners Association (HOA). The HOA will ensure
the maintenance of common area improvements and open space. This design
allows for a different housing type so be provided to Bellevue residents that may
want an option other than traditional single-family housing on individual lots. This
proposal preserves significant open space while achieving most of the density for
which the site is eligible. The proposed housing and development are consistent
with and supported by the Land Use and Design elements of the Comprehensive
Plan.
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2. The Planned Unit Development accomplishes, by the use of permitted
flexibility and variation in design, a development that is better than that
resulting from traditional development. Net benefit to the City may be
demonstrated by one or more of the following:

Placement, type or reduced bulk of structures; or
Interconnected usable open space; or

Recreation facilities; or

Other public facilities; or

Conservation of natural features, vegetation and on-site soils; or
Reduction in hard surfaces; or

Conservation of critical areas and critical area buffers beyond that
required under Part 20.25H LUC; or

Aesthetic features and harmonious design; or

Energy efficient site design or building features; or

Use of low impact development techniques

Finding: The proposal meets several of the above criteria, demonstrating that the
flexibility allowed with a PUD would result in a development that is better than a
traditional development following the standard, underlying zoning provisions and
demonstrates a net benefit to the City.

Placement, type or reduced bulk of structures. The proposal uses the
flexibility allowed under a PUD to improve the site design from a traditional
development pattern. The residential structures are organized in sub-
clusters of 2 to 4 units around shared, pervious pavement parking courts
(Units 1-16 and Units 19-20) and alley-access residences (Units 23 to 35).
See PUD Site Plan, DSD 000140. The shared driveway cuts and alley-
access eliminates continuous driveway cuts along the interior streets
resulting in better pedestrian facilities and reducing the dominant visual
presence of garage doors from the street that is common to traditional
developments.

Interconnected usable open space and Recreation facilities. The
proposal includes usable open spaces and an interconnected trail system.
The development area includes 39,037 SF of landscaped, passive
recreation areas accessible to residents. See PUD Conservation Features,
P3, Preliminary Civil Plans, DSD 000138. The landscape buffer along the
Lakemont Blvd SE site frontage (+/- 22.385 SF) includes a publicly
accessible trail, which connects to a central trail corridor and to the regional
trail system in the Coal Creek Natural Area. Usable open space areas for
residents of the project include a multi-use landscaped grass area
proposed on top of the stormwater vault (+/- 14,125 SF) located on the
south portion of the site. A common neighborhood open space area (3,100
SF) is included in the north portion of the development area, where Road
A intersects with Road B.
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Conservation of natural features, vegetation and on-site soils. The
site’s critical areas and critical area buffers are the most significant natural
features on the site and contain the most intact native vegetation
community. The critical areas and buffers are conserved in a 6.3-acre
critical area tract (Tract Z), which is proposed to be dedicated to the City of
Bellevue. Natural features on the site will be conserved and improved with
the enhancement of degraded critical area buffers.

Reduction in hard surfaces. Reduction in impervious hard surfaces is
accomplished by shared pervious pavement driveways and motor courts
and with reduced street sections. The proposal includes pervious
pavement in Road B (alley access) and driveways, which reduces effective
hard surface impervious areas. Low impact development techniques are
also incorporated, including use of rain-gardens and bio treatment swales
but are limited due to the geological issues on the site. Using the flexibility
allowed through a PUD, a deviation to road width was granted by
Transportation Department which results in a slightly narrower road on the
site that reduces impervious surface on the site and allows more site
consolidation.

Conservation of critical areas and critical area buffers beyond that
required under Part 20.25H LUC. The proposal includes an area within
the critical area tract (Tract Z), identified as a “wildlife corridor,” which is
located outside of critical areas and required critical area buffers, See PUD
Conservation Features, P3, Preliminary Civil Plans, DSD 000138. The
wildlife corridor (23,446 SF) is completely surrounded by critical areas and
critical area buffers and the Coal Creek Natural Area. Although, the wildlife
corridor is not a critical area or within a critical area buffer, the proposed
conservation adds to the protected natural area beyond the code
requirements in LUC 20.25H.

The applicant has proposed to dedicate the critical area tract (Tract Z, 6.3
acres) to the City of Bellevue (DSD 001438 - 001441). This land dedication
is not required by the code. The critical areas tract is adjacent to the Coal
Creek Natural Area and the dedication would add an important private
property to the City’s natural area and foster consistent management.

The Conceptual Mitigation Plans (Proposed Mitigation Concept, Sheet
W1.2, DSD 000498) shows 1,889 SF of additional buffer area, beyond the
standard stream and steep slope buffers. This additional buffer area is
adjacent to the development parcel and is included in the proposed buffer
enhancement.

The applicant has also voluntarily designed their project to meet
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3.

requirements for certification as a “Salmon-Safe” development. This
certification is independent from the City permit review and code
requirements and is verified by a third party.

o Energy efficient site design or building features. Isola Homes will
utilize energy conservation building features and construction methods to
conserve energy.

e Use of low impact development techniques. Low Impact Development
techniques are utilized on the site as best suited to the soil conditions of
the site. The development incorporates pervious pavers in the alley access
(Road B) and in the shared driveways and motor courts and utilizes rain-
gardens and bio-treatment swales.

The Planned Unit Development results in no greater burden on present and
projected public utilities and services than would result from traditional
development and the Planned Unit Development will be served by adequate
public or private facilities including streets, fire protection, and utilities.

Findings: The proposal will require utility improvements to serve the development
including a sanitary sewer lift station and extending off-site utilities to the site
including installation of a sewer force main and water transmission line along
Lakemont Blvd SE. These public utilities would also be required for a traditional
development on the site and the proposed PUD would not result in a greater
burden on present and projected public utilities and services. The proposed PUD
would be adequately served with private streets, fire protection and public utilities.

The perimeter of the Planned Unit Development is compatible with the
existing land use or property that abuts or is directly across the street from
the subject property. Compatibility includes but is not limited to size, scale,
mass and architectural design of proposed structures.

Findings: The applicant has demonstrated that site plan and design elements of
the development provide compatibility with existing land use uses that abut or are
directly across the street from the subject property.

The site’s critical areas and critical area buffers (steep slope and stream buffers)
directly abut the City-owned Coal Creek Natural Area along the north, south, and
west property boundaries. The on-site critical areas and buffers along the
periphery of the site will be preserved and enhanced. See Proposed Mitigation
Concept, Sheet W1.2, DSD 000498. Therefore, the edges and the perimeter of
the PUD will blend with and will be compatible with the existing natural, forested
open space conditions along the site's north, south and west boundaries.

To the east of the site, directly across Lakemont Blvd SE, are single-family
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residential properties zoned R-1, which is a low-density residential zone with a
minimum lot size of 35,000 SF. The subject site is zoned R-3.5 which allows for
residential development with minimum lot sizes of 10,000 SF. Although the subject
site allows for denser residential development, the proposed detached single-
family residences are a consistent and compatible type of land use with the
surrounding residential uses.

The appearance and views of the PUD development from Lakemont Blvd SE are
important to ensuring the compatibility with the larger-lot R-1 zoning directly across
Lakemont Blvd SE and residential uses in the immediate vicinity. The proposed
PUD includes measures in the site design and architecture to address the size,
scale, mass of the proposal and to address compatibility with surrounding, existing
land uses in the vicinity of the site:

e Landscape buffer - The proposal includes extensive visual-obscuring
landscape planting between the residences and Lakemont Blvd SE. The
landscape buffer will provide adequate screening and softening of views of
the proposed development from Lakemont Blvd SE.

e Structure setbacks - The residences located along Lakemont Blvd SE have
staggered, varying setbacks, ranging from a minimum of 30 feet to 86 feet
from the street right-of-way. The standard rear yard setback in the R-3.5
zone is 25 feet.

e Modulation - The residences backing Lakemont Blvd SE are sited at
differing angles to the street. This non-uniform orientation reduces the
appearance of size, scale, and mass of the development from the street.

Vertical grade - The development is at a lower grade or elevation than Lakemont
Blvd SE. The lower floor levels of the houses are between 5 to 10 feet below the
Lakemont Blvd SE road surface. This reduces the apparent height of the new
homes thereby lessening visual impact as viewed from the street. See Site
Sections in DSD 000157.
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Figure 21: Landscape Buffer and Site Section
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* The architectural design of the residences oriented toward Lakemont Blvd SE
incorporate design details and features common to single-family residences to
ensure the proposed houses are compatible with other residential development
in the City. See Residential Building Elevations and Floor Plans in DSD
000158 - 000194.
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» Periphery of development area — The critical area buffers along the periphery
of the development area will be preserved and extensively enhanced with
native plantings, blending the edges of the development area for compatibility
with the existing natural, forested open space conditions along the site’s north,
south and west perimeters.

5. Landscaping within and along the perimeter of the Planned Unit Development is
superior to that required by this code, LUC 20.20.520 and landscaping requirements
applicable to specific districts contained in Chapter 20.25 LUC, and enhances the
visual compatibility of the development with the surrounding neighborhood.

Finding: Perimeter on-site landscaping is not required for single-family development in
the R-3.5 zone, per LUC 20.20.520. The proposal includes a wide landscape buffer (30
to 86 feet wide) with the goal of providing extensive visual-obscuring landscape planting
between the residences and Lakemont Blvd SE. This landscape buffer will provide
adequate screening and softening of views of the development from Lakemont Blvd SE,
enhancing the visual compatibility of the development with the surrounding neighborhood.
See Figure 21, Landscape Buffer and Site Section of this Staff Report and the plan sheet
in the Project File (DSD 000157).

To ensure the landscape buffer provides the intended screening affect, the number of
large, evergreen trees is required to be increased. To achieve the screening in a timely
manner, the size or caliper of trees within the landscape buffer should be increased, with
at least half of the trees planted at a minimum 2-inch caliper or 6-8 foot height. The
applicant has proposed “extensive visual obscuring landscape planting will be installed
and established between the homes and the street” (Applicant Response to Comments,
January 19, 2018, DSD 001599). This is in order to provide perimeter landscaping that is
“far superior to what would be required” for traditional development (Applicant Response
to Comments, May 17, 2017, DSD 001635). LUC 20.25B.440 provides increased
landscaping standards for projects in the Transition Area Design District, where
landscaping needs to be increased to screen development of a higher density and
intensity from adjacent development that is less dense. The increased landscaping
standards for projects in transition require five trees per 1,000 square feet of planting area
which is approximately a spacing of 12 to 15 feet on center. This plant density is superior
to the standard landscaping code and is a good standard for visual screening. Future
landscaping plans submitted under the clearing and grading permit shall achieve a tree
spacing of at least 12 to 15 feet on center. A final landscape plan shall be revised and
submitted prior to issuance of the Clearing & Grading Permit. The plan shall specify the
planting area square footage, plant spacing, and plant size at installation. Refer to
Section XI.B of this Staff Report for Condition of Approval Regarding Landscape
Plan Revisions.

To ensure the installation of the landscaping, which is separate from critical area planting,
the applicant is required to provide an installation assurance in the amount of 150 percent
of the cost to install all landscaping. The assurance device is required to be submitted
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prior to issuance of a clearing and grading permit. _Refer to Section XI.B of this Staff
Report for Condition of Approval Regarding Landscape Assurance Device.

Public utility facilities are required to be visually screened by a Type-1 15-foot-wide
landscaping buffer per Land Use Code 20.20.520.F. Plans submitted under future
construction permits are required to provide screening around the sewer pump station
facility to meet requirements of the Land Use Code. Refer to Section XI.B of this Staff
Report for Condition of Approval Regarding Visual Screening of Pump Station.

6. At least one major circulation point is functionally connected to a public right-of-
way

Finding: Road A, a private street, provides a primary loop road access through the site
and connects at two access or circulation points to the Lakemont Blvd SE public right-of-
way.

7. Open space, where provided to meet the requirements of LUC 20.30D.160.A.1,
within the Planned Unit Development is an integrated part of the project rather than
an isolated element of the project.

Finding: The proposal also includes usable open spaces integrated into the development
area; 39,037 SF of landscaped, passive recreation areas accessible to residents. See
PUD Conservation Features, P3, Preliminary Civil Plans, DSD 000138. This open space
includes the landscape buffer and publicly accessible trail along the Lakemont Blvd SE
site frontage, a multi-use landscaped grass area proposed on top of the stormwater vault,
and a neighborhood open space area in the north portion of the development area.
However, these open space areas must be in a separate tract to qualify for credit as a
conservation design feature per the requirements of LUC 20.30D.160.A.1.

The proposal includes a critical areas tract (Tract Z, 188,901 SF) as a conservation design
feature provided to meet the requirements of LUC 20.30D.160.A.1. The purpose of the
critical areas tract is to protect ecologically sensitive critical areas from the development
area. The proposal includes trail connections to integrate the natural open space with the
adjacent development area. A central trail corridor in the development area connects to
a trail in the critical area tract, which then connects to the regional trail system in the Coal
Creek Natural Area.

8. The design is compatible with and responds to the existing or intended character,
appearance, quality of development and physical characteristics of the subject
property and immediate vicinity.

Finding: The subject site and property in the immediate vicinity are zoned for single family
residential use. The proposal is for detached single family residences and is therefore
consistent and compatible with the existing and planned land uses in the immediate
vicinity. The site design clusters the allowed residential density on the east portion of the
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10.

11.

site to protect the site’s critical areas and to respond to the physical characteristics of the
property. The site plan’s arrangement of the residential structures and the architectural
design is compatible with the single-family residential character of the immediate vicinity.

That part of a Planned Unit Development in a transition area meets the intent of the
transition area requirements, Part 20.25B LUC, although the specific dimensional
requirements of Part 20.25B LUC may be modified through the Planned Unit
Development process.

Finding: Not applicable. The subject site is not in a transition area. Transition areas apply
where multifamily or commercial development or zoning is adjacent to single family
residential uses.

Roads and streets, whether public or private, within and contiguous to the site
comply with Transportation Department guidelines for construction of streets.

Finding: The private streets within the development area comply with the Transportation
Department guidelines. See Section VIII.C of this Staff Report, Summary of Technical
Reviews, Transportation Review.

Streets and sidewalks, existing and proposed, are suitable and adequate to carry
anticipated traffic within the proposed project and in the vicinity of the proposed
project.

Finding: The Transportation Department reviewed the proposed, internal streets and
determined the streets are suitable and adequate for the anticipated traffic within the
proposed project site. Road A, a private street, provides a primary loop road access
through the site and includes a 7-foot-wide continuous sidewalk on one side of the road.
The sidewalk in combination with the project’s trail system will provide adequate
pedestrian facilities internal to the development.

Traffic concurrency evaluated the project’s traffic volumes and potential impacts on
Lakemont Blvd SE. The proposed development would generate 32 new PM peak hour
trips to the system. The 32 trips were used in a city traffic model to check for concurrency
and used in the applicant’s traffic impact analysis to analyze level of service for the site
access. The project passed the concurrency model test, and neither the maximum area-
average levels of service nor the congestion allowances would be exceeded as a result of
traffic generated from this proposal (Certificate of Concurrency, DSD 000979). See
Section VIII.C of this Staff Report, Summary of Technical Reviews, Transportation
Review.

Lakemont Blvd SE is not currently improved with sidewalks or a bike lane. The proposal
would improve the site’s frontage on Lakemont Blvd SE with a 6-foot-wide sidewalk,
planter strip, and the expand the existing road surface to add a 7-foot-wide bike lane. See
Street Sections, Sheets E1 and E3 of the Preliminary Civil Plans, DSD 000141 and DSD
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12.

000143.

There are City capital improvement projects planned to add a sidewalk (Pedestrian Plan
S-371-E) and bicycle lane (Bike project B-159-W) on Lakemont Blvd SE. The projects are
listed as low and medium priority.

Each phase of the proposed development, as it is planned to be completed,
contains the required parking spaces, open space, recreation space, landscaping
and utility area necessary for creating and sustaining a desirable and stable
environment.

Finding: The applicant has not identified phasing of the proposed development. The
proposed development complies with all parking, open space, recreation, landscaping,
and utility requirements.

iii. Planned Unit Development Plan — Conservation Feature and Recreation Space
Requirement — LUC 20.30D.160
Within a Planned Unit Development including residential uses:

1.

Through the conservation design features included in subsection B of this section,
the proposal must earn square footage credit totaling at least 40 percent of the
gross land area, which includes any critical area or critical area buffer.

Finding: Sheet P3 of the Preliminary Civil Plans (DSD 000138) describes the proposed
conservation features and square footage credit. Only the site area zoned R-3.5 was used
to calculate the PUD density and conservation features.

The site area is 472,685 SF and therefore the applicant must include conservation design
features totaling at least 40% or 189,074 square footage credit. The applicant has
demonstrated that the proposed conservation design features earn 217,060 square
footage credit, equal to 46% of the gross site area. See detailed discussion of the
conservation features below under 3. Conservation Design Features of this Staff Report.

At least 10 percent of the gross land area, which includes any critical area or critical
area buffer, of the subject property must be retained or developed as common
recreation space as defined by LUC 20.50.044; provided, however, that the
requirement for recreation space may be waived if the total of critical area and
critical area buffer equals at least 40 percent of the gross land area.

Finding: The gross land area of the site is 472,685 SF and the total area of critical
areas/critical area buffers is 214,230 (Sheet P2, Base Density Calculation, Preliminary
Civil Plans, DSD 000137), which equates to 45% of the gross land area, allowing the
requirement for additional common recreation space to be waived.

The site plan includes common recreation space within the development area; a
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landscape grass passive recreation area on top of stormwater vault (14,125 SF) and a
neighborhood park (3,100 SF), as well as a trail system. See PUD Conservation Features,
P3, Preliminary Civil Plans, DSD 000138.

3. Recreation space as required by subsection A.2 of this section may be included
within non-critical area conservation design features required by subsection A.1 of
this section if:

e The common recreation space does not interfere with the purposes and
functions of the conservation design feature; and

e At least 20 percent of the gross land area is nonrecreation open space.

o Provided, however, that recreation space may not occur in a critical area or a
critical area buffer.

4. The area of the site devoted to pedestrian trails shall not be included in the required
common recreation space unless public trails are specifically required by the City.

5. An outdoor children’s play area meeting the requirements of LUC 20.20.540 may be
included in the above-described common recreation space requirement.

6. For mixed use projects, the required open and recreation space shall be designed
to meet the needs of both the residential and commercial uses.

Finding: The requirement for common recreation space in subsection A.2 of this section
is waived as the site is more than 40 percent critical area. However, the site plan includes
39,037 SF of Landscape/Grass Passive Recreation Area (Sheet P3, PUD Conservation
Features, Preliminary Civil Plans, DSD 000138). This includes a recreation area on top
of stormwater vault (14,125 SF), a neighborhood park (3,100 SF) and a landscape buffer
with a pedestrian trail located along Lakemont Blvd SE.

The code section, LUC 20.30D.160.B, identifies the conservation features and associated
conservation factors for determining the PUD square footage credit. Sheet P3, PUD
Conservation Features, of the Preliminary Civil Plans (DSD 000138) proposes the
following conservation design features and calculation of square footage credit:

Tract Z (188,901 SF) x 1.0 conversion factor = 188,901 square footage credit;
Wildlife Corridor (23,466 SF) x 1.2 conversion factor = 28,159 square footage credit;
Landscape/Grass Passive Rec Area (39,037 SF) x 1.0 = 39,037 square footage credit

The site’s critical areas and buffers are proposed to be placed in a separate critical areas
tract (Tract Z), qualifying for 188,901 square footage credit. The proposed “wildlife
corridor” (23,466 SF) is an area that is outside of critical areas and critical area buffers
and therefore is a non-protected, potentially developable area. Itis completely surrounded
by the Coal Creek Natural Area and would provide for wildlife connectivity. The wildlife
corridor is included within the critical area tract (Tract Z) and qualifies for 28,159 square
footage credit. Plan sheet P3, PUD Conservation Features (DSD 000138), also includes
“Landscape/Grass Passive Rec Area” (39,037 SF) as a conservation feature. This
includes the landscape buffer along Lakemont Blvd SE, the passive recreation area on
top of the stormwater vault, and the neighborhood park. However, to qualify for the square
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footage credit the code requires the area to be in a separate tract which cannot be created
by the PUD alone. The proposal meets the requirements of this section without including
the passive recreation area but if this area is placed into a separate tract by a future action
by the applicant it could be included. Refer to Section XI.B of this Staff Report for
Condition of Approval Regarding PUD Conservation Features.

The Critical Areas Tract (188,901 square footage credit) and the Wildlife Corridor (28,159
square footage credit) total 217,060 square footage credit. This is equal to 46% of the
472,685 SF total gross site area, which exceeds the 40% requirement in LUC
20.30D.160.A.1.

In appropriate circumstances the City may require a reasonable performance or
maintenance assurance device in conformance with LUC 20.40.490 and LUC 20.25H.220
to assure the retention and continued maintenance of all open and recreation space,
conservation design features, and mitigation planting areas in conformance with the Land
Use Code and the Planned Unit Development plan approval. The proposal includes
extensive critical area buffer enhancement to mitigate for project impacts. The buffer
enhancement will be located in the critical area tract (Tract Z), which is included as a
conservation design feature. The applicant is required to monitor and maintain the
mitigation planting for 10 years to ensure successful establishment of the enhancement
planting. LUC 20.25H.220.D gives the City authority to require maintenance and
monitoring for “a period necessary to establish that performance standards have been
met, but not for a period less than five years.” Based on the extent of planting and
sensitive nature of the critical areas a 10-year maintenance and monitoring period is
required. An assurance device is required to ensure that the enhancement planting within
the critical areas tract and conservation feature is maintained and successfully established
in accordance with the approved mitigation plan. Refer to Section XI.B of this Staff
Report for Condition of Approval Regarding Maintenance and Monitoring
Assurance Device.

iv. Planned Unit Development Plan — Request for Modification of Zoning Requirements —
LUC 20.30.165
The City may approve a modification of any provision of the Land Use Code, except as
provided in LUC 20.30D.170, if the resulting site development complies with the criteria of this
part.

1. Consistency with Zoning Dimensional Requirements — LUC 20.20.010 — Chart -
Uses in land use districts dimensional requirements.

Findings: LUC Chart 20.20.010 includes the dimensional requirements that apply to
development in the R-3.5 zoning district. A Planned Unit Development (PUD) allows for
modifications to the dimensional requirements of the underlying zone (R-3.5), except for
those requirements specified in LUC 20.30D.170.

The proposed PUD does not currently include a proposed subdivision of the property or
the creation of individual lots. Therefore, dimensional requirements that commonly apply
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to segregated, individual lots such as lot area and dimensions do not apply to the subject
proposal. Zoning requirements for setbacks, lot coverage, and impervious surface apply
to the entire site area and structures proposed as discussed below. Construction permits
submitted for the proposal will be reviewed for consistency with the zoning dimensional
standards and other applicable provisions of the Land Use Code. Refer to Section XI.A
of this Staff Report for Condition of Approval Regarding Construction Permits

Reqguired.

Basic Information

Zoning District

R-3.5

Gross Site Area

535,522 Sqft. (12.29 Acres)

Net Lot Area (Parcel

258,234 Sqft. (5.93 Acres)

A)

Development Required by LUC 20.20.010 Proposed Minimum
Standard Standards
Front Yard 20° 20’ from front property line

12’ from Tract Z Boundary
Rear Yard 25 Modified by PUD
(See Discussion Below)

Side Yard 5 12’ from Tract Z Boundary

2 Side Yards 15’ 24' Combined

Maximum Lot
Coverage by

25% of Net Lot Area(See

35% of Net Lot Area . .
0 Discussion Below)

Structures (percent)

Alternative Maximum
Impervious Surface

50% of Gross Lot Area

27% of Gross Lot Area

(percent)

(See Discussion Below)

FAR — not applicable to structures approved by a PUD.

Setbacks — As a result of the placement of the critical area and buffers into a separate
tract and the 12-foot setback from this tract, the rear and side setbacks for all
structures is 12 feet, measured from the boundary of Tract Z. This setback
modification is requested as part of the PUD proposal and discussed in section 7.2 of
the submitted Critical Areas Report (DSD 000438 - 000439). The front setback is a
minimum of 20 feet measured from the property line abutting Lakemont Blvd. The site
plan notes a 10-foot setback that is a remnant of the withdrawn plat however all
structures proposed are at least 29 feet away from the front property line. All minimum
setbacks are required to be depicted on the recorded PUD site plan and are required
to be survey verified as part of the building permit inspection approval process.
Greenscape percentage of the front setback is met by the proposed frontage
landscaping. Refer to Section XI.B of this Staff Report for Conditions of Approval
Regarding PUD Site Plan and Survey Verification.
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Structural Lot Coverage — The maximum lot coverage by structures allowed in the R-
3.5 zone is 35 percent. This is calculated by subtracting all critical areas (excluding
habitat and coal mine hazards) and the stream buffer area from the gross site area,
consistent with Notes (13) and (14) in Chart 20.20.10. Net lot area also includes
private roads and utility areas if these are not contained in a separate tract. All
proposed roads and utilities are part of the lot and not in separate tracts. The initial
Statistical Information on the PUD Site Plan (DSD 000140) was revised by subsequent
communication with the applicant (DSD 001436 — 001437) which indicates 64,143 SF
of proposed building area. The net lot area, removing critical areas and stream buffer
is 258,234 SF (developable area in R-3.5 zone, Sheet P2, Base Density Calculation,
Preliminary Civil Plans (DSD 000137). The applicant has erred in their lot coverage
calculation and subtracted the area of the private roads and utilities which are not
proposed in a tract. As a result, the actual proposed lot coverage is 25 percent rather
than the “30.32%” provided by the applicant (DSD 001436). While 35 percent lot
coverage is allowed in the R-3.5 zone this PUD is subject to the lot coverage limit of
25% as proposed. Refer to Section XI.B of this Staff Report for Condition of
Approval Regarding PUD Site Plan.

Impervious Surface — The site is subject to the alternative maximum impervious
surface limit in LUC 20.20.010 which is 50 percent of the gross lot area for properties
in the R-3.5 zone. The proposed PUD would result in approximately 147,120 SF of
impervious surface area per the Statistical Information on the PUD Site Plan (DSD
000140). Impervious surface coverage is based on the total site area of 532,857 SF.
The proposed impervious surface area would be 28% of the total site area. The
proposed pavers for the alley and other surfaces are counted as impervious surfaces
due to the need for drainage collection and dispersal as a result of geotechnical
constraints. Refer to Section XI.B of this Staff Report for Condition of Approval
Regarding PUD Site Plan.

Parking — The minimum number of parking spaces required for detached single family
residences is 2 per residential unit (LUC 20.20.590.F). The proposal includes 2
parking spaces per residence (70 total), see Statistical Information PUD Site Plan
(DSD 000140). There are also 5 parallel parking spaces shown along Road A, see
Sheet E1, Road Plan and Typical Sections, Preliminary Civil Plans (DSD 000141).

Tree retention — The Land Use Code requires the retention of 30% of the total diameter
inches of significant trees (trees 8-inches or greater in diameter) on a planned unit
development site (LUC 20.20.900.D.3). The diameter inches of alder and cottonwood
trees are discounted by a factor of 0.5. An Arborist Report (Shoffner Consulting,
September 27, 2016, revised May 21, 2018, DSD 001390 - 001394) was prepared to
inventory trees on the Park Pointe site and to demonstrate how the proposal meets
the tree retention requirements.

The Arborist Report identified a total of 393 significant trees on the site. 296 of the
trees surveyed were located in the critical areas tract and 97 trees were inventoried
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within the development area and the periphery of the development area. The report
concluded there is a total of 6,606 diameter inches of significant trees on the site:
1,282 diameter inches in the development area and 5,324 diameter inches within the
critical areas tract. The proposal would retain a total of 5,370 diameter inches or
approximately 80% of the total significant tree diameter inches, exceeding the 30%
required in the Land Use Code.

The Tree Retention Plan (Sheet L3 Preliminary Civil Plans, DSD 000152) includes a
table identifying 96 trees within the development area and the periphery of the
development area. The table indicates the tree species, the DBH (tree diameter 4.5
feet above ground), condition notes, rating, and whether the trees are proposed to be
retained or removed. The Tree Retention Plan and table indicates 20 of the 96
inventoried trees within the development area and periphery of the development area
would be retained. Trees that are shown to be retained on the Tree Retention Plan
shall be protected during construction activity per the City’s Tree Protection BMPs
T101. To ensure tree protection fencing is installed and remains for the duration of all
construction or until the City allows removal, an installation assurance device is
required for 150 percent of the cost of fencing and other measures required in the
City’s Tree Protection BMPs T101. Release of the installation assurance device can
occur upon inspection approval that verifies installation of tree protection measures.
The installation assurance device is required to be submitted prior to issuance of the
clearing and grading permit. Tree protection fencing must be installed prior to
construction. A maintenance assurance device is required for 100% of the cost
fencing and tree protection measures which is to be in place for the duration of
construction. The maintenance assurance is required prior to release of the
installation assurance and will be held until final inspection approval of the clearing
and grading permit. A cost estimate for the full cost of tree protection fencing and
measures is required to be submitted with the clearing and grading permit application.
Plans submitted under the future grading permit shall depict the tree protection fencing
and the project arborist shall provide a letter to confirm the placement of the proposed
protection fencing plan meets their recommendations. Removal of tree protection
fencing, or intrusion requires arborist approval and request to the City under future
construction permits. Refer to Section XI.B of this Staff Report for Condition of
Approval Regarding Tree Protection.

The project arborist is required to review the protected trees prior to request of the
release of the assurance device for tree protection fencing. The arborist is required to
provide a letter confirming trees were protected and confirming if any hazards exist.
Refer to Section XI.B of this Staff Report for Condition of Approval Regarding
Tree Protection.

2. Density and Bonus Density — LUC 20.25H.045 and LUC 20.30D.165.A
The applicant may request a bonus in the number of dwelling units permitted by the
underlying land use district or the maximum FAR (see general dimensional
requirements contained in LUC 20.20.010), and district-specific requirements



DSD - 000113

Park Pointe PUD
16-143970-LK and 16-145946-L.O
Page 113 of 133

contained in Chapter 20.25 LUC. The City may approve a bonus in the number of
dwelling units allowed by no more than 10 percent over the base density for
proposals complying with this subsection A.2. Base density shall be determined
on sites with critical areas or critical area buffers pursuant to LUC 20.25H.045. Base
density on all other sites shall be determined based on the gross land area of the
property excluding either that area utilized for traffic circulation roads or 20 percent,
whichever is less. The bonus allowed by this section may be approved only if:

e Thedesign of the development offsets the impact of the increase in density; and
e The increase in density is compatible with existing uses in the immediate

vicinity of the subject property.

Finding: The base density of the proposal, with critical areas and critical area buffers
factored per LUC 20.25H.045, is 30 dwelling units (Sheet P2, Base Density Calculation,
Preliminary Civil Plans, DSD 000137). Three (3) additional dwelling units (10% of 30-unit
base density) may be approved if the proposal meets the above criteria.

The project site is surrounded by the Coal Creek Natural Area along the north, south, and
west property boundaries. The site’s critical areas and critical area buffers located along
the peripheries of the site will be preserved and enhanced, which would screen views of
the development from the Coal Creek trail and the natural area. The enhanced buffers
at the edges and perimeter of the PUD will blend with and will be compatible with the
existing natural, forested conditions along the site's north, south and west boundaries.

The PUD development would be primarily visible to the public and surrounding properties
from Lakemont Blvd SE. Despite the proposal to construct single-family residences, the
applicant has incorporated elements to demonstrate that the site design and architecture
of the development offsets the impact of the increase in density and for compatibility with
existing single-family and recreation uses in the immediate vicinity. The elements include
a visual-obscuring landscape buffer to screen or soften views of the development from
Lakemont Blvd SE, varying building setbacks and modulating the residences, lowering the
grade of the development site to reduce height of residences as viewed from Lakemont
Blvd SE, and utilizing single-family residential architectural design features (See Figure
21, Landscape Buffer and Site Section of this Staff Report).

Please refer to Section IX.C.ii.4 of this Staff Report for detailed information and site
sections regarding how the proposed site plan elements and architectural features offset
the increase in density and address compatibility with existing uses in the immediate
vicinity of the site. Based on review, the Development Services Department (DSD)
recommends that the applicant qualifies for the bonus density allowed under this code
section.

3. Additional Bonus Density for Large-Parcel Projects — LUC 20.30D.167
Projects will only be authorized on sites of five acres or more. A project will be
approved as part of the PUD approval for the underlying proposal. The City may
authorize additional bonus density, up to 30 percent of the base density, for
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proposals including additional conservation design features above the amount
required in LUC 20.30D.160.A. Base density shall be determined on sites with
critical areas or critical area buffers pursuant to LUC 20.25H.045. Base density on
all other sites shall be determined based on the gross land area of the property
excluding either that area utilized for traffic circulation roads or 20 percent,
whichever is less. Bonus density shall be based on the square footage credit earned
divided by the minimum lot size of the underlying land use district. Bonus density
may be approved only if the proposal meets the criteria of LUC 20.30D.165.A.2.a
and A.2.b.

Finding: The subject site is over five acres and therefore is eligible for the additional bonus
density, up to 30% over the base density. The base density, as calculated for development
on sites with critical areas (LUC 20.25H.045), is 30 dwelling units. The additional bonus
density would allow for up to a 30% increase or nine additional residential units over the
base density. This is in addition to the three units of bonus density achieved under LUC
20.30D.165.A discussed above. The base density of 30 units, plus the three units
achieved under 20.30D.165.A, plus the nine units of bonus density achieved under LUC
20.30D.167 achieves a possible maximum density of 42 units.

A PUD must at a minimum include conservation design features to earn square footage
credit totaling at least 40 percent of the gross land area, per LUC 20.30D.160.A. The
gross site area for the purposes of calculating density is 472,685 SF (excludes restricted
covenant parcels) and therefore a minimum of 189,074 square footage credit is required.
The proposal earned a total of 217,060 square footage credit for the proposed
conservation design features: the Critical Areas Tract - 188,901 square footage credit and
Wildlife Corridor - 28,159 square footage credit. This is equal to 46% of the 472,685 SF
total gross site area, which exceeds the 40% requirement in LUC 20.30D.160.A.1. The
proposal also provides significant landscaping and trail connection through the site and
along the frontage of Lakemont Blvd. However, this landscaping cannot be counted
toward conservation credit as the area cannot be placed into a separate tract.

The PUD proposal earned 27,986 square footage credit over the minimum 189,074 square
footage credit required for a PUD (217,060 earned square footage credit - 189,074
minimum square footage credit required = 27,986 square footage credit over the
minimum). The additional bonus density allowed is the square footage credit earned over
the minimum (27,986 SF) divided by the minimum lot size of the underlying land use
district (R-3.5 minimum lot size is 10,000 SF). For the subject proposal, this equates to
2.8 additional residential units. The Development Services Department (DSD) typically
rounds down to the nearest whole number when calculating residential density. Therefore,
DSD supports the applicant’s request for two additional residential units of additional
bonus density.

The purpose statement of this code section emphasizes that the bonus density is an
incentive for site designs that minimize impacts to critical area functions and values and
include design techniques and features to offset the increased density, in order to
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determine the appropriate amount of density bonus. The proposal includes 2 measures
which support their request for additional bonus density:

o Critical area impacts — The proposal would not result in direct impacts to critical
areas. Critical area buffer impacts are limited to 21,575 SF (0.5 acres) or 8% of
the total critical area buffers. The buffer impacts are limited to the periphery of the
development area and the impacted buffer areas are currently degraded and
provide low critical area functions. The proposal includes 130,823 SF of buffer
enhancement and restoration to mitigate for the buffer impacts. This equates to a
6:1 mitigation to impact ratio. The proposed buffer enhancement would improve
critical area buffer functions over the existing conditions, demonstrating that the
site design minimizes impacts to critical area functions and values.

The applicant has proposed to dedicate the critical area tract (Tract Z, 6.3 acres)
to the City of Bellevue (DSD 001438 - 001441). The critical area tract contains all
of the site’s critical areas and critical area buffers and is completely surrounded by
the Coal Creek Natural Area, except where the tract borders the proposed
development area. Dedication of the critical area tract to public ownership will
provide for public access to the tract and allow for more consistent long-term
management of the critical areas and natural open space. This tract dedication
also includes area that is not within a critical area or buffer and is identified as
Wildlife Corridor in this report. The result of including this area creates a larger
tract.

e Salmon-Safe Certification — The purpose statement also encourages the use of
new design techniques to determine the appropriate density bonus. The applicant
is pursuing and has received “Salmon-Safe Certification,” see DSD 001067 -
001089. Salmon-Safe is an independent certification body that has developed a
comprehensive certification framework and Urban Certification Standards oriented
towards reducing impacts on water quality and fish habitat from urban land and
water management practices. It is similar to other certification standards or
“ecolabels” such as LEED or Green Built but this certification is focused on water
quality and habitat. “Salmon-Safe Certification” works with independent scientists
and technical experts with expertise in aguatic ecosystems, innovative storm-water
management, land management, and integrated pest management (IPM). The
Salmon-Safe science team recommended that the Park Pointe development be
certified as salmon-safe subject to the conditions in their report (Report of the
Science Team Regarding Salmon-Safe Certification of the Park Pointe Planned
Unit Development Bellevue, Washington, October 8, 2018, DSD 001069). The
recommendation summary states: “Isola Homes, the Park Pointe developer, has
prepared a design for a residential community that will result in a net improvement
in the ecological functions provided by this environmentally sensitive property that
is immediately adjacent to the Coal Creek Natural Area” (DSD 001069). The
Salmon-Safe Certification includes recommendations and conditions related to the
construction process and monitoring and long-term maintenance of the critical
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areas and the critical area mitigation. The applicant shall comply with the
guidelines and conditions in the Salmon-Safe Certification Report dated October
8, 2018, as applicable throughout the construction process and monitoring and
maintenance period, and in accordance with the timelines specified in the report.
The applicant shall provide reports to DSD demonstrating compliance with the
Salmon-Safe Certification guidelines and conditions. Refer to Section XI.A of
this Staff Report for Condition of Approval Regarding Completion of Salmon-
Safe Certification.

4. Residential Density Summary

The base density for the subject site, as calculated for development on sites with critical
areas (LUC 20.25H.045), is 30 dwelling units. Three (3) additional residential units are
recommended for approval based on the bonus decision criteria under the Request for
Modification of Zoning Requirements (LUC 20.30.165). DSD also recommends approval
for two (2) additional residential units under the Additional Bonus Density for Large-Parcel
Projects (LUC 20.30D.167). This equates to a total of 35 residential units. The proposal
to construct 35 residential units is consistent with—and less than—the maximum number
of residential units, which is 42. See density discussion in Section VI.B.vi of this Staff
Report.

5. Planned Unit Development Plan — Authorized Activity — LUC 20.30.D.175
Following approval of the Planned Unit Development plan, the applicant may begin
any work that is specifically authorized in the Planned Unit Development approval
and is not prohibited by any other applicable regulation. No other work may be done
until the final development plan is approved.

Finding: Construction permits are required and must be consistent with the PUD approval
and construction permits must be approved prior to commencing construction. Refer to
Section XI.A of this Staff Report for Condition of Approval Regarding Construction
Permits Required.

6. Planned Unit Development Plan — Effect of Approval — LUC 20.30D.200

The approval of the Planned Unit Development plan constitutes the City’s
acceptance of the general project, including its density, intensity, arrangement and
design. Upon final Planned Unit Development approval that is not merged with a
subdivision, the Development Services Department will forward an approved
Planned Unit Development to the King County Department of Records and Elections
for recording. No administrative approval of a Planned Unit Development is deemed
final until the Planned Unit Development is recorded, and proof of recording is
received by the Development Services Department.

Finding: The approved Planned Unit Development (PUD) plan shall be recorded with the
King County Department of Records and Elections and a copy submitted to the City prior
to the issuance of a construction permit. The applicant may complete a boundary line
adjustment, binding site plan per LUC 20.30D.280 and RCW 58.17.040(7), or other means
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to create Tract Z as a separate tract that will be dedicated to the City. Refer to Section
XI.B of this Staff Report for Condition of Approval Reqgarding Recording of Planned
Unit Development.

7. Planned Unit Development in the Critical Area Overlay District.

Where a Planned Unit Development within the Critical Area Overlay District is not
merged with a subdivision, the Planned Unit Development recorded under this
section shall have designated on the face of the final document a Native Growth
Protection Easement(s) (NGPE). The NGPE(s) shall contain all critical areas, critical
area buffers, and retained significant trees. The final Planned Unit Development
shall contain the restrictions for use, development and disturbance of the NGPE in
a format approved by the City Attorney.

Finding: The proposal includes a critical areas tract (Tract Z) containing the site’s critical
areas and critical area buffers that the applicant has offered to dedicate to the City of
Bellevue (DSD 001438 - 001441). Dedication of this area as a tract exceeds the
requirements of the Land Use Code that would otherwise merely require the critical areas
to be placed into a Native Growth Protection Easement. Dedication of a critical areas tract
will provide equivalent or greater protection to the critical areas at issue than a Native
Growth Protection Easement. This tract will be created through a subdivision, short
subdivision, boundary line adjustment, binding site plan, or other applicable means. It is
the applicant’s sole responsibility to apply for and obtain any and all regulatory approvals
necessary to create the proposed tract. Pursuant to BCC 4.30.010, the City’s acceptance
of the proposed dedication will also require the discretionary approval of the Bellevue City
Council. It is the applicant’s sole responsibility to apply for and obtain the City’s Council’s
approval of the proposed dedication. If dedication of the critical areas tract to the City of
Bellevue, including the City Council’s acceptance of the dedication, is not completed prior
to building permit issuance, the applicant shall record a Native Growth Protection
Easement(s) (NGPE) to contain the site critical areas prior to building permit issuance.
The final recorded Planned Unit Development (PUD) plan shall reference the recorded
NGPE or other recorded document that creates a NGPA tract. Refer to Section XI.B of
this Staff Report for Condition of Approval Regarding Designating a Native Growth
Protection Easement(s) (NGPE).

v. Amendment of an Approved Planned Unit Development — LUC 20.30D.285
There are three ways to modify or add to an approved Planned Unit Development: process
as a new decision, process as a Land Use Exemption, or process as an administrative
amendment.

Finding: All modifications, revisions, additions or amendments to the approved Planned Unit
Development plan shall follow the processes as specified in LUC 20.30D.285. Future
development and any modifications to this PUD may alter but shall maintain design concepts
of shared driveways, alley loading, pavers, trail connections, perimeter setback from the
NGPA Tract Z, landscaping along Lakemont Blvd., and required mitigation planting in the
NGPA tract. The Critical Area Land Use Permit is combined with this PUD and the expiration
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XI.

is linked to the PUD that will be recorded. Changes to the PUD plans that are determined
during initial construction and are implementing an improvement, structure, or element
anticipated under the PUD but that alter impacts to a critical area, buffer, or setback can be
reviewed as a modification to the PUD. New improvements and substantial modifications that
are not anticipated in this approval will require new environmental permitting. Refer to
Section XI.A of this Staff Report for Condition of Approval Regarding Amendment of
an Approved Planned Unit Development.

CONCLUSION AND DECISION/RECOMMENDATION
After conducting the various administrative reviews associated with this proposal, including

Land Use consistency, SEPA and City Code and Standard compliance reviews, the Director
of the Development Services Department does hereby approve with conditions the Critical
Areas Land Use Permit (16-145946-LO). The SEPA Responsible Official does hereby
approve a Mitigated Determination of Non-Significance (MDNS).

After conducting the various administrative reviews associated with this proposal, including
Land Use consistency and City Code and Standard compliance reviews, the Director of the
Development Services Department does hereby recommend approval with conditions to the
Hearing Examiner of the Planned Unit Development Permit (16-143970-LK).

As applicable, any finding set forth herein shall also be construed as a conclusion, and any
conclusion set forth herein shall also be construed as a finding.

Note - Expiration of Approval: The Critical Areas Land Use Permit is combined with the
Planned Unit Development which if approved by the Hearing Examiner will expire 5 years
from the date of approval. Therefore, the Critical Areas Land Use Permit approval expires
and is void if the applicant fails to file for a clearing and grading permit or other necessary
development permits within 5 years of the effective date of the approval of the Planned Unit
Development.

CONDITIONS OF APPROVAL

The conditions set forth in this Section Xl collectively reflect the conditions imposed by the
Director in relation to the approved Critical Areas Land Use Permit and the MDNS, as well as
the conditions recommended by the Director in relation to the Planned Unit Development
Permit. Except where expressly noted in this Section XI and/or where the surrounding context
clearly indicates a different intent, all such conditions shall be applicable to the proposal as a
whole.

In the development and use of the subject property, and in implementing and effectuating the
conditions set forth herein, the applicant shall comply fully with all applicable Bellevue City
Codes, Standards, and Ordinances including but not limited to:

Applicable Ordinances Contact Person

Clearing and Grading Code- BCC 23.76 | Tom McFarlane, 425-452-5207
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Land Use Code- BCC Title 20 Reilly Pittman, 425-452-4350
Transportation Code- BCC 14.60 lan Nisbet, 425-452-4851
Utility Code- BCC Title 24 Mark Dewey, 425-452-6179
Fire Code- BCC 23.11 Scott Gerard, 425-452-6808
Construction Codes- BCC Title 23 Bldg. Division, 425-452-6864

Nothing herein shall be construed as excusing the applicant's compliance with all regulatory
permitting and approval requirements applicable to the development and use of the subject
property. Without limitation of the foregoing, the applicant shall be responsible for obtaining
approval of any subdivision, binding site plan, boundary line adjustment, and/or other applicable
regulatory mechanism needed in order to divide the subject property, or any portion thereof, into
separate legal lots or tracts, if and to the extent that such division is necessary to effectuate the
applicant’s development intent.

A. GENERAL CONDITIONS
The following conditions apply to all phases of development.

1. Construction Permits Required: Approval of this Critical Areas Land Use Permit
and Planned Unit Development Permit does not constitute an approval of any
construction permit. The proposal is required to obtain construction permits prior to
the commencement of any clearing/grading or construction activity. Site
improvements and right-of-way improvements will be required and reviewed with
construction permits. Plans submitted as part of any permit application shall be
consistent with the activity permitted under this approval. Conformance with all zoning
requirements will be verified as part of the required Building Permit review.

Authority: Land Use Code 20.30P.140
Reviewer: Reilly Pittman, Development Services Department

2. Critical Area and Critical Area Buffer Modification Limitations: The modifications
to the critical area buffers approved in this report are limited to the approved PUD Site
Plan and Critical Areas Mitigation Plans (DSD 000140 and 000496 - 000500). There
is no implied approval for future modifications or expansion of any sort within the
prescribed critical area, critical area buffer, or structure setback.

Authority: Land Use Code 20.25H.230; 20.25H.055
Reviewer: Reilly Pittman, Development Services Department

3. Amendment of an Approved Planned Unit Development: All modifications,
revisions, additions or amendments to the approved Planned Unit Development plan
shall follow the processes as specified in LUC 20.30D.285, and/or other City
regulations, as applicable.

Authority: Land Use Code 20.30D.285
Reviewer: Reilly Pittman, Development Services Department
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4. Salmon-Safe Certification: The applicant shall continue with annual verifications and
shall comply with the guidelines and certification conditions in the Salmon-Safe
Certification Report dated October 8, 2018, as applicable throughout the construction
process and ten-year monitoring and maintenance period, and in accordance with the
timelines specified in the report. The applicant shall provide reports to DSD
demonstrating compliance with the Salmon-Safe Certification guidelines and
conditions. Once the maintenance and monitoring is complete the development must
maintain salmon-safe certification and update as needed per the guidelines of this
certification process.

Authority: Land Use Code 20.30.167; 20.25H.245
Reviewer: Reilly Pittman, Development Services Department

B. PRIOR TO ISSUANCE OF CLEAR AND GRADE PERMIT

5. Clearing and Grading Permit Required: Approval of this Critical Areas Land Use
Permit and Planned Unit Development Permit does not constitute an approval of any
other development permit. Without limitation of the foregoing, an application for a
Clearing & Grading Permit must be submitted and approved before construction can
begin. Plans submitted as part of any permit application shall be consistent with the
activity permitted under this approval.

During construction, the contractor will operate under an NPDES permit that requires
a project-specific Temporary Erosion and Sediment Control Plan, Spill Containment
and Counter Measures Plan and requirements for water quality monitoring and a
reporting protocol. These measures will be enforced under the Clearing & Grading
Permit.

Authority: Clearing & Grading Code 23.76.035
Reviewer: Tom McFarlane; Development Services Department, Clearing & Grading

6. Rainy Season Restrictions: No clearing and grading activity may occur during the
rainy season, which is defined as October 1 through April 30 without written
authorization of the Development Services Department. Should approval be granted
for work during the rainy season, increased erosion and sedimentation measures,
representing the best available technology must be implemented prior to beginning or
resuming site work.

Authority: Bellevue City Code 23.76.093
Reviewer: Tom McFarlane, Development Services Department, Clearing & Grading

7. Geotechnical Review of Construction Plans: The project geotechnical engineer of
record shall review construction plans and provide documentation that the plans
adhere to the geotechnical recommendations.
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10.

11.

Authority: Land Use Code 20.25H.145
Reviewer: Reilly Pittman, Development Services Department

Geotechnical Monitoring: The project geotechnical engineer of record or his
representative must be on site during critical earthwork operations. The geotechnical
engineer shall observe all excavations and fill areas. In addition, the engineer shall
monitor the soil cuts prior to construction of rockeries and verify compaction in fill
areas. The engineer must submit a field report in writing to the DSD inspector for soils
verification and foundation construction. All earthwork must be in general
conformance with the recommendations in the geotechnical reports.

Authority: Bellevue City Code 23.76.160
Reviewer: Tom McFarlane, Development Services Department, Clearing & Grading

Engineering Evaluation During Site Grading: Icicle Creek Engineers, or other
qualified expert shall evaluate and confirm potential undocumented coal mine
workings during site grading. The expert shall be contacted immediately if a shallow
void or evidence of mine rock fill is encountered during site development. ICE shall in
that event promptly provide a report to the DSD inspector.

Authority: Land Use Code 20.25H.130
Reviewer: Reilly Pittman, Development Services Department

Construction Limits of Disturbance: Construction limits of disturbance, consistent
with the approved plans, shall be shown on the Clearing & Grading permit and the
limits shall be clearly delineated in the field prior to construction. There shall be no
site disturbance outside the identified temporary disturbance construction limits,
except for the mitigation planting.

Authority: Land Use Code 20.25H.205
Reviewer: Reilly Pittman, Development Services Department

Tree Protection, Intrusion Approval, Installation and Maintenance Assurance
Devices: The Clearing & Grading permit submittal shall include tree protection
measures to protect existing, retained trees during construction activity per City BMP
T101 as well as the following measures.

i. To ensure tree protection fencing is installed and remains for the duration of all
construction or until the City allows removal, an installation assurance device is
required for 150% of the cost of fencing and other measures required in the City’s
Tree Protection BMPs T101. Release of the installation assurance device can
occur upon inspection approval that verifies installation of tree protection
measures. The installation assurance device is required to be submitted prior to
issuance of the clearing and grading permit. Tree protection fencing must be
installed prior to construction.
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ii. A maintenance assurance device is required for 100% of the cost fencing and tree
protection measures which is to be in place for the duration of construction. The
maintenance assurance is required prior to release of the installation assurance
and will be held until final inspection approval of the clearing and grading permit.

iii. A cost estimate for the full cost of tree protection fencing and measures is required
to be submitted with the clearing and grading permit application.

iv. Plans submitted under the future grading permit shall depict the tree protection
fencing and the project arborist shall provide a letter to confirm the placement of
the proposed protection fencing plan meets their recommendations. Removal of
tree protection fencing, or intrusion requires arborist approval and request to the
City under future construction permits.

v. Arborist review of protected trees is required prior to request of the release of the
assurance device for tree protection fencing. The arborist is required to provide a
letter confirming trees were protected and confirming if any hazards exist.

Authority: Land Use Code 20.20.900, 20.40.490, BCC 23.76
Reviewer: Reilly Pittman, Development Services Department

Utility Extension Agreement: A Utility Extension Agreement approved by the City
shall be required for review and approval of the utility design for sewer, water and
storm drainage. Submittal of the Utility Extension shall coincide with future clearing
and grading permit review.

Authority: Bellevue City Code 24.02, 24.04, 24.06
Reviewer: Mark Dewey, Development Services Department, Utilities Review

Public and Private Utility Easements: Public and private easements will be required
for water mains, water and side sewer services across adjoining properties and will be
required to be shown on the plans with appropriate language. The applicant shall be
responsible for securing all such easements. Prior to recording any easements, they
shall be reviewed and approved by City staff as part of the clearing and grading permit
and utilities permits.

Authority: Bellevue City Code 24.02, 24.04, 24.06
Reviewer: Mark Dewey, Development Services Department, Utilities Review

Utilities Final Inspection and Acceptance: Utilities shall be constructed and
accepted by the Utilities Department or sufficient bonding submitted. No new homes
will be allowed to connect to water, sewer or storm utilities until the utilities have
received final inspection approval and acceptance by the Utilities Department.

Authority: Bellevue City Code 24.02, 24.04, 24.06
Reviewer: Mark Dewey, Development Services Department, Utilities Review

Open Space Recreation Area on Top of Stormwater Detention Vault: The
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16.

17.

18.

19.

20.

neighborhood open space recreation area on top of the stormwater detention vault
shall be designed to allow for vactor truck and maintenance crew access to clean the
vault.

Authority: Bellevue City Code 24.02, 24.04, 24.06
Reviewer: Mark Dewey, Development Services Department, Utilities Review

Stormwater Pipe Boring: The stormwater drainage pipe is proposed to be bored
sub-surface from the stormwater vault to the outlet above Stream 1. The portion of
any storm line within the critical area that is proposed to be bored shall be designed
and constructed in a manner to not cause soil subsidence or fracture.

Authority: Bellevue City Code 24.02, 24.04, 24.06
Reviewer: Mark Dewey, Development Services Department, Utilities Review

Access to Sewer Pump Station: The sewer pump station shall be designed and
constructed to allow for adequate maintenance crew vehicle access.

Authority: Bellevue City Code 24.02, 24.04, 24.06
Reviewer: Mark Dewey, Development Services Department, Utilities Review

Construction Details for Sanitary Sewer Line and Sewer Forces Main Located
Within the Lower Risk CMS Zone 2: Segments of sanitary sewer lines and sewer
force mains within the Lower Risk CMS Zone 2 shall be sleeved with a structural pipe
capable of providing support to span a 10-foot void to mitigate sinkhole risk.

Authority: Bellevue City Code 23.76.050, BCC Title 24.02, 24.04, 24.06, LUC
20.25H.130

Reviewer: Tom McFarlane, Development Services Department, Clearing & Grading
Mark Dewey, Development Services Department, Utilities Review

Vehicular Access Restrictions: Access to the project site from the southern private
road entrance shall be restricted to right-turn-in and right-turn-out access only. This
will be achieved through installation of a c-curb and signage, as specified in the final
civil engineering plans for the development.

Authority: Bellevue City Code 14.60.150
Reviewer: lan Nisbet, Development Services Department, Transportation Review

Lakemont Blvd SE Pedestrian Crossing: To improve pedestrian safety crossing
Lakemont Blvd SE from the Red Town trailhead parking area, the applicant shall be
responsible for installing a marked pedestrian crosswalk with an RRFB (Rectangular
Rapid Flashing Beacon) to alert motorists when a pedestrian is crossing.

Authority: Bellevue City Code 14.60.150
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21.

Reviewer: lan Nisbet, Development Services Department, Transportation Review

Transportation Infrastructure Improvements - Civil Engineering Plans: A street
lighting plan and site (civil engineering) plan produced by a qualified engineer must be
approved by the City prior to clear and grading permit approval. The design of all
street frontage and private street improvements must be in conformance with the
requirements of the Americans with Disabilities Act and the Transportation
Development Code, and the provisions of the Transportation Department Design
Manual.

Frontage Improvements and Private Street construction required by the applicant shall
include:
i. Lakemont Boulevard:

o Install new minimum 6-foot-wide concrete sidewalk, minimum 4-foot-wide
planter strip, a minimum 7-foot-wide buffered bike lane, and new curb and
gutter along the frontage.

Install pedestrian safety railing behind the new public sidewalk.
Install a new RRFB controlled pedestrian crosswalk across Lakemont
Boulevard.

o An easement to the City is required to be recorded for any portion of the
sidewalk located on private property.

Minimum City of Bellevue sight distance standards are required to be met.
Street lighting is required to meet City of Bellevue Standards.

ii. Internal Private Streets:

o Install minimum 20-foot-wide private streets with curb and gutter per
Transportation Design Manual standards.

o Install minimum 6-foot-wide sidewalks along one side of the private access
streets, except where alternative pedestrian facilities are provided.

Construction of all street and street frontage improvements must be completed prior
to closing the clear and grade permit and right of way use permit for this project. A
Design Justification Form must be provided to the Transportation Department for any
aspect of any pedestrian route adjacent to or across any street that cannot feasibly be
made to comply with ADA standards. Forms must be provided prior to approval of the
clear and grade plans for any deviations from standards that are known in advance.
Forms provided in advance may need to be updated prior to project completion. For
any deviations from standards that are not known in advance, Forms must be provided
prior to project completion.

Authority: Bellevue City Code 14.60; Transportation Department Design Manual;
Americans with Disabilities Act
Reviewer: lan Nisbet, Development Services Department, Transportation Review
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22.

23.

24.

Right of Way Use Permit: The applicant is required to apply for and obtain a Right of
Way Use Permit before the issuance of any clearing and grading, building, foundation,
or demolition permit. Depending upon the circumstance and the timing of the
developments, more than one Right of Way Use Permit may be required, such as one
for hauling and one for construction work within the right of way. A Right of Way Use
Permit regulates activity within the City right of way, including but not limited to the
following:

e Designated truck hauling routes.

e Truck loading and unloading activities.

e Hours of construction and hauling.

e Continuity of pedestrian facilities.

e Temporary traffic control and pedestrian detour routing for construction activities.
e Street sweeping and maintenance during excavation and construction.

e Location of construction fences.

e Parking for construction workers.

e Construction vehicles, equipment, and materials in the right of way.

o All other construction activities as they affect the public street system.

In addition, the applicant shall submit for City review and approval a plan for providing
pedestrian access during construction of this project. Access shall be provided at all
times during the construction process, except when specific construction activities
such as shoring, foundation work, and construction of frontage improvements prevents
access. General materials storage and contractor convenience are not reasons for
preventing access.

Authority: Bellevue City Code 14.30
Reviewer: Mazen Wallaia, Transportation Review

Sidewalk/Utility Easements: A permanent public sidewalk easement shall be
provided for portion of the sidewalk that will be located outside of the Lakemont
Boulevard right of way. A permanent public retaining wall maintenance easement shall
be provided for portion of the wall supporting the sidewalk that will be located outside
of the Lakemont Boulevard right of way.

Authority: Bellevue City Code 14.60.150
Reviewer: lan Nisbet, Development Services Department, Transportation Review

Access Road Signage for Fire: The fire department access roads shall be marked
and signed in accordance with BCCA 23.11.503.3. See Public Information Handout F-
11.

Authority: BCCA 23.11.503.3; BCCA 23.11.503.2.3
Reviewer: Scott Gerard, Fire Department Review
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25.

26.

27.

28.

29.

Access Road Design for Fire Apparatus: The fire department access roads shall
be designed and maintained to support the imposed loads of fire apparatus and shall
be surfaced so as to provide all weather driving capability (BCCA 23.11.503.2.3). See
Public information Handout B-1.

Authority: BCCA 23.11.503.3; BCCA 23.11.503.2.3
Reviewer: Scott Gerard, Fire Department Review

Final Mitigation Plan: A Final Mitigation Plan is required to be submitted and
approved with the Clearing & Grading Permit. The Final Mitigation Plan shall be
consistent with the approved conceptual Critical Areas Mitigation Plans (DSD 000496
- 000500). The Final Mitigation Plans shall show planting locations, plant species,
plant quantities, size of plant material and temporary irrigation.

Authority: Land Use Code 20.25H.100, 20.25H.220
Reviewer: Reilly Pittman, Development Services Department

Final Mitigation Plan Typical Plant Spacing: The Final Mitigation Plan shall include
plant spacing consistent with the Bellevue Critical Areas Handbook in Area C —
Disturbed Forest Buffer Enhancement and Area D — Re-Establishment of Forested
Buffer. The typical plant spacing is trees at 9 feet on-center and shrubs at 4.5-6-foot
on-center spacing depending on the plant species, and groundcovers at 2-foot on-
center spacing. Existing retained native tree and shrub vegetation may be counted
toward the planting requirements.

Authority: Land Use Code 20.25H.220
Reviewer: Reilly Pittman, Development Services Department

Fencing and Signage: The Final Mitigation Plan shall include a split-rail fence and
critical area signage around the development area to limit pet or human encroachment
into the critical areas/critical area buffers.

Authority: Land Use Code 20.25H.100, 20.25H.220,
Reviewer: Reilly Pittman, Development Services Department

Final Mitigation Plan Performance Standards: The Final Mitigation Plan shall
include performance standards to measure the successful establishment of the
mitigation plantings. The following performance standards are acceptable and shall
be included on the Final Mitigation Plans:

Year 1 (from date of plant installation)

1. 100% survival of all installed plants and/or replanting in following dormant season
to reestablish 100%

2. Maximum 10% coverage of invasive plants in planting area
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30.

31.

32.

33.

Year 2 (from date of plant installation)
3. At least 90% survival of all installed material
4. Maximum 10% coverage of invasive plants in planting area

Years 3 - 10 (from date of plant installation)
5. At least 85% survival of all installed material
6. Maximum 10% coverage of invasive plants in planting area

Authority: Land Use Code 20.25H.220
Reviewer: Reilly Pittman, Development Services Department

Timing of Mitigation Planting Installation: The mitigation planting shall be fully
installed and have inspection approval by the City prior to dedication of the tract to the
City or recording of the Native Growth Protection Easement.

Authority: Land Use Code 20.25H.220
Reviewer: Reilly Pittman, Development Services Department

Installation Assurance Device: An assurance device is required to be submitted to
the City to ensure the mitigation planting is successfully installed per the approved
plans in a timely manner. An assurance device that is equal to 150% of all installation
costs is required prior to issuance of the clearing and grading permit. A cost estimate
for this assurance device is required to be provided with the Clearing & Grading permit.
Release of the assurance device is contingent upon inspection approval of the planting
by DSD staff to verify the planting is installed per the approved plans.

Authority: Land Use Code 20.25H.220, 20.40.490
Reviewer: Reilly Pittman, Development Services Department

Required Monitoring and Maintenance Period: A monitoring and maintenance
period is required to demonstrate that mitigation performance standards have been
met. Due to the scale, extent, and complexity of the proposed mitigation, the
monitoring and maintenance period shall be 10 years from the time of installation.

Authority: Land Use Code 20.25H.220
Reviewer: Reilly Pittman, Development Services Department

Maintenance and Monitoring Assurance Device: An assurance device is required
to be submitted to the City to ensure the mitigation planting is successfully established
and meets performance standards. A monitoring and maintenance assurance device
that is equal to 20% of the cost of plants, installation, and the cost of monitoring is
required to be held for a period of ten years from the date of successful installation. A
cost estimate is required to be provided with the Clearing & Grading permit and the
financial surety is required to be posted prior to issuance of the Clearing & Grading
permit. Release of the assurance device after the 10-year monitoring period is
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34.

35.

36.

37.

contingent upon a final inspection approval of the planting by DSD staff that finds the
maintenance and monitoring plan was successful and the mitigation meets the
required performance standards.

Authority: Land Use Code 20.25H.220, 20.40.490
Reviewer: Reilly Pittman, Development Services Department

Annual Maintenance and Monitoring Reports: The mitigation planting is required
to be maintained and monitored for five years to ensure the plants are successfully
established. Annual monitoring reports are required to be submitted to document the
plants are meeting approved performance standards. Photos from selected photo
points shall be included in the monitoring reports to document the planting. Land Use
inspection approval is required by Land Use staff to end the plant monitoring period.

Reporting shall be submitted no later than December 31st of each monitoring year and
shall include a site plan and photos from photo points established at the time of Land
Use inspection. Reports shall be submitted to DSD by the above listed date and shall
be emailed to rpittman@bellevuewa.gov or mailed directly to:

Environmental Planning Manager
Development Services Department
City of Bellevue

PO Box 90012

Bellevue, WA 98009-9012

Authority: Land Use Code 20.30P.140; 20.25H.220
Reviewer: Reilly Pittman, Development Services Department

Species of Local Importance: If nesting or breeding habitat for species of local
importance is found during construction activity, the area shall be protected, and the
Washington Department of Fish and Wildlife contacted for recommendations on
species management plans.

Authority: Land Use Code 20.25H.160
Reviewer: Reilly Pittman, Development Services Department

Revision to PUD Conservation Features: The recorded PUD shall be revised to
eliminate the conservation feature credit for Landscape/Grass Passive Rec Area
(39,037 SF) if this area is not contained in a tract. The draft PUD for recording shall
be submitted for review by the City prior to issuance of a Clearing & Grading Permit.

Authority: Land Use Code 20.30D.160
Reviewer: Reilly Pittman, Development Services Department

Landscape Plan Revisions: To ensure the landscape buffer along Lakemont Blvd
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38.

39.

40.

41.

SE provides the intended screening affect, the number of large, evergreen trees shall
be increased. To achieve the screening in a timely manner, the size or caliper of trees
within the landscape buffer shall be increased, with at least half of the trees planted at
a minimum 2-inch caliper or 6-8 foot height. Tree spacing is required to be at least 12
to 15 feet on center. The plan shall specify the planting area square footage, plant
spacing, plant quantity and plant size at installation. A final landscape plan shall be
revised and submitted prior to issuance of the Clearing & Grading Permit.

Authority: Land Use Code 20.30.150
Reviewer: Reilly Pittman, Development Services Department

Visual Screening of Sewer Pump Station: The proposed public sewer pump station
is required to be visually screened per LUC 20.20.650 and LUC 20.20.520. Sewer
pumping stations are required to provide a Type-1 15-foot-wide perimeter landscape
buffer around the facility. Type-1 standards are described in LUC 20.20.520.G. The
final landscaping plan submitted with the clearing and grading permit is required to
show this screening.

Authority: Land Use Code 20.20.650, 20.20.520
Reviewer: Reilly Pittman, Development Services Department

Updated Arborist Assessment: The applicant’s arborist is required to provide the
City with an updated assessment of retained trees with root protection zones in vicinity
of construction to verify their health prior to construction commencement. This update
shall also clarify monitoring of trees during construction.

Authority: Land Use Code 20.20.900
Reviewer: Reilly Pittman, Development Services Department

Archeological Site Protection Plan and Washington State Department of
Archaeology & Historic Preservation (DAHP) Site Alteration & Excavation
Permit: The applicant shall submit a site protection plan to demonstrate how project
grading and construction will avoid impacts and protect the two (2) archeological sites
identified as eligible for listing in the National Register of Historic Places. The site
protection plan shall be reviewed and approved by DAHP. A DAHP Site Alteration &
Excavation Permit may be required if DAHP determines site work may result in
potential impacts to the archeological sites.

Authority: SEPA Authority, RCW 27.53 and 27.44
Reviewer: Reilly Pittman, Development Services Department

Monitoring & Inadvertent Discovery Plan (MIDP): The applicant shall develop a
project-specific Monitoring & Inadvertent Discovery Plan (MIDP) for the entire site
area, and specifically for areas outside of the two eligible archaeological sites. This
plan shall be reviewed and approved by the Washington State Department of
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42.

43.

44,

45.

Archaeology & Historic Preservation (DAHP) prior to issuance of a Clearing & Grading
Permit.

Authority: SEPA Authority, RCW 27.53 and 27.44
Reviewer: Reilly Pittman, Development Services Department

Archeological Training and Reporting: The applicant’s project archaeologist shall
provide training for all on-site workers regarding archaeological laws, how to identify
archaeological materials, and how to appropriately report incidental finds. In the event
that archaeological materials are encountered during project grading or construction,
the project archaeologist shall be immediately notified, and work shall be halted in the
vicinity of the find until the materials can be inspected and assessed. At that time,
DAHP shall notified of the exact nature and extent of the resource so that measures
can be taken to secure them.

Authority: SEPA Authority, RCW 27.53 and 27.44
Reviewer: Reilly Pittman, Development Services Department

Hold Harmless Agreement for Steep Slope Hazards: The applicant shall submit
and execute a hold harmless agreement in a form approved by the City Attorney which
releases the City from liability for any damage arising from the location of
improvements proximate to steep slope areas. The hold harmless agreement is
required to be recorded with King County and a copy submitted to DSD prior to final
approval of construction permits.

Authority: Land Use Code 20.25H.145; 20.30P.170
Reviewer: Reilly Pittman, Development Services Department

Hold Harmless Agreement for Coal Mine Hazards: The applicant shall submit and
execute a hold harmless agreement in a form approved by the City Attorney which
releases the City from liability for any damage arising from the location of the
development improvements in coal mine hazard areas. The hold harmless agreement
is required to be recorded with King County and a copy submitted to DSD prior to final
approval of construction permits.

Authority: Land Use Code 20.25H.130.F
Reviewer: Reilly Pittman, Development Services Department

Recording of Planned Unit Development Plan: The approved Planned Unit
Development plan shall be recorded with the King County Department of Records and
Elections and proof of the recording shall be provided to the Bellevue Development
Services Department (DSD) prior to building permit issuance for the site.

Authority: Land Use Code 20.30D.200
Reviewer: Reilly Pittman, Development Services Department
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46.

47.

Recording of the Planned Unit Development Plan and Disclosure of Coal Mine
Hazards: The approved Planned Unit Development plan shall be recorded with King
County and shall include information disclosing the potential for coal mine hazards
existing on the site.

Authority: SEPA Authority, Land Use Code 20.25H.130
Reviewer: Reilly Pittman, Development Services Department

Granting a Native Growth Protection Easement(s) (NGPE) or Dedicating the
Critical Areas Tract: Prior to any building permit issuance for the site, the applicant
shall: (1) dedicate the critical areas tract (Tract Z) to the City, or (ii) grant the City a
permanent Native Growth Protection Easement (NGPE). Such NGPE shall, at a
minimum, be coextensive with the boundaries of the proposed tract, shall comply with
applicable City standards, including without limitation BCC 20.30D.200(B), and shall
be in form approved by the City Attorney. The final recorded Planned Unit
Development plan shall contain and reflect the restrictions for use, development and
disturbance as provided herein in a format approved by the City Attorney.

Authority: Land Use Code 20.30D.200
Reviewer: Reilly Pittman, Development Services Department

C. PRIOR TO ISSUANCE OF ANY BUILDING PERMIT

48.

49.

Screening of Outdoor Lighting: The applicant shall provide lighting fixture shield
details on all exterior lights to prevent spillover light levels outside of the development
area. The applicant may comply with this requirement by providing shielding to
exterior lighting c. No unshielded light shall be directed toward the critical areas Tract
Z.

Authority: Land Use Code 20.25H.080; 20.25H.100
Reviewer: Reilly Pittman, Development Services Department

Transportation Impact Fee: Transportation impact fees are used by the City to fund
street improvement projects to alleviate traffic congestion caused by the cumulative
impacts of development throughout the City. Payment of the transportation impact fee
contributes to the financing of transportation improvement projects in the current
adopted Transportation Facilities Plan and is considered to be adequate mitigation of
long-term traffic impacts. Fee payment is required at the time of building permit
issuance. Impact fees are subject to change and the fee schedule in effect at the time
of building permit issuance will apply.

Authority: Bellevue City Code Chapter 22.16
Reviewer: lan Nisbet, Development Services Department, Transportation Review
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50.

School Impact Fee: The site is within the Issaquah School District and per BCC
22.18.100 the project is subject to paying school impact fees. Fee payment is required
at the time of building permit issuance. Impact fees are subject to change and the fee
schedule in effect at the time of building permit issuance will apply.

Authority: Bellevue City Code 22.18.100
Reviewer: Reilly Pittman, Development Services Department

D. PRIOR TO APPROVAL OF CERTIFICATE OF OCCUPANCY

51.

52.

53.

54.

Environmental Best Management Practices: The use of pesticides, herbicides and
fertilizers within the development area and the critical areas tract shall be consistent
with the City’s “Environmental Best Management Practices,” the Vegetative
Management Plan and the Salmon-Safe Certification. The use of herbicides to control
non-native, invasive species during routine mitigation monitoring and maintenance
shall be limited to those approved to be used adjacent to aquatic environments. These
measures shall be included in the Declaration of Covenants, Conditions and
Restrictions (CC & Rs) in a form approved by the City Attorney and recorded as a legal
document.

Authority: Land Use Code 20.25H.080; 20.25H.100
Reviewer: Reilly Pittman, Development Services Department

Final Arborist Assessment: The arborist is required to provide post-construction
assessment of retained trees with root protection zones in vicinity of construction to
verify their health and retention following construction. Any tree removals shall be
replaced per approved project mitigation ratios prior to inspection approval.

Authority: Land Use Code 20.20.900
Reviewer: Reilly Pittman, Development Services Department

Mitigation and Landscaping Installation: The mitigation and landscaping planting
shall be fully installed and have inspection approval by the City prior to issuance of
any occupancy approval. Allowance to delay planting due to weather, season, or other
reasons can be considered through assurance device submittal.

Authority: Land Use Code 20.20.
Reviewer: Reilly Pittman, Development Services Department

Completion of Infrastructure Improvements: All street frontage and infrastructure
improvements shown in the final engineering plans or required by city codes and
standards must be completed prior to issuance of Certificate of Occupancy. If all the
requirements of BCC 14.60.260 are met, the director may accept an acceptable
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55.

56.

57.

58.

financial assurance device equivalent to 150% of the cost of the unfinished
improvements. Installation of improvements that would negatively affect safety if left
unfinished may not be delayed through use of a financial assurance device.
Improvements must be approved by the Transportation Department inspector before
they are deemed complete.

Authority: Bellevue City Code 14.60.100, 110, 130, 150, 170, 190, 210, 240, 241, 260
and Transportation Department Design Manual Sections 3, 4, 5, 7, 11, 14,
19

Reviewer: lan Nisbet, Development Services Department, Transportation Review

Pavement Restoration: Pavement restoration associated with street frontage
improvements or to repair damaged street surfaces shall be provided as follows:

Lakemont Boulevard: Based on this street’s excellent condition, it is classified with the
City’s overlay program as “Overlay Required.” Should street cuts prove unavoidable
or if the street surface is damaged in the construction process, a half-street or full-
street (depending on the extent of street cuts or damage) grind and overlay will be
required for a minimum of 50 feet.

Authority: Bellevue City Code 14.60. 250; Design Manual Design Standard #23
Reviewer: Mazen Wallaia, Transportation Review

Interpretive Signage for Coal Mining History: The applicant shall provide, install
and permanently maintain additional interpretive signage to recognize the historic role
of Milt Swanson. The location and content of the signage shall be coordinated with
the Bellevue Parks Department.

Authority: SEPA Authority
Reviewer: Reilly Pittman, Development Services Department

Survey Verification of Setbacks: The setback of structures from the edge of the
NGPA tract Z shall be verified by survey as part of the inspection approval process.

Authority: Land Use Code 20.20.010
Reviewer: Reilly Pittman, Development Services Department

Lot Coverage and Impervious Surface: The maximum coverage of impervious
surface and structural lot coverage is limited to the maximum amounts discussed in
section 1X.C of this report.

Authority: Land Use Code 20.20.010, 20.30D.165
Reviewer: Reilly Pittman, Development Services Department
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E9 | OFFSITE SEWER AND WATER EXTENSIONS
INTOLIGHT GIBSON TRAFFIC CONSULTANTS, INC. 0 | PRELVINARY GRADING PLAN
STREET LIGHT DESIGN TRAFFIC STUDY N\
CONTACT:  LARS LARSON CONTACT:  MATTHEW PALMER, PE - —_— - _ _ PRELIMINARY LANDSCAPE PLANS
ADDRESS: PO BOX 90868 ADDRESS: 2813 ROCKEFELLER AVENUE, SUITE B ‘ —
BELLEVUE, WA 98009-0868 EVERETT, WA 98201 e 5 e L1 | PRELIMINARY LANDSCAPE PLAN
PHONE: (425) 456—2701 PHONE: (425) 339-8266 > e i
EMAIL: LARS.LARSON@PSE.COM EMAIL: MATTP@GIBSONTRAFFIC.COM | T s S L2 | SITE SECTIONS (NOT INCLUDED) PREVIOUSLY PROVIDED A 7
L3 | TREE RETENTION PLAN S 2z
>
SITE MAP PLANS BY TERRANE o al,c_’ E
I/:RECI\SICT)EI?:ITS ARCHITECTURE PLLC SCALE= 1"=80' 1-3 | TOPOGRAPHIC SURVEY w E o Ll
CONTACT:  JONATHAN LEMONS PLANS BY TALASAEA CONSULTANTS F oz | L
ADDRESS: 98 YESLER WAY UTILITY PURVEYORS SITE INFORMATION Z =2 ([7»]
SEATTLE, WA 98104 UNDER SEPARATE COVER — |-|¥J ;
PHONE:  (206) 306-5952 PLANS BY INTOLIGHT O 2u| x
EMAIL: JON@LEMONSARCHITECTURE.COM WATER & SEWER SERVICE ADDRESS A 4> 1T
UTILITY: CITY OF BELLEVUE UTILITIES DEPARTMENT 7219 AND 7331 LAKEMONT BOULEVARD SE 1 INSTALL NEW AND UPGRADE EXISTING STREET LIGHTS = > S
ADDRESS: 450 110TH AVENUE NE BELLEVUE, WA 98006 X QW
PO BOX 90012 Y ~3 (@)
CONFLUENCE ENVIRONMENTAL COMPANY PHONE:  (ra5 s an 008 PARCEL NUMBERS NOTE: < 32| O
STREAM_BIOLOGIST = - _ _ - o -
S NI ChRS BERGER EMAIL: UTILITIES@BELLEVUEWA.GOV 262405-9022 (324,544 SF), 262405-9019 (210,678 SF) NGINEERING DESIGN SOLUTIONS DERPICTED Wik THE PARK S
ADDRESS: 161 N. CANAL STREET, SUITE 111 POINTE PUD PLAN SET ARE INTENDED TO GENERALLY SHOW
SEATTLE, WA 98103 GAS & ELECTRICAL SERVICE BASIS OF BEARING COMPLIANCE WITH AGENCY CODES AND REQUIREMENTS, AND
PHONE: (206) 395-7657 UTILITY: PUGET SOUND ENERGY NAD 83 (2011) WASHINGTON NORTH COORDINATE SYSTEM PER CITY ANY CHANGE DURING THE DEVELOPMENT OF FINAL
EMAIL: CHRIS.BERGER@CONFENV.COM ADDRESS: 10885 NE 4TH ST OF BELLEVUE CONTROL LINE BETWEEN POINTS #1407 AND #1405 CONSTRUCTION DOCUMENTS.
BELLEVUE, WA 98004 BEARS N 07°58°42” W
SCALE: DATE:
TIERRA RIGHT OF WAY SERVICES CABLE SERVIGE DATUM AS NOTED | 4/2/21
UTILITY: XFINITY/COMCAST NAVD 88 PER CITY OF BELLEVUE CONTROL PT V280, ELEV=732.168’ DESIGNED BY: | CHECKED BY:
CULTURAL RESOURCES ADDRESS: 3630 FACTORIA BOULEVARD SE
CONTACT:  JENNIFER HUSHOUR BELLEVUE. WA 98006 SS JA
ADDRESS: 444 NE RAVENNA BLVD., SUITE 103 ’ BENCHMARKS J0B NUMBER
SEATTLE, WA 98115 15436
PHONE: (206) 363—1556 TELEPHONE SERVICE SEE DATUM SHEET:
EMAIL: JHUSHOUR@TIERRA—ROW.COM UTILITY: FRONTIER COMMUNICATIONS '
ADDRESS:  (888) 982-3235 ZONING P’]

s 16—143970—LK
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PROPERTY FEASIBILIT
24x3

P:\P15\15436 LAKEMONT

USER NAME: BRIAN WAY SAVE TIME: 1

FILE NAME:
XREF FILES:

DSD - 000137

258
s i‘\ 24" CONC IE=635.24 Legend
\ g V.Y
~ %\’\
\ - N s l
~_ Jb N DA g AR :
\ ° l’ ,“:. N\ OHWM . .
N £ N Wetland A éi \ ‘g, o AN L:\\’MN Ordinary High Water Mark
N SON O Stream 2
\ \\ \\ N\ \7 }: (category "I) ‘d\‘\ <O ‘ T T T T T T P T P T T I T T f k
N 1ciRCRl _L— =i FANCNIN =) op of Ban
- 15 BS\B@. ok "/l;,// X “;&%
RN R v 2% 0 == = ==""Sw—= standard Buffer offset from Top of

\6‘; NN v\
'50' Standard Critical
Slope (>40%) Setback

AN N \e
N \

Bank

REVISION

Standard Structure Setback from
Streams

- Critical Slopes (40% and greater) and as
defined under LUC 20.25h.120 (A)(2)

/. Total Existing Critical Features and their
//////M associated buffers.

,,,,,,,,,,,,,,,
,,,,,,,,,,,,,,,,
,,,,,,,,,,,,,,,,
vvvvvvvvvvvvvvvv etlands
wwwwwwwwwwwwwwww

,,,,,,,,,,,,,,,,

DEVELOPABLE | . K L S P U STt
AREA 2 (R3.5) | & [ | \ 50' Standard Stream Buffer
N

50' Standard Stre
XN

¥

) \
/ \ \ \

/

RESPOND TO CITY COMMENTS/REMOVE PRELIMINARY PLAT [11/30/20

REVISED PER CITY OF BELLEVUE UTILITY COMMENTS
ADDITION OF PRELIMINARY PLAT

WETLAND RATINGS UPDATED BY PROJECT BIOLOGIST
REVISED PER CITY OF BELLEVUE TRAFFIC COMMENTS

RESPOND TO CITY REVIEW COMMENTS

N
o I

N
N r—> \
50' Standard Critical Slope 3

SN s )

CRITICAL AREAS (R1) = 54,990 SF

[ .\.\. ‘ee, ‘ -~ \\\(>40%) Setback (differs _——— e—— — Zoning Boundary Q a;f

N N R \ R "\ CRITICAL " from Standard ) _ ) 5 85
R1 ZONE NOT USED FOR PUD AREAS VA )T \. \_ 7 - =% 8o
DESEI'I;Y CA(ISCUCLOATIS(I)ENS , B(())NUS: 240,199 SF | Top of Bank: 50" of grades less than é 2 §

N II=1|-E\/(\TURRESI\II30|5:JI€TI N ‘ . /3:1 measured perpendicular from the R1 ZONE : 285 =

e ——— \ , ” N 23 : £/ # | | grade break / edge near Top of Slop&j PROJECT AREA (R1) = 62,547 SF £ 5= i3

o __— " NS -7/ A : 1y 3 Z N i

= o (P

821

Kirkland, WA 98033
paceengrs.com

: | AR NS ¥
‘Top of Bank: 50' of grades less than N

3:1 measured perpendicular from the :

DEVELOPABLE (R1) = 3,779 SF

grade break\/ gdge near or on OH\I\\IMK . L‘)// / ///\\ R3.5 ZONE
S N VAN PROJECT AREA (R3.5) = 472,685 SF
=50 standard Stream Buffer
- h CRITICAL AREAS (R3.5) = 214,230 SF

DEVELOPABLE AREA (R3.5) 258,464 SF 2023.01.13 13:42:40-08'00"

~___ \ N
R Critical Slopes, Stability and |

W \ o
AN ORI X ess Recommended Structure Setbacks are N
Q;f“‘; Top of Ban & % | described in the Geotechnical Project Density Calculations W Q
‘ g © - T Report by Geotech Consultants, Inc. — nS @
RS i S— - / \ S TABLE 1. Critical Areas Overlay W o :’t’ S
. 15' BSBL DR " \\ \\ 12” CONC | Base Density (LUC 20.25H.045) g s =
/20' BSBﬂ—(TYPE (?:) \\ \\ /A '\ (DU/'Ac)X(BuiId?bIe A'rea) +(D'U/Ac)X(TotaI CA & Buffer, inac) X (Development Factor) = i I:I—: m‘%
\\ | \ \ \ l | Maximum Dwelling Unit Potential J © g S
"o ! I \ \ L S / \ T T Total Site Area / Gross Site Area (GA) Du/Acre Sq. Ft. Acres o™ w o
-Streams, Wetlands and Associated [ DEVELOPABLE | P y 15" cone |Parcels 262405-9022, 262405-9019 R3.5 3.5 472,685 10.85 @ w N
. Buffers are described in the critical Y AREA 1 (R3.5) ’ J ‘l K/\ \ 765774 |Non-Buildable Areas (NBA) Sq. Ft. Acres v W
L areas prOJect report dated by Talasaea - / . \. Critical Are.as and Buffers 214,230 4,92 g
h 234,989 SF / \ Total Restricted Area 214,230 4.92 -
Consultants, Inc. \ — 1y N T — "
.« & \ ‘ , N \\ \ I I j / \\ uildable Areas (BA) q. Ft. cres
N > %\ | \\ \ — \ \ / | / | A Developable Area 1l 234,989 5.39
PN \\ \ \ ? / 77//A\\ \ \ | | / / e Developable Area 2 23,475 0.54
. \\ \ \ \\ i L// S \) \} [ ( \\ (\J// < — Total Buildable Area 258,464 5.93
e \ N \\ \ | L / / } | \ 650~~~ BA + NBA 472,694 10.85
\:\ \\ \\ \ ) II \ [ / | \ B N~ >N \\ Development Factor (DF)
< o AN N / \ b TN . \ \ BA / Total Site Area (BA/GA) 55%
& \ \ [ N | 6 - \ Calculation
(3.5 Du/Ac X BA) + (3.5 Du/Ac X NBA) X (DF)
Base Density R3.5 30.18
/ ”|Base Density R1
Total Base Density 30.18
A AN - A
\ / \ \ \ ~— \
<\ \\ N / -/ Critical Mine Hazard Area - field N I
,\10(\)’ Standard B exploration, drilling locations and \\ \\ FAAREAS NOTE:
RN recommendations in Project Report - \ \
- bv Icicle C k \\ \ \ THE AREAS NOTED ON THIS SHEET REPRESENT THE BUILDABLE AREAS
—| bylcicle Cree . . \ \ 12(BA):AND SNON—BUILDABLE AREAS (NBA) FOR THE R3.5 ZONE ONLY.
— = S N T~ \ \ FOR TOTAL CRITICAL AREA AND BUFFERS SEE PLANS AND CRITICAL
~_ 9 ™~ N S \ \\ AREAS REPORTED BY TALASEA.

S— \ \ N \

12"CP IE=649.7

12"CP IE=649.

BELLEVUE WASHINGTON

PARK POINTE PUD
7219 & 7331 LAKEMONT BLVD SE

BDR.dwg 30 percent.dwg 40 percent.dwg

BASE DENSITY CALCULATION

-15'BS \ I N
Py N N N~
-~ \:IS\O'\Stgndard Buffer —— \\ \\\ 12"CONG N
000;0 00\00000000\10 woooooooooooooooo\o} o000 000 0000%648’22
Top of Bank \\\ \‘ \C:/ 7 \ \\ \. L a ceces HOUSEﬁ QAL \\ \& o\{
R1ZONE NOT USED FORPUD | e e
DENSITY CALCULATIONS , BONUS | [E=646.52
DENSITY OR CONSERVATION STz N
FEATURES BONUS HORIZ, e ' '
A == —— Y AN : | ‘ AS NOTED 1/12/23
K \ Lo ‘ | ' ’ : ‘ N A t Sedle In Feet DESIGNED BY: | CHECKED BY:
TALASAEA CONSU?TANTS mF%E:E%LE%o%\ ; “.. '. SS JA
\ N, FLAGS LOCATED BY GEODIMENSIONS 2—4-16 | Top of Bank 1 JOB NUMBE1R5436
| Stream 3 edrss SHEET:

151150—T.dwg X15436

e (Type N) | P2

| 16—143970—LK 2 o




2023 1:20 PM

PLOT TIME: 1/13/

23 1:56 PM

/12/20
BASE_DEMO.dwg X1él-36_24x36—BDR.dwg X15436_SITE.dwg X15436_40 percent slopes.dwg X15436_HATCH.dwg
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USER NAME: BRIAN WAY SAVE TIME: 1

FILE NAME:
XREF FILES:

DSD - 000138

—|O|o®
NEINNNEE
: . NN MR o <
TABLE 2 PUD Conservation & Rec Space Requirements (LUC 20.30D.160) N NIEN R Re
“ v ;5_3\;?”540¥\\ N . . Conservation Sq.Ftx Con bl I N R o)
[/Q [/ //4/////\/ \/F—\/// N <\\///«\ ~Q ) Conservation Design Feature Sq. Ft. Factor Factor —
\\\\\\\\C‘“‘ A e R RSN N ~ é
N\ )\,\]\\ A Critical Areas Placed in a Tract 188,901 1.0 188,901 Nolo| s
\\lfl{ /O \ Forest Preservation (New Areas) 1.2 0 %] E % %
I /(/ wildlife Corridor 23,466 12 28,159 SEHEE
‘\\\\\\\\\\\\K Critical Area Buffer Expansion 1.2 0 ) g 8 =
\\ \\\ \ \\ \ Soil and Tree preservation in Open Space 1.1 0 DO &
1\\\\\\ \\\\ Stormwater Community LID Tract 11 0 O e 8 &
) ' W 5| w
| | L ] J [ l 7 , ™% T %‘/f/j C Landscape/Grass Passive Rec Area 39,037 1.0 39,037 3 |§' << | = ﬂ
RN AT 2 . | 5EIS |z
l K IL( \ B WILDLIFE Pervious Paved Open Space 0 1.0 0 o =12 |
JJJ k\\\\\\ Paved Open Space 0 1.0 0 |55 [ &= § &
CAEIN T CORRIDOR . oSS | H3I3|2
é}\ /| K \ 23 466F Total Area Provided 256,097 - L kS E
Q/ P I |
Sl ; ’ ; HEEIEE R
\\//// / j [ i Percent of Gross Area (40% Min.) 54% S|y S <Zf =
N AR ] (20.30D.160.A.1) 40% 5|6|6|3|5|«
[ ) | / Min.Req. 189,074 olz|z| &=z
| BV ] Minimum C Rec Space A S|o|o|lx|o
J inimum Common Rec Space Area Z a
/ol & /) Z
// /) é\Q// /S /o / g (20.30D.160.A.2), percentage{10%) Critical Areas & Buffers >40%, 'Et_: X O % O
// // / // //& ) Requesting Requirement to be A el el I o
oy // / ///ﬂ » Minimum Non-Rec Space Area waived. % alg 5 8 5
nln =
//// J // 7, ot ?\;‘ (20.30D.160.A.2), percentage (20%) 5> LIals
AR X =|¢|e| 2|2 &
SN T ONR T N
NS m\Z / / Z - s
LA, s ~ Z, 20 0 // 7 o
/ § 2 J 7/
LIy ) \ 7/ /// 777
/
N /o AN g g
\ ;o< & 0 o S 5
\ AN A § o S ;
N B N P ) E = R iZ
// PERS N~ / TABLE 3 Additional Bonus Density Options (LUC 20.30D.167.D) g & & iE
— = > =
N ~— 7 P 7 Additional bonus densities may be granted 3 ‘;“gi 10
l/\\\\\ T~ for additional conservation design features % ggg 753 g
N N // above the minimums required in LUC 5 %%(S "gg
Ny - —— i =- N 22
~3 :\,,\\:”/,//T\\ 7 Conservation and Rec Space Elligible for Bonus (R3.5) 68,021 £ ﬁ'gg 7 %
— T\ ~ —— —_ 7 L E_
\\\\ N> — ) A V4 ‘s Bonus = Area / underlying zone min lot size (R3.5) 6.80 c"‘\njtijg =8
W E OO0 e 7 /, R3.5 (10,000 sq. ft) —x o 08
g S - — N . .
c— \\\ \ \g/// \ \\\\ Z A CRITICAL Conservation Bonus Percent Possible 22.54% 6.80
L —\\\ — e |
[ SRR . AREAS
, — ~ \
| T~ Y7 188,901SF
N S S 7
N — ~N

'DENSITY CALCULATIONS , BONUS’
" DENSITY OR CONSERVATION y

——

TABLE 4 20.30D Planned Unit Development Density Summary

Base Density Base Density 30.18
LUC 20.25H.045 Development Density / Intensity

under Critical Areas Overlay District

Discretionary Bonus Density 10% 30.18 3.02
LUC 20.30D.165 Planned Unit Development

Plan - Request for modification of zoning

requirements
No more than 10% additional units over Base

Density
Additional Bonus Density 23% 30.18 6.80

LUC 20.30D.167 Planned Unit Development
Plan - Additional Bonus Density for large-
parcel projects.

Up to 30% of the Base Density

2023.01.13 13:43:16-08'00'

ISOLA HOMES
13555 SE 36TH ST SUITE 320

BELLEVUE, WA 98006
206.582.7900

TOTAL POTENTIAL DU YIELD 40.00
W\ N g \\\\ > \\6‘70 TOTAL UNITS PROVIDED 35.00
\ NN ~ /00—
— Wetland B AREAS NOTE:

Categoryl Il MRS
(Categoryl 1) ONLY THOSE AREAS ZONED AS R3.5 WERE USED FOR PUD DENSITY,

VALY | BONUS DENSITY, AND CONSERVATION FEATURES. FOR TOTAL
\ PROPOSED CRITICAL AREAS AND MITIGATION REFER TO PLANS AND
. CRITICAL AREA REPORT BY TALASEA. »n
Ll
oc
oy - . LEGEND: w E
R R LR Y NN NIAN
BOUNT L O TR0 g Qz
MU L VAN {7 o >0
(\\\\\\\\\\\\\\ \ \\ \ \HI\ \\\\\ ms ™
o AR AR TR Ww =5z 2
6“\\\\\\\ j N VR = oI
NN\ R wn| O
/) o \\\\i\\i\\\\ (I \H// / < E< —
% A \\\\ N R {/ o v S lz
GK\QQ \\\\\\\\\“\\Qr < W >
A D NI RN 22| &
AN M 'RIHE \ PRELIMINARY HOUSING UNITS X 2 wl
NSRS N 1 0 :s i (72
R1ZONE NOT USED FOR PUD | 1 ASPHALT PAVING ool &
o
\DENSITY CALCULATIONS , BONUS ]/ [~ " ] CONCRETE PAVING N O
k
DENS::E‘{A_?SR%?:%SL’?T'ON \\ \\ PERVIOUS PAVEMENT o
N L A SOFT SURFACE TRAIL -
N \\5\ REETRY VAN NN a
N\ \5\\\§§\\\ \ \\ \\ \\ \\ N \\ \ \\ \
\w\\\\\ NN eI N SCALE DATE:
AS NOTED 1/12/23
DESIGNED BY: | CHECKED BY:
$S JA
\ JOB NUMBER
0 20 40 80 15436
i Stream 3 HORIZ, (e SE— SHEET:
\ (Type N) Scale In Feet P3
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2/23/21

4/2/21
RESPOND TO CITY COMMENTS/REMOVE PRELIMINARY PLAT |11/30/20

X15436_BASE.dwg X15436_24x36—BDR.dwg X15436_SS.dwg X15436_WA.dwg X15436_SITE.dwg X15436_CAO_PROPOSED.dwg

P: \P15\15436 LAKEMONT PROPERTY FEASIBILITYNCAD\ENGINEERING\SHEETS\PARK POINT PUD\P15436_SITE.DWG

USER NAME: AARON JACKSON SAVE TIME: 11/16/2020 2:36 PM PLOT TIME: 4/2/2021 2:40 PM

FILE NAME:
XREF FILES:

()]
=
Z |
W=
I \ ==
IS
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D~ E ~
— e — L | L =0
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I o / 212151532
Lol 2lz|o|s
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/ m|m s g
SEE SHEET P3 FOR BASIS AMEES
OF DEVELOPED AREA AND Sl&|3S| %
PARCEL A AND PARCEL Z DEFINITION 5
ClElElE e
o G|G Tlo
= PARCEL Z wlo|olu|o
(®)] @
3! TAX PARCEL 262405-9022 (AKA TRACT Z) / ) 12 o
324,544 S.F. 274,623 S.F. ala|z|8|z
(7.45 ACRES) (6.304 ACRES) / e
L | Ll Of w
x| o <| x
| /
I /
o
- .8 2 i
/ § @ S o
| § 5 w IE
g N G ic
| | T Dow iR
=85 i—
£ 58 S iSE
/ PS8R g3
(= H [72]
/ E § 'c'% E/g) E’
Swo (2o
63 - S2d iz 8
-0’ 159.1 _ _159.7 _ —<2a 68
I |
| | /
I _ I /
~
/
\
. . \
N N Ty
N| N| \ .
N N Original copy of digitally signed document available upon request
PARCEL A py
\ (AKA TRACT A) N
\ 258,234 S F. w S
I , (5.928 ACRES) " E g
: TAX PARCEL 262405-9019 : Wwa®S
210,678% S.F. S - <;E S
(4.84 ACRES) \ Qun= 3
T uj o
o > \ <ED®
Oo = .0-0 m > o
COAL CREEK COAL CREEK TR
NATURAL AREA \ NATURAL AREA =3
(CITY OF BELLEVUE PARKS) (CITY OF BELLEVUE PARKS) \ 0 W
\ \ N ol.g
L o
-_— ~—
\
9
o
- 526.8 (.7 526.8
% %
2 1 2
% E
% %
> S
om o
) N o
EXISTING PARCEL CONFIGURATION PROPOSED PARCEL CONFIGURATION L <
SCALE: AS SHOWN SCALE: AS SHOWN o A LLl
D S2 14
PROPERTY EASEMENT REQUIREMENTS PUD DESIGN FEATURE SUMMARY o o ,C_’ <
o
PROJECT AREA SUMMARY 1. PROPERTY SUBJECT TO A BOUNDARY LINE ADJUSTMENT (BLA) 1. PARCEL Z WILL CONTAIN THE FOLLOWING PUD CONSERVATION w B2z LL]
EXISTING TO RECONFIGURE TWO EXISTING TAX PARCELS. DESIGN FEATURES DESCRIBED IN TABLE 2 ON SHEET P3: = O = —
EXISTING 2 =g m
NORTH PARCEL 324,544 SF 2. PURPOSE OF BLA WOULD BE TO ESTABLISH PARCEL Z * CRITICAL AREAS PLACED IN A TRACT [AREA A] 6 u= <
CONTAINING OPEN SPACE.
SOUTH PARCEL 210,678 SF * WILDLIFE CORRIDOR [AREA B] a Ju 3
TOTAL 535292 SF 3. IF THE PARK POINTE HOMEOWNERS ASSOCIATION OR OTHER 2. PARCEL A WILL CONTAIN THE FOLLOWING PUD CONSERVATION \¢ P E —
' ENTITY RETAINS PARCEL Z OWNERSHIP, A TRAIL EASEMENT DESIGNED FEATURES DESCRIBED IN TABLE 2 ON SHEET P3: oY R -
WOULD BE GRANTED ACROSS THE AREA DEFINED AS PARCEL o3 m
Z, MAY NEED SEPARATE TRACT FOR LIFT STATION. * LANDSCAPE/GRASS PASSIVE REC < o O
PROPOSED o g o
4. PARCEL A AND PARCEL Z WILL BE RETAINED BY THE PARK ~ -
PARCEL 2 274,623 SF POINTE HOA OR OTHER OWNERSHIP ENTITY. 0
PARCEL A 258,234 SF
5. BUILDING SITES WILL BE ESTABLISHED BY CONDOMINIUM
ROW DEDICATION (LAKEMONT BLVD. 2,365 SF DOCUMENTS ON PARCEL A. RIGHT OF WAY REQUIREMENTS
TOTAL 535,222 SF SCALE: DATE:
6. ADDITIONAL EASEMENTS WILL BE REQUIRED ACROSS PARCEL A 1. A 3—FOOT STRIP OF LAND WILL BE DEDICATED ALONG LAKEMONT HORIZ. (EH—MO
TO ACCOMMODATE BOTH MUNICIPAL UTILITIES AND PRIVATE BLVD SE TO ACCOMMODATE FRONTAGE IMPROVEMENTS. e I Foot AS NOTED 4/2/21
FRANCHISE UTILITIES. : :
2. TOTAL DEDICATION AREA = 2,365 SF DESIGNED BY: | CHECKED BY:
SS JA
7. ADDITIONAL EASEMENTS WILL BE REQUIRED TO ALLOW LIMITED 5
PUBLIC ACCESS TO THE PROPERTY. JOB N MBE1R5 436
SHEET:
8. EASEMENT WILL BE GRANTED TO THE CITY OF BELLEVUE FOR
USE AND MAINTENANCE OF THE EXISTING COAL CREEK P4

REGIONAL TRAIL.
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I CONSULTANTS, SEE' SHEET P3 e\/\m\w I\ | SANITARY |5 e &
I FOR_ADDITIONAL INFORMATION i 418 W2o | SEWER FM SlEE|
I i ‘ “‘ =
% BUFFER ENHANCEMENT RETAINING WALL—% | || 2| | SIEIE|3| |2
3 l PLANTING, SEE MITIGATION\ \\ 50l R/ \ O : 5 5|z
e PLAN | | x| _| 2|9
e, JURISDICTIONAL WETLAND /AREA ] T 12121525
V DELINEATED BY TALASAEA SPLIT RAIL FENCE, — > 29.02 EX. PAVEMEN NIRRT
| CONSULTANTS. SEE SHEET P2 SEE MITIGATION PLANS VL Mt SEE LANDSCAPE PLAN 22238 |=&
/ | FOR -ADDITIONAL INFORMATION (EDGE OF NGPA) = SHEET L1 FOR SIGHT <00 Sy
/// SITE / DISTANCE TRIANGLE a5l 3|2 G
EXISTING TREES TO =
' REMAIN, SEE ARBORIST Vi - — - - REIE|E|”H|E
REPORT FOR DESCRIPTION 7 2lolo|ol¥|c
N =
OF TREE RETENTION PROPOSED SRR
I / WATER MAIN S5 % al=la
§ EXTENSION zlg|g| 2|82
| / \ 318|8|312|2
Lia|z|dla|n
/ S| || <|x
~ MONUMENT SIGN PER LUC
— v ; 22B.10.090C(4A,B) =
~ | 7 TP 26240/5'9022 — T \ 25 SQ FT FACE AREA %
\YW W NN e —
' S 6 / “=RETAINING WALL g : g
N .8 2 i3
: 3 “' 5 o ~ T—
VICINITY MAP REFER TO TITLE REPORT REGULATED STEEP SLOPE / ~ a 30 o6 EX. PAVEMEN e 53
SooE oo FOR LIMITATIONS WITHIN (>40%). SEE SHEET P2 PROPOSED = S 3 & i<
= 1"=1000 w = g LTS
S RESTRICTED AREA (TYP). FOR DETAILED LOCATION St PUBLIC ACCESS \ § §8= o
g 3’| ROW £ 283 g€
<o PARCEL Z ; NS 29 —DEDICATION £ S £ 28
SIGHT DISTANCE ANALYSIS NOTE = 7 T E28 28
SEE GIBSON TRAFFIC CONSULTANTS, INC. SIGHT DISTANCE ANALYSIS FOR X TURE r E cu\lj :§
SIGHT DISTANCE TRIANGLES. SIGHT DISTANCE TRIANGLES SHOWN ON ¢ y i ' STRUC NEY 58
THIS SHEET AND THE LANDSCAPE SHEETS IN THIS PLANSET ARE SHOWN SE\'BACK —X Q :0a

IN CONCEPT. REFER TO GIBSON TRAFFIC CONSULTANTS, INC. SIGHT

NG\SHEETS\PARK POINT PUD\P15436—SITEPLAN—B.DWG
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THE SOUTHERLY 356 FEET OF THE NORTHERLY 680 FEET OF THE r~ -
NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 26, n / ‘ e
TOWNSHIP 24 NORTH, RANGE 5 EAST, W.M. LYING WEST OF EDWARD SAYS L/
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