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I. PROJECT DESCRIPTION AND REVIEW PROCESS 
 

A. PROJECT DESCRIPTION 

The applicant proposes a Planned Unit Development (PUD) consisting of 35 single-family 

detached residences on a 12.2-acre site.  The site contains critical areas including steep 

slopes, wetlands, streams and coal mine hazard areas.  The residential development is 

concentrated on the eastern portion of the site (Tract A), on approximately 5.9 acres of the 

site adjacent to Lakemont Blvd SE.  The proposed single-family detached residences are 

clustered on the development parcel and are not proposed on separate platted lots.  Critical 

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 

 
 

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).   

N 
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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). 

 

3. 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). 

 

4. 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.  

 

5. 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). 

 

6. 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. 

 

7. 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). 

 

2. 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) 

 
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 
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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 I 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 II land use decisions made administratively by the Director 

of Development Services and are administratively appealable to the Hearing Examiner.  

 

The Process I and II 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 II 

applications (CALUP, SEPA) and a recommendation on the Process I 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). 

 

II. SITE CONTEXT AND SITE DESCRIPTION 

 
A. SITE CONTEXT 

The subject 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 

 
 

N 
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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 

 
 

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 

N 
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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) 

 
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 

N 
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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 III 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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III. DESCRIPTION OF CRITICAL AREAS, FUNCTIONS, IMPACTS, AND MITIGATION 
 

A. OVERVIEW OF CRITICAL AREAS, IMPACTS, AND MITIGATION 

i. 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) 

 

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.  Identified 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 

N 
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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 

 

 

 

 

 

 

ii. 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)  
 

iii. Overview of Proposed 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. 

 

iv. 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) 

 

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 Critical 

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). 

 

2. 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).  

 

3. 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.   It is 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). 

 

ii. 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). 

 

iii. 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. 

 

iv. 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 III.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 at the 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 III 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 III.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 liquefaction 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.  

 

ii. 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. 

 

iii. 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. 

 

iv. 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 III.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  

 

i. 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 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ii. 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 0 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 

N 
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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) 
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Figure 15 – Mine Depths for Each Property (DSD 000629) 

 
 

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) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 17: Updated Coal Mine Hazards Map (DSD 000710) 
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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 

 

i. 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. 

 

ii. 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. 

 

iii. 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 ½ 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. 

 

iv. 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 III.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. 

 

IV. 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 

and Associated Stream Buffers 

Streams 

20.25H.075.D.3 Structure Setback Modification Streams 

20.25H.100 Performance Standards for Wetlands and 

Wetland Critical Area Buffers 

Wetlands 

20.25H.125 Performance Standards for Steep Slopes and 

Buffers 

Steep Slopes 

20.25H.130 Performance Standards for Coal Mine Hazard 

Areas 

Coal Mine Hazards 

20.25H.160 Performance Standards – Species of Local 

Importance 

Habitat and Important 

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. 

 

• SEPA Environmental Checklist, Pace Engineers, Inc., Revised November 30, 2020 

(DSD 000389 - 000402) 

• Critical Areas Report, Habitat Evaluation, And Conceptual Mitigation Plan, Talasaea 

Consultants, Inc., Revised January 23, 2023 (DSD 000403 - 000543) 

• Geotechnical Engineering Study - Geotech Consultants, Inc., January 19, 2016 (DSD 

000544 - 000585) 

• Supplemental Letter - Geotech Consultants, Inc., March 29, 2017 (DSD 000586 - 

000594) 

• Geotech Consultants, Inc. Response to Corrections, January 19, 2018  

(DSD 000595 - 000605) 

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

000608) 

• Geotech Consultants, Inc. Memorandum, Groundwater Recharge Concerns, 

November 10, 2020  (DSD 000609 - 000610) 

• Coal Mine Hazard Assessment, Associated Earth Sciences, October 15, 2014 (DSD 

000611 - 000625) 

• Preliminary Coal Mine Hazard Assessment, Icicle Creek Engineers, December 1, 

2014 (DSD 000626 - 000639) 

• Coal Mine Hazard Assessment and Ground Proofing Program, Icicle Creek Engineers, 

August 2, 2016 (DSD 000640 - 000696) 

• 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) 

• Letter, Geotechnical Consultation, Response to Comments – Coal Mine Hazards, 

Icicle Creek Engineers, May 17, 2018 (DSD 000754 - 000755) 

• Geotechnical Consultation, Response to Comments, Icicle Creek Engineers, 

November 4, 2020 (DSD 000756 - 000757) 

• Park Pointe Preliminary Storm Drainage Report, PACE Engineers, Revised November 

30, 2020 (DSD 000758 - 000803) 

• Park Pointe PUD Drainage Report, Davido Consulting Group, Revised November 15, 

2022 (DSD-000804 - 000978) 

• 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 Outdoor 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.   

4. 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. 

 

5. 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 Signage.   

 

6. 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. 

 

ii. 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. Encroachment into 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 
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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.   

 

iii. 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 

 

i. 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.   

 

2. 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.  

 

3. 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.   

 

4. 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.  

 

5. 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.    

 

6. 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.   

 

7. 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. 

 

8. 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. 

 

9. 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.  

 

ii. 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.  

 

2. 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 1and 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). 

 

3. 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 designation 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. 

 

5. 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.   

 

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

• 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. 

• 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. 

• 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).   

 

7. 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. 

 

8. 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. 

• 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: 

o Mine Entries and Shafts. 

o Existing Sinkholes and Shallow Prospect Excavations. 

o Potential Sinkholes 

o Coal Mine Waste Dumps 

o Mine Gases 

o 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. 

• 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. 

• 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 
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during any development activities shall be immediately reported to DSD. 

• 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.    

 

9. 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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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.  

 

10. 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. 

 

11. 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. 

 

12. 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 
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i. 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.   

 

ii. 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 

 

i. 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. 

 

ii. 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 direct impacts 

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.      

 

2. 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.    

 

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

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

above measures.  

• Rectifying the impact by repairing, rehabilitating, or restoring the affected 

environment; 

• Reducing or eliminating the impact over time by preservation and maintenance 

operations during the life of the action; or 
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• 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).   

 

iv. 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. 

 

v. 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). 

 

vi. 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 modifications to the steep slope buffers would not increase the threat of 

geologic hazards on adjacent properties. 

 

2. 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. 

 

3. 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).   

 

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

qualified 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.   

 

5. 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.    

 

6. 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.  

 

7. 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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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. 

 

vii. 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 ½ mile assessment area around the site 

(Figure 6 - Pasture Grasses in ½-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 

DSD - 000057



Park Pointe PUD  
16-143970-LK and 16-145946-LO 
Page 58 of 133 

 

     

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. 

 

viii. 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 

DSD - 000059



Park Pointe PUD  
16-143970-LK and 16-145946-LO 
Page 60 of 133 

 

     

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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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. 

 

B. ENVIRONMENTAL ELEMENTS  

 

i. 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 

 

2. 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 III.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.   

 

2. 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. 

 

iii. 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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Figure 19: Wildlife Corridor 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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 III.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 ½ mile 

assessment area around the site (Figure 6 - Pasture Grasses in ½-Mile Vicinity, Critical 

Areas Report, Talasaea Consultants, Revised January 11, 2023, DSD 000460).      

N 
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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. 

 

iv. 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. 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 II 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 IX.C of 

this Staff Report for more information. 

 

vi. 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. 

 

vii. 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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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 install 

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.    

 

viii. Historic and Cultural Preservation 

Cultural resources on the site were evaluated under two assessments prepared by 

Tierra Right-of-Way: 

• A Cultural Resources Assessment (April 19, 2017, see DSD 001090 - 001191)  

• 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 

DSD - 000068



Park Pointe PUD  
16-143970-LK and 16-145946-LO 
Page 69 of 133 

 

     

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. 

 

ix. 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 III signal pole with mast arm with anchor bolts, a luminaire for the type III 

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 modified 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 Applicant) 

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-LO) 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.  

 

ii. 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 

DSD - 000076



Park Pointe PUD  
16-143970-LK and 16-145946-LO 
Page 77 of 133 

 

     

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.   

 

iii. 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 I-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.   

 

iv. 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 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 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.   

  

v. City Acquisition 

Comment Summary: The City must acquire the subject property to preserve it as open 
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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 not 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.   

 

vi. 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 

qualifies 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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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 

Newcastle 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 IX.C of this Staff Report for additional information. 

 

vii. 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.   

 

viii. 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) 

 
 

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 

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

system. 

 

x. 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. 

 

xi. 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. 

 

VII. 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. 

2. 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).   

3. Site plan modified to increase the Coal Creek stream buffer width to a 100-foot 

buffer and the density calculation revised. 

4. Density calculation adjusted to eliminate restrictive covenant parcels (zoned R-1) 

from the project’s density calculation. 

5. Grading plan revised to better conform to existing topography and to limit height 

and extent of retaining walls. 

6. Native plant landscaping added to landscape plan to blend backyards with natural 

vegetation in critical area buffers.  

7. 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. 

2. 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. 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.  

2. 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. Preliminary plat application submitted (19-121109-LL) submitted.  All plans revised 

to show proposed residences on separate, fee-simple lots. 

2. 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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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. 

 
VIII. 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 Required.  

 
B. 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 new 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. 

 

ii. 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. 

 

iii. 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  

i. 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.   

 

ii. 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. 

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

• An easement is required to be recorded to the City 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. 

 

2. Internal Private Streets: 

• 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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iii. 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. 

 

iv. 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. 

 

v. 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 Requirements. 
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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: 

 

i. 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 III.iii of this Staff Report 

for more information.   

 

ii. 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. 

 

iii. 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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stormwater discharge is designed to avoid erosion and slope instability.     

 

iv. 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. 

 

v. 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.  

 

vi. 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 IX.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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i. 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 Regarding Construction Permits 

Required. 

 

ii. 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. 

 

iii. 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. 

 

iv. 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. 

 

v. 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.   

 

vi. 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 

 

i. 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. 

 

ii. 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 

• EN-11. Support partnerships between the City and private landowners to 

steward private lands, streams, habitat and other natural resources for public 

benefit. 

 

• EN-19. Retain existing open surface water systems in a natural state and 

restore conditions that have become degraded. 

 

• EN-30. Regulate land use and development to protect natural topographic, 

geologic, vegetational, and hydrological features.  

 

• EN-31. Protect geologically hazardous areas, especially forested steep slopes, 

recognizing that these areas provide multiple critical areas functions. 

 

• EN-34. Promote soil stability and the use of the natural drainage system by 

retaining critical areas of existing native vegetation.  

 

• EN-35. Prohibit development on unstable land and restrict development on 

potentially unstable land to ensure public safety and conformity with natural 

constraints. 

 

• 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. 

 

• 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. 

 

• UD-3. Foster and value the preservation of open space as a dominant element 

of the City’s character. 

 

• UD-57. Preserve vegetation, with special consideration given to the protection 

of groups of trees and associated undergrowth, specimen trees, and evergreen 

trees. 

 

• 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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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.   

 

• Energy efficient site design or building features.  Isola Homes will 

utilize energy conservation building features and construction methods to 

conserve energy. 

 

• 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. 

 

3. 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.  

 

4. 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: 

• 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.   

 

• 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.  

 

• 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 

 
 

 
  

• 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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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. 

 

9. 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. 

 

10. 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.  

 

11. 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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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. 

 

12. 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.   

 

2. 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: 

• The common recreation space does not interfere with the purposes and 

functions of the conservation design feature; and 

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

• 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.  It is 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 

Required. 

 

Basic Information 

Zoning District R-3.5 

Gross Site Area 535,522 Sqft. (12.29 Acres) 

Net Lot Area (Parcel 

A) 

258,234 Sqft. (5.93 Acres) 

Development 

Standard 

Required by LUC 20.20.010 

 

Proposed Minimum 

Standards 

Front Yard 20’ 20’ from front property line 

Rear Yard 25 

12’ from Tract Z Boundary 

Modified by PUD 

(See Discussion Below) 

Side Yard 5’ 12’ from Tract Z Boundary 

2 Side Yards 15’ 24' Combined  

Maximum Lot 

Coverage by 

Structures (percent) 

35% of Net Lot Area 
25% of Net Lot Area(See 

Discussion Below) 

Alternative Maximum 

Impervious Surface 

(percent) 

50% of Gross Lot Area 
27% of Gross Lot Area 

(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 
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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: 

• The design of the development offsets the impact of the increase in density; and 

• 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:   

 

• 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. 

 

• 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 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 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 

DSD - 000115



Park Pointe PUD  
16-143970-LK and 16-145946-LO 
Page 116 of 133 

 

     

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 Regarding 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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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. 

 

X. 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.  

 

XI. CONDITIONS OF APPROVAL 
 

The conditions set forth in this Section XI 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 Ian 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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Authority:  Land Use Code 20.25H.145 

Reviewer:  Reilly Pittman, Development Services Department 

 

8. 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 

 

9. 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  

 

10. 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 

 

11. 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 

 

12. 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 

 

13. 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 

 

14. 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 

 

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

 

16. 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 

 

17. 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 

 

18. 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 

 

19. 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:  Ian Nisbet, Development Services Department, Transportation Review 

 

20. 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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Reviewer:  Ian Nisbet, Development Services Department, Transportation Review 

 

21. 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. 

o Install pedestrian safety railing behind the new public sidewalk. 

o 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. 

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

o 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:  Ian Nisbet, Development Services Department, Transportation Review 

 

 

DSD - 000124



Park Pointe PUD  
16-143970-LK and 16-145946-LO 
Page 125 of 133 

 

     

22. 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: 

 

• Designated truck hauling routes. 

• Truck loading and unloading activities. 

• Hours of construction and hauling. 

• Continuity of pedestrian facilities. 

• Temporary traffic control and pedestrian detour routing for construction activities. 

• Street sweeping and maintenance during excavation and construction. 

• Location of construction fences. 

• Parking for construction workers. 

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

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

 

In addition, the applicant shall submit for 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 

 

23. 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:  Ian Nisbet, Development Services Department, Transportation Review 

 

24. 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. 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 

 

26. 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 

 

27. 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 

 

28. 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 

 

29. 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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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 

 

30. 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 

 

31. 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 

 

32. 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 

 

33. 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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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 

 

34. 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 

 

35. 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 

 

36. 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 

 

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

 

38. 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 

 

39. 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 

 

40. 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 

 

41. 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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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 

 

42. 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 

 

43. 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 

 

44. 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 

 

45. 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. 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 

 

47. 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: (I) 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. 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 

 

49. 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: Ian 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. 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 

 

52. 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 

 

53. 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 

 

54. 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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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:  Ian Nisbet, Development Services Department, Transportation Review 

 

55. 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 

 

56. 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 

 

57. 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 

 

58. Lot Coverage and Impervious Surface:  The maximum coverage of impervious 

surface and structural lot coverage is limited to the maximum amounts discussed in 

section IX.C of this report. 

 

Authority: Land Use Code 20.20.010, 20.30D.165 

Reviewer: Reilly Pittman, Development Services Department 
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Lower risk CMS Zone 2

Higher risk CMS Zone 2

The geotechnical engineer recommends that
only a detention pond or underground vault be
constructed in lower risk CMS Zone 2.
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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Frost

MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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Level 1
106' - 0"

Level 2
116' - 0"
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B.A
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
Sphere Shall Not Pass Through, Typ
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Level 1
106' - 0"

Level 2
116' - 0"
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126' - 0"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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Level 1
106' - 0"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
Sphere Shall Not Pass Through, Typ
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Level 1
106' - 0"

Level 2
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T.O Roof
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 - 
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 - 

0"

MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
Sphere Shall Not Pass Through, Typ
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Level 1
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
Sphere Shall Not Pass Through, Typ
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 - 
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
Sphere Shall Not Pass Through, Typ
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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Level 1
106' - 0"

Level 2
116' - 0"

T.O Roof
126' - 0"

1.C
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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6"

MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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Level 1
106' - 0"

Level 2
116' - 0"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per
Spec

2.  White Metal Panel Rainscreen, or Painted (or Integral
Color Alt) Integral Fibercement Panel Rainscreen Alt w/
Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1" Drip
Edge

3.  Dark Gray Metal Panel Rainscreen, or Painted (or
Integral Color Alt) Integral Fibercement Panel Rainscreen
Alt w/ Prefin Mtl Flashing, Thru-Wall Flashing, & MIn 1"
Drip Edge

4. Clear-Sealed Cedar Rainscreen w/ Prefin Mtl
Flashing, Thru-Wall Flashing, & Min 1" Drip Edge, Stain &
Seal All 6 Sides Prior to Install

5. Clear-Sealed Cedar Soffit w/ Prefin Mtl Flashing,
Thru-wall Flashing, & Min 1" Drip Edge, Stain & Seal All
6-Sides Prior to Install

6.  Black Powder Coated Alum Guardrail. 3' AFF and 4"
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Level 1
106' - 0"
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126' - 0"

1.C

1.C

5.C

5.C

6.C

6.C

7.C

7.C

8.C

8.C

2.C
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4.C
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1' - 0"
1' - 5 7/8" 5' - 5 1/2" 2' - 11" 3' - 6 3/8" 7' - 5 3/8" 11' - 6 5/8"
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Level 1
106' - 0"

Level 2
116' - 0"

T.O Roof
126' - 0"

B.C

B.C

D.C
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E.C
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"
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2' - 0"
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Gross Building (Unheated)

Level Name Area Number

Option A
Level 1 Garage (Unheated) 421 SF Option A
Option A: 1 421 SF
Option Alley
Level 1 Garage (Unheated) 466 SF Option Alley
Level 2 Level 2 Rear Deck

(Unheated)
141 SF Option Alley

Option Alley: 2 607 SF
Option B
Level 1 Garage (Unheated) 361 SF Option B
Level 2 Level 2 Rear Deck

(Unheated)
198 SF Option B

Level 2 Level 2 Front Deck
(Unheated)

132 SF Option B

Option B: 3 690 SF
Option C
Level 1 Garage (Unheated) 353 SF Option C
Level 2 Level 2 Deck (Unheated) 133 SF Option C
Option C: 2 486 SF
Grand total: 8 2204 SF

Gross Area Summary (Heated)

Level Name Area Number

Option A
Level 1 Level 1 1424 SF Option A
Level 2 Level 2 1843 SF Option A
Option A: 2 3267 SF
Option Alley
Level 1 Level 1 1548 SF Option Alley
Level 2 Level 2 1682 SF Option Alley
Option Alley: 2 3230 SF
Option B
Level 1 Level 1 1361 SF Option B
Level 2 Level 2 1749 SF Option B
Option B: 2 3110 SF
Option C
Level 1 Level 1 1345 SF Option C
Level 2 Level 2 1929 SF Option C
Option C: 2 3275 SF
Grand total: 8 12882 SF

Option A

Total Heated GSF: 3267gsf

Level 1: 1424gsf
Level 2: 1843gsf

Unheated Garage GSF: 421gsf

Option C

Total Heated GSF: 3275gsf

Level 1: 1345gsf
Level 2: 1929gsf

Unheated Garage GSF: 353gsf

Option B

Total Heated GSF: 3110gsf

Level 1: 1361gsf
Level 2: 1749gsf

Unheated Garage GSF: 361gsf

Option Alley

Total Heated GSF: 3230gsf

Level 1: 1548gsf
Level 2: 1682gsf

Unheated Garage GSF: 466gsf

DSD - 000182
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SMOKE DETECTORS SD
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F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Entry

Den

WIP

Living, Dining, Kitchen

Office / MIL

Line of
Story
Above

Coat Closet

Double Height Space

Garage

Mud Room

Covered
Deck

Storage

Line of
Bldg
Above

Bathroom

C
LR4"

Storage

Partial
Height
Wall

FP

1.L

1.L

3.L

3.L

4.L

4.L

5.L

5.L

A.L A.L

B.L B.L

C.L C.L

D.L D.L

F.L F.L

G.L G.L

69
' -

 1
0 

7/
8"

69
' -

 1
0 

7/
8"

33' - 5"

33' - 5"

5'
 - 

6 
1/

8"
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' -
 1

1 
3/

4"
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 - 
4 

3/
4"

8'
 - 

0 
1/

2"
9'

 - 
8 

1/
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 - 

3 
5/
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20' - 3 1/8" 13' - 1 7/8"

E.L E.L
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 - 

11
 7
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"
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 5
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"

7'
 - 

5 
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"
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2"
5'

 - 
3 

3/
8"

12
' -
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 1

/2
"

15
' -

 0
"

19
' -

 5
 3

/8
"

6'
 - 

6 
5/

8"
16

' -
 2

 3
/8

"
12

' -
 8

 1
/2

"
15

' -
 0

"

10' - 2" 10' - 1 1/8" 13' - 1 7/8"

2.L

2.L

4' - 6 3/4" 15' - 8 3/8" 3' - 3 9/16" 9' - 10 5/16"

4' - 6 3/4" 15' - 8 3/8" 3' - 3 9/16" 9' - 10 5/16"

4' - 6 3/4" 18' - 11 15/16" 9' - 10 5/16"

1

A3.3
1

A3.1

1

A3.2

1

A3.0

1
A4.1

1
A4.0

6' - 0"

9'
 - 

0"

CLR

4' - 6"
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F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Master Suite

Open to
Below

Bedroom 2

Bathroom

Coverd Deck

Laundry

Partial
Height Wall

Free
Standing
Tub

Flex

Bathroom

Bedroom 1

WIC
Master
Bathroom

1.L

1.L

3.L

3.L

4.L

4.L

5.L

5.L

A.L A.L

B.L B.L

C.L C.L

D.L D.L

F.L F.L

G.L G.L
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20' - 3 1/8" 13' - 1 7/8"
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1
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1
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1

A3.0

1
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Option Alley
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Level 1: 1548gsf
Level 2: 1682gsf
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FLOOR PLAN NOTES

VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.
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2.

3.

4.
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 1/4" = 1'-0"1 Option Alley Plans - Roof

Option Alley

Total Heated GSF: 3230gsf

Level 1: 1548gsf
Level 2: 1682gsf
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Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.
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2.

3.

4.
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FLOOR PLAN NOTES

VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.
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2.

3.
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FLOOR PLAN NOTES

VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.
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FLOOR PLAN NOTES

VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.
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VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.
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FLOOR PLAN NOTES

VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.
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4.
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VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.
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FLOOR PLAN NOTES

VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.
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3.

4.
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FLOOR PLAN NOTES

VENTILATION REQUIREMENTS

SMOKE DETECTORS SD

CARBON MONOXIDE / SD CO/SD

F

Do not scale drawings.  Exterior dimensions are to grid
lines, and face of sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are dimensioned to
the centerline of the opening, uno.

Electrical, mechanical, plumbing and fire protection work
is design build. The work shown herein is diagrammatic
and intended to illustrate the design intent, not specific
requirements.  Work req'd by applicable codes or to make
the work complete is to be provided.

Contractor shall verify locations and sizing of all openings,
including but not limited to HVAC, doors and windows
with applicable subcontractors.

Contractor shall verify installation requirements, hook-
ups, venting & penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all entry doors and
stairs, shield light from all adjacent properties.

Window locations vary by room and floor level.  See
plans, elevations, and schedule for window sizes.

Window sizes are nominal rough opening, width and
height.

See G0.1 & G0.2 for add'l general notes, abbreviations,
& symbols.

Windows & doors marked w/ an asterisk after their
name are tempered openings.  Refer to elevations for
window configurations and door transom windows.

5.

6.

7.

8.

9.

Source specific:
Baths, toilet, and laundry rooms: 50 cfm (intermittent)
Kitchens: 100 cfm
(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft from operable windows,
and 10 ft from mechanical air intakes

Fresh air exchange:
Exhaust through combination bath fans that act as whole house ventilation
per table below.
Fresh air inlet through trickle vents in windows

Shows 4" vent ducts through ceiling or soffit

A smoke detector shall be installed in each sleeping room.

A smoke detector shall be centrally located on each floor.  In all
instances this shall be a combination smoke detector / carbon
monoxide detector.

An additional smoke detector shall be installed in each location
where there is a ceiling height change greater than 24".

Smoke detectors to be 110v, interconnected, with battery
backup.

1.

2.

3.

4.

Carbon monoxide alarm should be provided outside of each
sleeping area in the immediate vicinity of the bedroom.

Carbon monoxide alarm should be provided on each level of the
dwelling.

CO/SD symbol used for combination smoke detector/carbon
monoxide detector.

CO/SD detectors to be 110v, interconnected, with battery
backup.
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SURVEYOR'S NOTES
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ORDER NO. : 5207131706

EXHIBIT A

The land referred to is situated in the County of King, City of Bellevue, State of Washington, 
and is described as follows:

The Southerly 356 feet of the Northerly 680 feet of the Northwest quarter of the Southeast 
quarter of Section 26, Township 24 North, Range 5 East, W.M., lying West of Edward Leifhelm 
Road;

EXCEPT the Westerly 215 feet thereof; and
EXCEPT any portion thereof lying Westerly of the thread of an unnamed creek, as conveyed to 
King County by instrument recorded May 29, 1987 under Recording No. 8705290142, being a 
re-record of that certain document recorded under Recording No. 8602270567.

SITUATE in the County of King, State of Washington

ABBREVIATED LEGAL

Portion of the Northwest quarter of the Southeast quarter of Section 26, Township 24 North, 
Range 5 East, W.M.

Tax Account No. 262405-9019-07

DSD - 000198



Page 1 of 1

ORDER NO. : 5216013607

EXHIBIT A

The land referred to is situated in the County of King, City of Bellevue, State of Washington, 
and is described as follows:

That portion of Section 26, Township 24 North, Range 5 East, W.M., in King County, 
Washington, described as follows:

The North 324 feet of the Northwest quarter of the Southeast quarter lying West of the Edward 
Leifhelm Road Survey #1344 being bounded on the South by North line of tract of land 
conveyed by Pacific Coast Coal Co. to Ernest Swanson by deed dated July 15, 1942 and 
recorded in Volume 2066 of deeds, pages 475 and 476, and the extension of said North line of 
the Ernest Swanson property extended West;
ALSO the South 100 feet of the Southwest quarter of the Northeast quarter lying West of the 
Edward Leifhelm Co. Road Survey #1344;

EXCEPT any portion lying Westerly of the thread of an unnamed stream, to-wit;

Beginning at the center of Section 26, Township 24 North, Range 5 East, W.M., in King County, 
Washington;
THENCE North 01°04’35” East along the North-South centerline of said Section 26, a distance of 
100 feet to the True Point of Beginning;
THENCE South 16°27’31” East 445.05 feet;
THENCE North 88°46’03” West, parallel to the East-West centerline of said Section, 134.09 feet 
to said North-South centerline;
THENCE North 01°04’35” East 424.00 feet, along said North-South centerline to the True Point 
of Beginning, as conveyed to King County by deed recorded under King County Recording No. 
8602270565.

SITUATE in the County of King, State of Washington

ABBREVIATED LEGAL

Portion of Section 26, Township 24 North, Range 5 East, W.M., King County, Washington

Tax Account No. 262405-9022-02
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Chicago Title

Commitment for Title Insurance

Title Officer: Eastside Title Unit
Email: CTIBellevueETU@ctt.com
Title No.: 0152217-ETU

Property Address:

Introducing LiveLOOK

LiveLOOK title document delivery system is designed to provide 24/7 real-time access
to all information related to a title insurance transaction.

Access title reports, exception documents, an easy-to-use summary page, and more,
at your fingertips and your convenience.

To view your new Chicago Title LiveLOOK report, Click Here

Effortless, Efficient, Compliant, and Accessible

Existing PUD Application:                 16-143970-LK
Existing Critical Areas Land Use:     16-145946-LO
Application for Preliminary Plat Dated:        8/16/2019

DSD - 000200

https://livelook.fnf.com/Summary/460cbf5d-0efb-42db-aca3-a1a7e91a33b8
https://livelook.fnf.com/Summary/460cbf5d-0efb-42db-aca3-a1a7e91a33b8


SUBDIVISION

Guarantee/Certificate Number:
Issued By:

0152217-ETU - SECOND

Subdivision Guarantee/Certificate Printed: 08.08.19 @ 07:38 AM
Page 1 WA-CT-FNSE-02150.622475-SPS-1-19-0152217-ETU

CHICAGO TITLE INSURANCE COMPANY
a corporation, herein called the Company

GUARANTEES

Terrane

herein called the Assured, against actual loss not exceeding the liability amount stated in Schedule A which the Assured
shall sustain by reason of any incorrectness in the assurances set forth in Schedule A.

LIABILITY EXCLUSIONS AND LIMITATIONS
1. No guarantee is given nor liability assumed with respect to the identity of any party named or referred to in Schedule A

or with respect to the validity, legal effect or priority of any matter shown therein.

2. The Company’s liability hereunder shall be limited to the amount of actual loss sustained by the Assured because of
reliance upon the assurance herein set forth, but in no event shall the Company’s liability exceed the liability amount
set forth in Schedule A.

Please note carefully the liability exclusions and limitations and the specific assurances afforded by this guarantee.  If you
wish additional liability, or assurances other than as contained herein, please contact the Company for further information
as to the availability and cost.

Chicago Title Company of Washington
10500 NE 8th St., Suite 600
Bellevue, WA 98004

Chicago Title Insurance Company
By:

Countersigned By:

Authorized Officer or Agent

President
Attest:

Secretary

DSD - 000201
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CHICAGO TITLE INSURANCE COMPANY
GUARANTEE/CERTIFICATE NO. 0152217-ETU

- SECOND

ISSUING OFFICE:
Title Officer: Eastside Title Unit

Chicago Title Company of Washington
10500 NE 8th St., Suite 600

Bellevue, WA 98004
Main Phone: (425)646-9883

Email: CTIBellevueETU@ctt.com

SCHEDULE A

Liability Premium Tax
$1,000.00 $350.00 $35.00

Effective Date: August 5, 2019 at 12:00 AM

The assurances referred to on the face page are:

That, according to those public records which, under the recording laws, impart constructive notice of matter relative to
the following described property:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

Title to said real property is vested in:

Coal Creek Holdings, LLC, a Washington limited liability company

subject to the matters shown below under Exceptions, which Exceptions are not necessarily shown in the order of their
priority.

END OF SCHEDULE A

DSD - 000202

https://smartviewonline.net/Root/webstorage/orderguid/FEEDC7BC-58D6-46D7-951A-D10D75C04D19/Vesting.pdf
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PARCEL A (APN - 262405-9019-07):

THE SOUTHERLY 356 FEET OF THE NORTHERLY 680 FEET OF THE NORTHWEST QUARTER OF THE
SOUTHEAST QUARTER OF SECTION 26, TOWNSHIP 24 NORTH, RANGE 5 EAST, W.M., LYING WEST OF
EDWARD LEIFHELM ROAD;

EXCEPT THE WESTERLY 215 FEET THEREOF;

AND EXCEPT ANY PORTION THEREOF LYING WESTERLY OF THE THREAD OF AN UNNAMED CREEK, AS
CONVEYED TO KING COUNTY BY INSTRUMENT RECORDED MAY 26, 1987 UNDER RECORDING NO. 8705290142,
BEING A RE-RECORD OF THAT CERTAIN DOCUMENT RECORDED UNDER RECORDING NO. 8602270567.

PARCEL B (APN - 262405-9022-02):

THAT PORTION OF SECTION 26, TOWNSHIP 24 NORTH, RANGE 5 EAST, W.M., IN KING COUNTY, WASHINGTON,
DESCRIBED AS FOLLOWS:

THE NORTH 324 FEET OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER LYING WEST OF THE
EDWARD LEIFHELM ROAD SURVEY #1344 BEING BOUNDED ON THE SOUTH BY THE NORTH LINE OF TRACT OF
LAND CONVEYED BY PACIFIC COAST COAL CO. TO ERNEST SWANSON BY DEED DATED JULY 15, 1942 AND
RECORDED IN VOLUME 2066 OF DEEDS, PAGES 475 AND 476, AND THE EXTENSION OF SAID NORTH LINE OF
THE ERNEST SWANSON PROPERTY EXTENDED WEST;

ALSO THE SOUTH 100 FEET OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER LYING WEST OF
THE EDWARD LEIFHELM CO. ROAD SURVEY #1344;

EXCEPT THAT PORTION LYING WESTERLY OF THE THREAD OF AN UNNAMED STREAM, TO-WIT:

BEGINNING AT THE CENTER OF SECTION 26, TOWNSHIP 24 NORTH, RANGE 5 EAST, W.M., IN KING COUNTY,
WASHINGTON;
THENCE NORTH 01°04'35" EAST ALONG THE NORTH - SOUTH CENTERLINE OF SAID SECTION 26, A DISTANCE
OF 100 FEET TO THE TRUE POINT OF BEGINNING;
THENCE SOUTH 16°27'31" EAST 445.05 FEET;
THENCE NORTH 88°46'03" WEST, PARALLEL TO THE EAST - WEST CENTERLINE OF SAID SECTION, 134.09 FEET
TO SAID NORTH - SOUTH CENTERLINE;
THENCE NORTH 01°04'35" EAST 424.00 FEET, ALONG SAID NORTH - SOUTH CENTERLINE, TO THE TRUE POINT
OF BEGINNING, AS CONVEYED TO KING COUNTY BY DEED RECORDED UNDER KING COUNTY RECORDING
NUMBER 8602270565.

BOTH SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

DSD - 000203

https://smartviewonline.net/Root/webstorage/orderguid/3C25CBA6-C226-452A-8E38-AFF067002A24/DED+8602270565.pdf
https://smartviewonline.net/Root/webstorage/orderguid/3C25CBA6-C226-452A-8E38-AFF067002A24/DED+8602270565.pdf
https://smartviewonline.net/Root/webstorage/orderguid/E38D5881-29CF-4A88-96CE-9A28CDB5796B/DED+8705290142.pdf
https://smartviewonline.net/Root/webstorage/orderguid/C0AEEBD8-30C0-4233-8977-AADDB517CBDF/DED+8602270567.pdf
https://smartviewonline.net/Root/webstorage/orderguid/3C25CBA6-C226-452A-8E38-AFF067002A24/DED+8602270565.pdf
https://smartviewonline.net/Root/webstorage/orderguid/3C25CBA6-C226-452A-8E38-AFF067002A24/DED+8602270565.pdf
https://smartviewonline.net/Root/webstorage/orderguid/ACC4AA6E-53E9-4196-9ED8-608370A7DFAB/Map.pdf
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GENERAL EXCEPTIONS:

H. Reservations and exceptions in United States Patents or in Acts authorizing the issuance thereof.

SPECIAL EXCEPTIONS:

1. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: Puget Sound Power and Light Company
Purpose: Power transmission pole lines
Recording Date: October 27, 1939
Recording No.: 3070389
Affects: The description contained therein is not sufficient to determine its exact location within the
property herein described

Affects: Parcel A

2. Reservations and exceptions contained in the deed

Grantor: Pacific Coast Coal Company
Recording No.: 3254208

Reserving and excepting from said Lands so much or such portions thereof as are or may be mineral lands or
contain coal or iron, and also the use and the right and title to the use of such surface ground as may be
necessary for ground operations and the right of access to such reserved and excepted mineral lands, including
lands containing coal or iron, for the purpose of exploring, developing and working the land.

The Company makes no representations about the present ownership of these reserved and excepted interests.

Affects: Parcel A

3. Reservations of oil, coal, gas and minerals and/or mineral rights of any nature, and right of entry to explore same,
contained in the deed

Grantor: Pacific Coast Coal Company
Recording Date: June 24, 1949
Recording No.: 3913538

NOTE:  This exception does not include present ownership of the above mineral rights.

Affects: Parcel B

DSD - 000204

https://smartviewonline.net/Root/webstorage/orderguid/6D1DC923-57BB-49F8-83A0-A3AAA979A39D/3070389+DED.pdf
https://smartviewonline.net/Root/webstorage/orderguid/72043906-D224-4928-843D-4E114719FE3F/3254208.PDF
https://smartviewonline.net/Root/webstorage/orderguid/7F8F0105-A441-4A04-AFEB-E52B5C1ACF08/3913538.PDF
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4. Reservations and recitals contained in the Deed as set forth below:

Recording Date: July 24, 1942
Recording No.: 3254208

Affects: Parcel A

5. Right to make necessary slopes for cuts or fills upon property herein described as granted or reserved in deed

In favor of: King County
Recording Date: September 19, 1962
Recording No.: 5481732

Affects: Parcel B

6. Right to make necessary slopes for cuts or fills upon property herein described as granted or reserved in deed

In favor of: King County
Recording Date: October 18, 1962
Recording No.: 5494713

Affects: Portion of Parcel A, adjoining the road

7. Notice of water and/or sewer connection charges and the terms and conditions thereof:

Recording Date: January 25, 1978
Recording No.: 7801250820

8. Affects: Parcel A

9. Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not limited to
those based upon race, color, religion, sex, sexual orientation, familial status, marital status, disability, handicap,
national origin, ancestry, source of income, gender, gender identity, gender expression, medical condition or
genetic information, as set forth in applicable state or federal laws, except to the extent that said covenant or
restriction is permitted by applicable law, as set forth in the document

Recording Date: February 27, 1986
Recording No.: 8602270568

Affects: Parcel B

10. Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not limited to
those based upon race, color, religion, sex, sexual orientation, familial status, marital status, disability, handicap,
national origin, ancestry, source of income, gender, gender identity, gender expression, medical condition or
genetic information, as set forth in applicable state or federal laws, except to the extent that said covenant or
restriction is permitted by applicable law, as set forth in the document

Recording Date: May 29, 1987
Recording No.: 8705290143

DSD - 000205

https://smartviewonline.net/Root/webstorage/orderguid/72043906-D224-4928-843D-4E114719FE3F/3254208.PDF
https://smartviewonline.net/Root/webstorage/orderguid/0743A6FB-ED24-4E4F-8655-096F1A5CC4B8/5481732+REC+ALL.pdf
https://smartviewonline.net/Root/webstorage/orderguid/3F4CF5CE-556B-456A-A0BD-C28AD61870BB/5494713+REC+ALL.pdf
https://smartviewonline.net/Root/webstorage/orderguid/5A830E59-E46E-4673-920C-3063DE6B8D21/DOC+7801250820.pdf
https://smartviewonline.net/Root/webstorage/orderguid/CC1543E9-24B6-46DD-BBC6-625A5A89B1AA/1986-8602270568+REC+ALL.pdf
https://smartviewonline.net/Root/webstorage/orderguid/26DE9F44-DEF6-4C47-884B-125AE48B850C/Cov+8705290143.pdf
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Affects: Parcel B

11. Notice of charges by water, sewer and/or storm and surface water utilities and the terms and conditions thereof:

Recording Date: December 20, 1996
Recording No.: 9612200938

12. Notice of On-Site Sewage System Operation and Maintenance Requirements and the terms and conditions
thereof:

Recording Date: December 12, 2005
Recording No.: 20051212000275

13. Critical Area Notice and the terms and conditions thereof:

Recording Date: August 31, 2006
Recording No.: 20060831002323

Affects: Parcel B

14. Any question that may arise due to shifting or change in the course, boundaries or high water line of unnamed
creek or due to prior shifting or changing of the course, boundaries or high water line; and rights of the State of
Washington in and to that portion of said Land, if any, lying in the bed or former bed of unnamed creek.

15. Any prohibition or limitation of use, occupancy or improvement of the Land resulting from the rights of the public or
riparian owners to use any portion which is now or was formerly covered by water.

16. Paramount rights and easements in favor of the United States for commerce, navigation, fisheries and the
production of power.

17. General and special taxes and charges, payable February 15, delinquent if first half unpaid on May 1, second half
delinquent if unpaid on November 1 of the tax year (amounts do not include interest and penalties):

Year: 2019
Tax Account No.: 262405-9019-07
Levy Code: 0391
Assessed Value-Land:    $683,000.00
Assessed Value-Improvements: $215,000.00

General and Special Taxes:
Billed: $8,139.14
Paid: $4,069.57
Unpaid: $4,069.57

Affects: Parcel A

DSD - 000206

https://smartviewonline.net/Root/webstorage/orderguid/0DD56D76-00CE-4E81-B062-23D0CE55480C/1996-9612200938+REC+ALL.pdf
https://smartviewonline.net/Root/webstorage/orderguid/93D21C67-9C5A-4BCB-B986-210CA23ED9CC/2005-20051212000275+REC+ALL.pdf
https://smartviewonline.net/Root/webstorage/orderguid/DCC9C216-DEA4-4CEA-A60C-C2110B5849A4/2006-20060831002323+REC+ALL.pdf
https://smartviewonline.net/Root/webstorage/orderguid/29F26052-B2A3-4B5F-AEB6-C907CBFE84F5/KC+Taxes.pdf
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18. General and special taxes and charges, payable February 15, delinquent if first half unpaid on May 1, second half
delinquent if unpaid on November 1 of the tax year (amounts do not include interest and penalties):

Year: 2019
Tax Account No.: 262405-9022-02
Levy Code: 0391
Assessed Value-Land:    $803,000.00
Assessed Value-Improvements: $489,000.00

General and Special Taxes:
Billed: $11,701.86
Paid: $5,850.93
Unpaid: $5,850.93

Affects: Parcel B

19. A deed of trust to secure an indebtedness in the amount shown below,

Amount: $10,000,000.00
Dated: October 14, 2016
Trustor/Grantor: Coal Creek Holdings, LLC, a Washington limited liability company
Trustee: First American Title Company, a California corporation
Beneficiary: Long Beach Funding, LLC, a Washington limited liability company
Recording Date: November 9, 2016
Recording No.: 20161109002125

Affects: Parcel A

20. The search did not disclose any open mortgages or deeds of trust of record, therefore the Company reserves the
right to require further evidence to confirm that the property is unencumbered, and further reserves the right to
make additional requirements or add additional items or exceptions upon receipt of the requested evidence.

Affects: Parcel B

21. Any unrecorded leaseholds, right of vendors and holders of security interests on personal property installed upon
the Land and rights of tenants to remove trade fixtures at the expiration of the terms.

END OF EXCEPTIONS

NOTES
The following matters will not be listed as Special Exceptions in Schedule B of the policy.  There will be no coverage for
loss arising by reason of the matters listed below because these matters are either excepted or excluded from coverage or
are not matters covered under the insuring provisions of the policy.
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Note A: Note:  FOR INFORMATIONAL PURPOSES ONLY:

The following may be used as an abbreviated legal description on the documents to be recorded, per
Amended RCW 65.04.045.  Said abbreviated legal description is not a substitute for a complete legal
description within the body of the document:

PARCEL A: PTN. SE1/4 SEC 26-24-5E, W.M.
Tax Account No.:  262405-9019-07

PARCEL B: PTN SEC 26-24-5E, W.M.
Tax Account No.:  262405-9022-02

Note B: Note:  The Public Records indicate that the address of the improvement located on said Parcel A is as
follows:

7331 Lakemont Blvd SE
Bellevue, WA 98006

Note C: Note:  The Public Records indicate that the address of the improvement located on said Parcel B is as
follows:

7219 Lakemont Blvd SE
Bellevue, WA 98006

END OF NOTES

END OF SCHEDULE B
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Appendix E:  
 

Critical Areas Conceptual Mitigation Plans  
(large plan sheets) 

Sheet W1.0:  Existing Conditions Plan 
Sheet W1.1:  Proposed Site Plan & Impacts Assessment 
Sheet W1.2:  Proposed Mitigation Concept 
Sheet W2.0:  Proposed Buffer Mitigation Overview 
Sheet W3.0:  Preliminary Plant List, Details, and Notes 
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Park Pointe Neighborhood 
Applicant:  Isola Homes 

Bellevue No. 15-115585-DB 
October 7, 2016 

 

This narrative supports the Parke Pointe Planned Unit Development (PUD) proposed by Isola 

Homes on two parcels of land located at 7219 and 7331 Lakemont Boulevard SE in Bellevue 

(King County Tax Parcels 262405-9022 and 262405-9017).  The City of Bellevue conducted a 

pre-application meeting with PACE and Isola Homes on June 18, 2015. 

 

This narrative provides an overview of the proposal and presents project details intended to 

demonstrate compliance with Bellevue Municipal Code requirements governing zoning, critical 

areas and PUD development. 

PROJECT SUMMARY  

Development Vision 

ISOLA Homes is pleased to propose an upscale community of 41 single-family detached homes 

integrated into the rich landscape of the Coal Creek corridor.  The new neighborhood is situated 

near the Cougar Mountain Regional Wildland Park, Newcastle Golf Club and urban amenities of 

downtown Bellevue area.  The close proximity to I-90 (via Exit #13) provides the community with 

easy access to the Seattle metro area and recreation opportunities of the Cascades. 

 

This new neighborhood offers more immediate recreation opportunities at Lakemont Highlands 

Neighborhood Park, Lewis Creek Park, and the Coal Creek Nature area.   The development will 

\expand these opportunities by providing a private park, community garden, picnic areas and 

connection to the regional trail system. 

 

Isola Homes, a long established Seattle-area home builder, is overseeing development.  The 

residential design draws upon the Pacific Northwest Regionalism style architecture.  The homes 

and landscape are carefully positioned on the site to maximize retention of native woodlands 

and confine development to the existing pasture and yard areas. 

 

The development team created a development concept that artfully layers the landscape and 

building architecture in laminated patterns of color and texture to establish a richly intriguing 

development.  These layers occur vertically and horizontally with the buildings and with the 

vegetation, as well as landscape functional LID features, vistas and visual gateways, trailheads, 

arbors, fire pits and seating areas.  The development proposal is seeking to create a series of 

outdoor landscape rooms to sit in, or view from the adjoining homes.  The expectation is to 

establish a “nature-rich outdoor environment” in which to enjoy the northwest flora natives and 

fauna of songbirds, finches and grosbeaks and deer.  
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Homebuyer Market Demographic 

ISOLA Homes anticipates homebuyers looking for a Bellevue location with proximity to nature 

and hiking, recreation of the Cascades and proximity to Bellevue and Seattle.  Floor plans are 

configured with much less demand for homeowner’s outdoor maintenance.  We believe there 

are two market demographic profiles looking for this type of opportunity; busy young families 

with preschoolers and active empty nesters.   

 

The proposal includes Single Family Detached housing (sold as detached condominiums) as 

well as innovative Low Impact Development features.  The vision for the neighborhood 

development is for 41 traditional single-family detached homes.  These two- and three-story 

homes will be offered in a variety of floor plans and elevation configurations, responding to site 

topography.  Homes will range in size from 2200 to 3200 square feet. 

 

Development Program Strategies 

 Understand the attributes and challenges of the property, embrace the PUD 
opportunities and LID features 

 Integration of the buildings into the site, by implementing vertical steps and with 
horizontal offsets  

 Design an open site, with understandable sequencing of spaces 

 Generous landscape interest, with details of plant material and hardscape landscape 
features, such as short rock walls, flagstone pavement and seasonal perennials 

 Community connections to surrounding recreational opportunities 

 A timeless green Bellevue approach, with no glossy adornment 

 Strategically locate guest parking spaces 

 Common Community Open spaces with community Vegetable and Flower Garden 

 Architectural design to utilize a variety of front door orientations  

 Architectural design to utilize a variety of units with two-car garages 

 CC&R’s will require parking in garages 

 

DESIGN SUMMARY 

Overview 

The development on the 12.2-acre site (gross area) will preserve 5.9 acres of land, leaving the 

area largely undisturbed except for limited incursions for utilities, trails and critical are mitigation.  

The 41 homes will occupy the remaining 6.3 acres (net area).  Isola Homes envisions amenities 

for the site to include private roadways, stormwater improvements, and landscape areas planted 

consistent with the context of his location. 

 

The project represents Isola’s first innovative Low Impact Development combined with a 

Planned Unit Development (LID/PUD) proposal, by Isola Homes.  The intent of the development 

is to successfully integrate the principles of LID with the elements of the PUD.  The PUD 
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process provides flexible density and zoning provisions to encourage unique site and building 

design solutions that reflect site-specific constraints and conditions.  This typically involves 

density bonus provisions in exchange for establishing generous common open space.  

Consistent with this overview, nearly half of the Lakemont site will be set aside as some sort of 

open space. 

 

Central to the success of this proposal is the incorporation of the City’s mandate: 

LID principles are land-use management strategies that emphasize conservation, use of on-

site natural features and site planning to minimize impervious surfaces, native vegetation 

loss and stormwater runoff.  LID principles are different from LID best management 

practices such as rain gardens and permeable pavement.1 

 

Design Emphasis and Strategies 

The challenge in the LID/PUD design is striking a balance between the different elements and 

priorities that are central to the overall sign design.  These include: 

 

Site Analysis / Site Layout 

The project team conducted a detailed physical and environmental inventory and analysis 

before assessing the site development yield for the property.  The result is a thoughtful 

design solution that incorporates the layers of site attributes into the residential development 

pattern. 

 

Implementing the planning concept of clustering development on the property achieved a 

number of LID goals and allowed a much more efficient use of the land.  Clustering homes 

sites and preserving native vegetation can be a challenge to achieve without flexibility in 

setback and buffer requirements.  This site was no different: clustering was achieved in part 

through modified site development standards, air-space condos, and reduced buffers and 

setbacks.  

 

Park Pointe was configured to confine development to the existing yard and pasture areas 

of the property in an effort to avoid the existing woodlands.  This effectively retained the 

existing natural systems and minimized development impact to undeveloped lands and the 

site’s critical areas.  Within the development area, houses were grouped to concentrate the 

open space into larger areas to provide a greater benefit to the community.   

 

Impervious Surface Coverage 

One priority of LID development is limiting the amount of impervious surface.  Within Park 

Pointe, impervious surfaces – particularly pollution generating areas – are reduced from 

levels typical of conventional residential development.  This was achieved by (a) reducing 

roadway widths, and (b) utilizing pervious pavement.   

 

                                                 
1 Bellevue LID Principles Project; May 5, 2015. 
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Utilizing the flexibility of the PUD process, the proposed road widths are reduced from the 

public streets typically required for a conventional subdivision.  When coupled with sections 

of pervious pavers, the proposed roadways reduce stormwater management requirements 

for detention, and improve infiltration. 

 

Tree Preservation and Canopy Enhancement 

Tree canopy preservation is a standard priority of this development design.  The proposal 

advocates the preservation of the high value trees on-site and the planting of new trees as 

street trees, perimeter buffer plantings and throughout the open space and natural areas.  

These trees provide essential, physical, individual and environmental benefits including;  

 Improved property values,  

 Reduced runoff via canopy interception and evapotranspiration back into the 
atmosphere,  

 Reduced soil erosion,  

 Improved air quality by reducing pollutants and creating oxygen, and 

 Providing shade, food and habitat for a variety of wildlife.  

 

Drainage Integration 

The site design is clustered and compliments a long a 270-foot bio-retention system 

designed to address stormwater requirements while creating a natural and attractive focal 

point of the overall design.  The bio-retention filter system uses native and amended soils 

along with appropriate plant materials to create a visually pleasing and functional 

environmental attribute.    

 

Design Features 

Architectural Site Planning 

The site design is organized in a series of residential building clusters to create “sub-

neighborhoods” with the large community.  The homes are uniquely designed to provide a 

variety of mass, color and details through features of variable roof pitch, location of front 

doors and exterior wall fenestration and color. 

 

Stormwater Management 

The proposed stormwater design is dominated by the centralized bio-retention system.  This 

system links a series of five individual cells that achieve the LID stormwater goals as well as 

fulfill City requirements for on-site stormwater controls.  Secondary LID strategies include 

perforated roof downspout pipes and pervious pavement within the site.   

 

Runoff collected from these drainage features will be routed to a detention vault that is 

incorporated into the site’s open space amenities.  The storm conveyance layout is 

integrated into the site’s main multi-use recreation and open space area.  Detained runoff is 

treated to fulfil water quality requirements before being discharged to Stream 3. 
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Open Space / Landscape  

A thoughtful approach to landscaping emphasizes the hardy local native plants of Puget 

Sound and drought tolerant ornamental plant species that thrive in this region.   

 

The central LID bio-retention feature will be an important neighborhood amenity functioning 

as a natural landscape and pedestrian corridor integrating native species into the plant 

palette of suitable plants that tolerate periods of inundation during storm events. 

 

Retaining significant trees along the Lakemont Boulevard frontage will be accomplished by 

meandering the proposed sidewalk and supplementing the existing trees with similar native 

conifer and deciduous tree species while recognizing that sight distance and utility 

requirements may influence the retention plan.   

 

The project site contains several stands of mature trees, especially west of the north-south 

running Stream 1 bisecting the property.  Trees in that area will be placed in a tract or other 

formally established open space to achieve the required tree retention.  Nearly half of the 12 

acre site will be retained in this fashion. 

 

A trail connection to the Coal Creek Trail is planned through the stream buffer benched into 

the slope, descending to the portion of the existing trail currently within the project’s 

property. 

 

SITE FACTORS 

Critical Areas and PUD Density Determination 

Sheet P2 of the PUD plans identifies and locates the different critical areas impacting the site.  

These include steep slopes, streams, wetlands, and coal mine hazards.  The sheet also 

presents the standard buffers associated with each critical area, and presents the base density 

calculations for the property based on the property’s base zoning (R-3.5) and critical areas 

overlay elements per Bellevue Municipal Code 20.25H.045. 

 

Sheet P3 of the PUD plans tabulates how the project utilizes conservation design features and 

bonus densities to establish the maximum number of units allowed for the proposed PUD.  The 

results indicates the site will support 45 dwelling units, more than the 41 proposed units. 

 

Property and Parcel Configuration 

Several alternatives are available to modify the existing property to support the project.  

Because the project does not propose to create individual lots for the new homes, an underlying 

subdivision is not appropriate.  The following discussion summarizes the recommended 

approach to achieve project goals.  We anticipate the PUD review process will provide an 

opportunity to consider this approach and identify changes as may be appropriate.   
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Existing Parcels 

King County established two tax parcels on each of the two lots being developed (four tax 

parcels total).  The King County Assessor’s Office established two tax parcels on each lot in 

order to allow two different tax rates.  One rate is reserved for the residential property, the 

second is for untaxed parkland.  The untaxed parkland (Tax Parcel 262405-9056 and 9057) 

is defined by deed restriction that was granted to prevent development adjacent to the Coal 

Creek regional trail and park.  The City of Bellevue Parks and Community Services 

Department is the listed tax payer.   

 

These tax parcels are not distinct lots and cannot be segregated from this development 

proposal.  Refer to the project title report and boundary and topographic survey submitted 

with the application for additional information. 

 

Proposed Configuration 

The PUD proposes to alter the two existing lots to create two tracts.  Tract A will be reserved 

for development purposes owned by the homeowners association.  The area will contain 

houses, utilities, drainage improvements, and community-oriented open space including 

garden, landscape buffers, picnic areas and the stormwater LID areas.   

 

Each house will be resident-owned with the structure’s ground rights established by an 

individual home site easement over a portion of Tract A.  Additional easements will be 

granted across Tract A for utilities, public use of the private roadways (e.g. deliveries or 

trash collection), and City access to drainage and other private facilities.  Tract A totals 

6.349 acres (52% of the property. 

 

Tract Z will contain critical areas and buffers, passive open space such as wildlife corridors, 

and remain undeveloped.  Tract Z totals 5.938 acres (48% of the property).  Isola Homes in 

interested in donating Tract Z to the City of Bellevue.  The area represents a significant no-

cost acquisition to the City park system.   

 

The greatest benefit derived from this donation stems from the proximity to the Coal Creek 

Natural Area.  Tract Z is adjacent to the existing parkland and would provide the City with 

control over a short section of the Coal Creek trail that crosses private property.  The City 

would also gain ownership of Stream 1, stream buffers, and remnants of old mine works.   
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 MITIGATED DETERMINATION OF NON-SIGNIFICANCE 
 

 

PROPOSAL NAME: Park Pointe PUD 

LOCATION: 7219 and 7331 Lakemont Blvd. SE 

FILE NUMBERS: 16-143970-LK and 16-145946-LO 

PROPONENT: Jeff LePage, Coal Creek Holdings LCC 

DESCRIPTION OF PROPOSAL: 
Planned Unit Development consisting of 35 single-family detached residences on a 12.2 acre 
site.  The site includes steep slope critical areas, wetlands, streams and coal mine hazard areas.  
The residential development is concentrated on the eastern 5.9 acres of the site adjacent to 
Lakemont Blvd SE and the critical areas/critical area buffers on the site are proposed to be 
contained in a separate 6.3-acre critical areas tract. 
 

 
The Environmental Coordinator of the City of Bellevue determined that this proposal as conditioned 
will not have a probable significant adverse impact upon the environment. Without limitation of the 
foregoing, the City’s SEPA analysis specifically evaluated the proposal for any cumulative impacts 
and did not identify any such impacts that would change the threshold determination set forth 
herein.  
 
The City uses the Optional DNS Process in WAC 197-11-355 and issued public notice of the 
application and expected SEPA DNS. The Environmental Coordinator determined that mitigation 
measures were needed to ensure impacts not addressed by the Land Use Code are mitigated as 
part of the proposal and requires mitigation measures using the City’s SEPA substantive authority 
per BCC 22.02.140.  Required mitigation measures are attached and found in the staff report 
associated with this determination.  This decision was made after the Bellevue Environmental 
Coordinator reviewed the completed environmental checklist and all information filed with the Land 
Use Division of the Development Services Department, including without limitation public comments 
received regarding the proposal.  Based upon this review, an Environmental Impact Statement (EIS) 
is not required under RCW 43.21C.030(2)(C).  This information is available to the public on request. 
 
This MDNS is issued after using the optional DNS process in WAC 197-11-355.  There is no further 
comment period on the MDNS. There is a 14-day appeal period.      
 
DATE ISSUED:  1/26/2023 
 
APPEAL DATE:  2/9/2023 
 
A written appeal must be filed in the City Clerk’s Office by 5 p.m. on the appeal date noted above.   
 
This MDNS may be withdrawn at any time if the proposal is modified so as to have significant 
adverse environmental impacts; if there is significant new information indicating a proposal’s 
probable significant adverse environmental impacts (unless a non-exempt license has been issued 
if the proposal is a private project) or if the MDNS was procured by misrepresentation or lack of 
material disclosure. 
 
 
Issued By:                                                                  for 
Elizabeth Stead, Environmental Coordinator 
Development Services Department 

Date:  January 26, 2023 

 

Elizabeth Stead
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REQUIRED MITIGATION MEASURES 

 
Any proposal may be conditioned 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 following, provide a basis for the exercise of authority under SEPA to apply the listed 
conditions of approval to this proposal. 
 
Urban Design and Arts Element, Landmarks and Historic Resources 
Policies UD-82, UD-83, and UD-84 
 
Newcastle Subarea Plan, Historic Resources 
Goal, Objectives, Intent, and Policies S-NC-27, S-NC-28, and S-NC-29 
 
Environmental Element, Geo Hazards 
Policies EN-41 and EN-42 
 
Newcastle Subarea Plan, Natural Determinants 
Objective 2 and Policy S-NC-38 
 
 
Full discussion of these conditions can be found in the associated staff report included with this 
MDNS. 

 
Archeological Site Protection Plan and Washington State Department of Archaeology & 

Historic Preservation (DAHP) Site Alteration & Excavation Permit:  A site protection plan is 

required 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 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 
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Archeological Training and Reporting:  The 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, 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.   

 

Authority:  SEPA Authority, RCW 27.53 and 27.44 

Reviewer:  Reilly Pittman, Development Services Department 

 
Interpretive Signage for Coal Mining History:  The applicant shall provide 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 Depart 

 

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, LUC 20.25H.130 

Reviewer:  Reilly Pittman, Development Services Department 

 

 

DSD - 000388



                 
DEVELOPMENT SERVICES DEPARTMENT  
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City of Bellevue SEPA Environmental Checklist March 2017 Page 1 of 14 
 

  

SEPA Environmental Checklist 
 
 
If you need assistance in completing the checklist or have any questions regarding the environmental 
review process, please visit the Land Use Desk in the Permit Center between 8 a.m. and 4 p.m., 
Monday through Friday (Wednesday, 10 to 4) or call or email the Land Use Division at 425-452-4188 or 
landusereview@bellevuewa.gov.  Assistance for the hearing impaired: Dial 711 (Telecommunications 
Relay Service). 
 
Purpose of checklist: 
The City of Bellevue uses this checklist to help determine whether the environmental impacts of your 
proposal are significant. This information is also helpful to determine if available avoidance, 
minimization or compensatory mitigation measures will address the probable significant impacts or if an 
environmental impact statement will be prepared to further analyze the proposal. 
 
Instructions for applicants:  
This environmental checklist asks you to describe some basic information about your proposal. Please 
answer each question accurately and carefully, to the best of your knowledge.  You may need to 
consult with an agency specialist or private consultant for some questions.  You may use “not 
applicable” or "does not apply" only when you can explain why it does not apply and not when the 
answer is unknown.  You may also attach or incorporate by reference additional studies and reports.  
Please make complete and accurate answers to these questions to the best of your ability in order to  
avoid delays. 
 
The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of 
time or on different parcels of land.  Attach any additional information that will help describe your 
proposal or its environmental effects.  The City may ask you to explain your answers or provide 
additional information reasonably related to determining if there may be significant adverse impact.   

 
PLEASE REMEMBER TO SIGN THE CHECKLIST.  Electronic signatures are also acceptable. 
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A. Background  [help] 
 

1. Name of proposed project, if applicable: [help] 
Park Pointe PUD & Preliminary Plat 
City of Bellevue Numbers: 
16-145946-LO 
16-143970-LK 
 
 

2. Name of applicant: [help] 
Mr. Jeff Wegener / ISOLA Homes 
 

3. Address and phone number of applicant and contact person: [help]  
Owner/Applicant: 
Mr. Jeff Wegener 
Isola Homes 
13555 SE 36th Street, Suite 320 
Bellevue, WA 98006 
(206) 737-9700 
 
Consultant Team: 
Mr. Scott Sherrow 
PACE Engineers 
11255 Kirkland Way, Suite 300 
Kirkland, WA 98033-3417 
(425) 827-2014 
 

4. Date checklist prepared: [help] 
November 30, 2020 
 

5. Agency requesting checklist: [help] 
City of Bellevue 
 

6. Proposed timing or schedule (including phasing, if applicable): [help] 
Phase I site improvements are expected to begin in 2021; homes 
will be sold in 2021-2022. 
 

7. Do you have any plans for future additions, expansion, or further activity related to or connected 
with this proposal?  If yes, explain. [help] 
None identified at this time. 
 

8. List any environmental information you know about that has been prepared, or will be prepared, 
directly related to this proposal. [help] 
Critical Areas Report, Geotechnical Assessment Report, Arborist 
Report, Coal Mine Hazard Report, Supplemental Geotechnical 
Letter, Coal Creek Stream Typing Study, Cultural Resources 
Assessment for Park Pointe and Cultural Resources Assessment 
Addendum, Trip Generation Memorandum, Storm Drainage Report 
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9. Do you know whether applications are pending for governmental approvals of other proposals 
directly affecting the property covered by your proposal?  If yes, explain. [help] 
No 
 

10. List any government approvals or permits that will be needed for your proposal, if known. [help] 
City Land Use Approvals, City Site Development (grading) Permit, 
City Utility Extension Permits, NPDES Constuction Stormwater 
General Permit, and State Dept. of Archeology and Historic 
Preservation review related to potential archologocial resource 
discovery. 
 

11. Give brief, complete description of your proposal, including the proposed uses and the size of 
the project and site.  There are several questions later in this checklist that ask you to describe 
certain aspects of your proposal.  You do not need to repeat those answers on this page.  (Lead 
agencies may modify this form to include additional specific information on project description.) 
[help] 
Residential development of 35 single-family homes on 12.29-acre 
site.  Development will occupy the easterly 5.9 acres of the 
property, with the remaining 6.3 acres of the site are retained 
as open space. 
 
This proposal seeks approval of a proposed Planned Unit 
Development (PUD).   
 

12. Location of the proposal.  Give sufficient information for a person to understand the precise 
location of your proposed project, including a street address, if any, and section, township, and 
range, if known.  If a proposal would occur over a range of area, provide the range or 
boundaries of the site(s).  Provide a legal description, site plan, vicinity map, and topographic 
map, if reasonably available.  While you should submit any plans required by the agency, you 
are not required to duplicate maps or detailed plans submitted with any permit applications 
related to this checklist. [help] 
The project site includes two existing parcels of land:  
- King County Parcel 262405-9022 at 7219 Lakemont Boulevard SE 

(324,544 square feet), and 
- King County Parcel 262405-9019 at 7231 Lakemont Boulevard SE 

(210,678 square feet) 
Property I located within the SW ¼ of the NE ¼ and the NW ¼ OF 
SE ¼, SEC 26, TWP 24N, R5E, WM 
 

B. Environmental Elements  [help] 
 

1. Earth  [help] 
 

a. General description of the site: [help] (select one):  ☐Flat, ☒rolling, ☐hilly, ☒steep slopes, 
☐mountainous, other: Click here to enter text. 
 

b. What is the steepest slope on the site (approximate percent slope)? [help] 
45% (2:1) 
 

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,  
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muck)?  If you know the classification of agricultural soils, specify them and note any 
agricultural land of long-term commercial significance and whether the proposal results in 
removing any of these soils. [help] 
This native soil varied widely in composition across the site, 
including: silty sand with gravel, sand with gravel, silt with 
sand and gravel, and silt. Please refer to the Geotech 
Consultants, Inc. report and amendments. 
 

d. Are there surface indications or history of unstable soils in the immediate vicinity?  If so,  
describe. [help] 
The steep slopes north and west of the proposed development 
have a potential to experience shallow landslides, which would 
most likely be triggered by heavy rainfall or surface water 
directed onto the slope. Please refer to the Geotech 
Consultants, Inc. Geotechicnical Enginering Study (GES)report. 
 

e. Describe the purpose, type, total area, and approximate quantities and total affected area of 
any filling, excavation, and grading proposed. Indicate source of fill. [help] 
Grading will occur to 'manufacture' the site to provide home 
building sites within the 5.9-acre development area. Depending 
on the quality of the site material, the import of fill may be 
required. Clean structural material will be obtained from 
local sources. 
 
A comparison of the existing and proposed ground surface 
levels estimates the total earthwork volumes at approximately 
33,000 cubic yards of excavation and 8,300 cubic yards of 
fill. Balance is 24,700 cubic yards of exported material. 
 

f. Could erosion occur as a result of clearing, construction, or use?  If so, generally describe. 
[help] 
Erosion is possible whenever construction activity disturbs 
ground surface and exposes soils.  However, 'Best Management 
Practices' will be implemented consistent with Washington 
State and City of Bellevue requirements. 
 

g. About what percent of the site will be covered with impervious surfaces after project  
construction (for example, asphalt or buildings)? [help] 
The project will create approximately 3 acres of impervious 
surface.  This represents 25% of the 12 -acre project site, 
and 51% of the approximately 5.9-acre development area. 
 

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: [help] 
Construction site erosion control measures will be implemented 
under the Department of Ecology’s Construction Stormwater 
General Permit.  The permit mandates specific eorision control 
measures (Best Management Practices), water quality testing, 
monitoring of effectiveness, inspection and agency reporting. 
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2. Air  [help] 
 
a. What types of emissions to the air would result from the proposal during construction, 

operation, and maintenance when the project is completed? If any, generally describe and 
give approximate quantities if known. [help] 
Emissions typical of construction activity will result from 
equipment during construction. Following construction of the 
homes, vehicles associated with residential development will 
be present. 
 

b. Are there any off-site sources of emissions or odor that may affect your proposal?  If so,  
generally describe. [help] 
None known. 
 

c. Proposed measures to reduce or control emissions or other impacts to air, if any: [help] 
Sound attenuating equipment will be utilized. Work hours will 
be limited by city code to reduce impacts. 
 
 

3. Water  [help] 
 

a. Surface Water:  
 

1) Is there any surface water body on or in the immediate vicinity of the site (including 
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)?  If yes, describe 
type and provide names.  If appropriate, state what stream or river it flows into. [help] 
Three distinct Type N streams bound the north, west and 
south edge of the developed area. Coal Creek is a Type F 
stream forming part of the property's south boundary. Refer 
to Talasaea Consultant’s and Confluence Environmental's 
reports for additional information. 
 
Additionally, the off-site sewer and water extensions 
running north in Lakemont Boulevard cross two unnamed 
streams. Bellevue's stream inventory included in Chapter 11 
of the comprehensive plan indicates both are potentially 
fish bearing (PF).  Both streams cross beneath Lakemont 
Boulevard through 36-inch concrete culverts and are between 
15 and 25 feet below the road surface.  
 
The proposed sewer and water mains will have no impact on 
the culverts or the adjacent type PF streams. 
 

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described 
waters?  If yes, please describe and attach available plans. [help] 
Yes, significant work will occur within 200 feet of the 
above described waters. Adjacent to the onsite streams, 
buffer areas will be enhanced in accordance with  
Talasaea’s mitigation plans. Beyond the established 

DSD - 000393



 

 
 

City of Bellevue SEPA Environmental Checklist March 2017 Page 6 of 14 

 

buffers, the improvements are described in PACE’s 
preliminary engineering plans. 
 
The proposed sewer and water extensions cross the two 
Lakemont Boulevard type PF streams. These crossings are 
confined to the road prism where the streams run through 
culverts and possess no natural stream charachteristics. 
However, the stream classification may prompt State 
Department of Fish & Wildlife to require Hydraulic Project 
Approval for the utility crossings. 
 

3) Estimate the amount of fill and dredge material that would be placed in or removed 
from surface water or wetlands and indicate the area of the site that would be affected.  
Indicate the source of fill material. [help] 
None proposed or expected. 
 

4) Will the proposal require surface water withdrawals or diversions?  Give general  
description, purpose, and approximate quantities if known. [help] 
No 
 

5) Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan. 
[help] 
No.  FEMA’s Flood Insurance Rate Map of King County (panel 
667 of 1725) indicates the Site and adjacent portions of 
Coal Creek are “determined to be outside 500-year 
floodplain.” 
 

6) Does the proposal involve any discharges of waste materials to surface waters?  If so,  
describe the type of waste and anticipated volume of discharge. [help] 
No 

 
b. Ground Water:  

 
1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so, 

give a general description of the well, proposed uses and approximate quantities 
withdrawn from the well. Will water be discharged to groundwater? Give general 
description, purpose, and approximate quantities if known. [help] 
No 
 

2) Describe waste material that will be discharged into the ground from septic tanks or  
other sources, if any (for example:  Domestic sewage; industrial, containing the 
following chemicals…; agricultural; etc.).  Describe the general size of the system, the 
number of such systems, the number of houses to be served (if applicable), or the 
number of animals or humans the system(s) are expected to serve. [help] 
Not applicable. 
 

c. Water runoff (including stormwater): 
 

1) Describe the source of runoff (including storm water) and method of collection 
and disposal, if any (include quantities, if known).  Where will this water flow?   
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Will this water flow into other waters?  If so, describe. [help] 
The Storm Drainage Report (SDR) describes in full detail 
the collection, conveyance, detention, treatment and 
discharge of storm water.   
 

2) Could waste materials enter ground or surface waters?  If so, generally describe. [help] 
No waste materials are expected, however should they be 
found, BMP measures will be utilized to provide protection. 
 

3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If 
so, describe. [help] 
Refer to Storm Drainage Report 
 

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage 
pattern impacts, if any: [help] 
Refer to Storm Drainage Report 
 

4. Plants  [help] 
 

a. Check the types of vegetation found on the site: [help] 
☒deciduous tree:  alder, maple, aspen, other: Click here to enter text. 
☒evergreen tree:  fir, cedar, pine, other: Click here to enter text. 
☒shrubs 
☒grass 
☒pasture 
☐crop or grain 
☐Orchards, vineyards or other permanent crops. 
☒wet soil plants:  cattail, buttercup, bullrush, skunk cabbage, other: Click here to 
enter text. 

☐water plants:  water lily, eelgrass, milfoil, other: Click here to enter text. 

☐other types of vegetation: Click here to enter text. 
 

b. What kind and amount of vegetation will be removed or altered? [help] 
Vegetation scheduled for removal includes:  lawn, pasture, 
second growth trees, invasive plants such as blackberries, and 
assorted shrubs. 
 

c. List threatened and endangered species known to be on or near the site. [help] 
None identified. 
 

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance 
 vegetation on the site, if any: [help] 
Native plant materials have been included in the Preliminary 
Landscape design plans and buffer enhancement plans. 
 

e. List all noxious weeds and invasive species known to be on or near the site. [help] 
Noxious weed and invasive plant species are described in the 
critical areas report.   
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5. Animals  [help] 
 

a. List any birds and other animals which have been observed on or near the site or are known 
to be on or near the site.  [help]                                                                                       

 
Examples include:   
 
birds:  ☒hawk, ☐heron, ☐eagle, ☒songbirds, other: Click here to enter text.       
mammals:  ☒deer, ☒bear, ☐elk, ☐beaver, other: Click here to enter text.       
fish:  ☐bass, ☐salmon, ☐trout, ☐herring, ☐shellfish, other: Click here to enter 
text. 

 
b. List any threatened and  endangered species known to be on or near the site. [help] 

None identified. 
 

c. Is the site part of a migration route?  If so, explain. [help] 
Not to our knowledge. 
 

d. Proposed measures to preserve or enhance wildlife, if any: [help] 
Landscape planting, buffer enhancement. See report by Talasaea 
Consultants for additional discussion. 
 

e. List any invasive animal species known to be on or near the site. [help] 
None known. 
 

6. Energy and Natural Resources  [help] 
 

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet 
the completed project's energy needs?  Describe whether it will be used for heating,  
manufacturing, etc. [help] 
Electricity and natural gas. Homeowners may elect to use wood 
burning stoves. 
 

b. Would your project affect the potential use of solar energy by adjacent properties?  
If so, generally describe.  [help] 
No 
 

c. What kinds of energy conservation features are included in the plans of this proposal? 
 List other proposed measures to reduce or control energy impacts, if any: [help] 
The homebuilder may elect to use low-flow water fixtures and 
other “Built-Green” items. 
 

7. Environmental Health  [help] 
 

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk 
of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?  
If so, describe. [help] 
No 
 
1) Describe any known or possible contamination at the site from present or past uses. 
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[help] 
None 
 

2) Describe existing hazardous chemicals/conditions that might affect project development 
and design. This includes underground hazardous liquid and gas transmission pipelines 
located within the project area and in the vicinity. [help] 
None known. 
 

3) Describe any toxic or hazardous chemicals that might be stored, used, or produced 
during the project's development or construction, or at any time during the operating life 
of the project. [help] 
None  
 

4) Describe special emergency services that might be required. [help] 
None 
 

5) Proposed measures to reduce or control environmental health hazards, if any: [help] 
Environmental health is a priority. Standard construction 
methods and activities will employ Best Management 
Practices. 
 

b. Noise  [help]  
 

1) What types of noise exist in the area which may affect your project (for example: 
traffic, equipment, operation, other)? [help] 
Existing noise is typical of existing urban areas. 
 

2) What types and levels of noise would be created by or associated with the project on a  
short-term or a long-term basis (for example:  traffic, construction, operation, other)? 
Indi-cate what hours noise would come from the site. [help] 
Short-term:  Construction equipment during permitted 
daylight hours.  Long-term:  Noise typical of residential 
neighborhoods. 
 

3) Proposed measures to reduce or control noise impacts, if any: [help] 
Typical sound mitigation equipment. 
 

8. Land and Shoreline Use  [help] 
 

a. What is the current use of the site and adjacent properties? Will the proposal affect current 
land uses on nearby or adjacent properties? If so, describe. [help] 
The site and adjacent properties are low-density residential 
 

b. Has the project site been used as working farmlands or working forest lands? If so, 
describe. How much agricultural or forest land of long-term commercial significance will be 
converted to other uses as a result of the proposal, if any? If resource lands have not been 
designated, how many acres in farmland or forest land tax status will be converted to 
nonfarm or nonforest use?  [help] 
The site has been used for occasional grazing. No current 
farming activity. 
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1) Will the proposal affect or be affected by surrounding working farm or forest land normal 
business operations, such as oversize equipment access, the application of pesticides, 
tilling, and harvesting? If so, how: [help] 
No. 
 

c. Describe any structures on the site. [help] 
Existing structures include two aging residential structures 
and associated sheds. 
 

d. Will any structures be demolished?  If so, what? [help] 
All buildings within the development area will be removed. 
 

e. What is the current zoning classification of the site? [help] 
Residential R-1 and R-3.5 
 

f. What is the current comprehensive plan designation of the site? [help] 
Residential single-family medium. 
 
 

g. If applicable, what is the current shoreline master program designation of the site? [help] 
Not applicable. 
 

h. Has any part of the site been classified as a critical area  by the city or county?  If so, 
specify. [help] 
Yes. Regulated critical areas include streams, wetlands, steep 
slopes and coal mine hazards. 
 

i. Approximately how many people would reside or work in the completed project? [help] 
35 homes x 2.5/home = 88+ 
 

j. Approximately how many people would the completed project displace? [help] 
1-4 people 
 

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

l. Proposed measures to ensure the proposal is compatible with existing and projected land  
uses and plans, if any: [help] 
Homes will be designed to be architecturally pleasing and 
consistent with the surrounding residential neighborhoods. 
Refer to preliminary architectural plans for additional 
information. 
 

m. Proposed measures to ensure the proposal is compatible with nearby agricultural and forest 
lands of long-term commercial significance, if any: [help] 
Native planting has been incorporated into the perimeter 
design to be compatible with surrounding natural park land. 
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9. Housing  [help]

a. Approximately how many units would be provided, if any?  Indicate whether high, middle, or
low-income housing. [help]
35 homes will be built, priced in the middle income range for
Bellevue.

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

c. Proposed measures to reduce or control housing impacts, if any: [help]
None

10. Aesthetics  [help]

a. What is the tallest height of any proposed structure(s), not including antennas; what is
the principal exterior building material(s) proposed? [help]
35 feet to ridgeline.  The exteriors are likely to be cedar or
visually equal.

b. What views in the immediate vicinity would be altered or obstructed? [help]
None.

c. Proposed measures to reduce or control aesthetic impacts, if any: [help]
Aesthetics are a high priority to the builder, therefore,
great attention is given to the architectural design and site
landscape treatment.  Please refer to the previously submitted
conceptual plans.

11. Light and Glare  [help]

a. What type of light or glare will the proposal produce?  What time of day would it mainly
occur? [help]
No unusual light or glare is anticipated.

b. Could light or glare from the finished project be a safety hazard or interfere with views?
[help]
No

c. What existing off-site sources of light or glare may affect your proposal? [help]
None known.

d. Proposed measures to reduce or control light and glare impacts, if any: [help]
Street lights are required.  Lighting will have directive
shields to limit and control glare.

12. Recreation  [help]
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a. What designated and informal recreational opportunities are in the immediate vicinity? [help]
Cougar Mountain Regional Park, Newcastle Golf Club, Lakemont
Highlands Neighborhood Park and Lewis Creek Park as well as
generous hiking trails.

b. Would the proposed project displace any existing recreational uses?  If so, describe. [help]
No

c. Proposed measures to reduce or control impacts on recreation, including recreation
opportunities to be provided by the project or applicant, if any: [help]
The proposal will provide on-site recreation areas and trails
that will provide a walking connection to Coal Creek Regional
Park corridor and the Cougar Mountain Park.

13. Historic and cultural preservation  [help]

a. Are there any buildings, structures, or sites, located on or near the site that are over 45
years old listed in or eligible for listing in national, state, or local preservation registers
located on or near the site? If so, specifically describe. [help]
Yes. Refer to the Cultural Resources Assessment and Addendum
prepared by Tierra Right-of-Way

b. Are there any landmarks, features, or other evidence of Indian or historic use or occupation?
This may include human burials or old cemeteries. Are there any material evidence,
artifacts, or areas of cultural importance on or near the site? Please list any professional
studies conducted at the site to identify such resources. [help]
The historic coal mine activity may represent local cultural
value. Refer to reporting prepared by Tierra Right-of-Way.

c. Describe the methods used to assess the potential impacts to cultural and historic resources
on or near the project site. Examples include consultation with tribes and the department of
archeology and historic preservation, archaeological surveys, historic maps, GIS data, etc.
[help]
A Cultural Resources Assessment and Addendum was prepared by
Tierra Right-of-Way

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and
disturbance to resources. Please include plans for the above and any permits that may be
required. [help]
The historic coal mine remnants will not be disturbed.  They
are located deeply below and out of the development area.
Project construction will only impart areas that have
undergone significant disruption through farming and clearing.

14. Transportation  [help]

a. Identify public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system.  Show on site plans, if any. [help]
Lakemont Boulevard provides public R.O.W. to the site.
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b. Is the site or affected geographic  area currently served by public transit?  If so, generally
describe.  If not, what is the approximate distance to the nearest transit stop? [help]
Prior to Covid King County Metro Bus Route 824 passes the
property but does not presently stop near the project site.

c. How many additional parking spaces would the completed project or non-project proposal
have?  How many would the project or proposal eliminate? [help]
Approximately 105 parking spaces, including 70 garage stalls,
5 on-street spaces, and potentially up to 30 driveway spaces.

d. Will the proposal require any new or improvements to existing roads, streets, pedestrian,
bicycle or state transportation facilities, not including driveways? If so, generally describe
(indicate whether public or private). [help]
Yes, new private roadways within the PUD will be constructed,
and Lakemont Blvd will be improved.

e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air
transportation?  If so, generally describe. [help]
No

f. How many vehicular trips per day would be generated by the completed project or proposal?
If known, indicate when peak volumes would occur and what percentage of the volume
would be trucks (such as commercial and nonpassenger vehicles). What data or
transportation models were used to make these estimates? [help]
Gibson Traffic Consultants Inc. determined the project will
produce 304 trips per day, and 32 PM peak hour trips.

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? If so, generally describe. [help]
No.

h. Proposed measures to reduce or control transportation impacts, if any: [help]
The homebuilder will encourage carpool, use of park and ride
facilities, as well as public transit.

15. Public Services  [help]

a. Would the project result in an increased need for public services (for example: fire
protection, police protection, public transit, health care, schools, other)?  If so, generally
describe. [help]
Yes, typical of residential.

b. Proposed measures to reduce or control direct impacts on public services, if any. [help]
Homeowners will pay King County property taxes, and project
developer will be assessed impact fees.

16. Utilities  [help]

a. Circle utilities currently available at the site: [help]
electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic system,
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other 
RESPONSE – Electricity, natural gas, water, refuse service, 
telephone, sanitary sewer 

c. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might
be needed. [help]
The development will construct extensions of water and
sanitary sewer from about 1,400 LF north of the property.

C. Signature  [help]

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

Signature:______________________________________ 

Name of signee:  Scott Sherrow, PE 
Position and Agency/Organization: Project Principal, PACE Engineers, Inc. 
Date Submitted: November 30, 2020 
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 Critical Areas Report, Habitat Evaluation, 
Park Pointe PUD and Conceptual Mitigation Plan 
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EXECUTIVE SUMMARY 

PROJECT NAME: Park Pointe PUD 

CLIENT: Isola Real Estate 111, LLC, Mr. Jeff Wegener 

SITE LOCATION: The Park Pointe PUD site is an assemblage of two tax parcels located at 7219 and 
7331 Lakemont Boulevard SE, Bellevue, Washington.  The tax parcel numbers are 
2624059022 (Parcel A) and 2624059019 (Parcel B).  The Public Land Survey System 
(PLSS) location of the Property is E ½ Section 26, Township 24N, Range 5E, W. M. 

PROJECT STAFF: Bill Shiels, Principal; Ann Olsen, RLA, Senior Project Manager; David R. Teesdale, 
PWS, Senior Wetland Ecologist. 

FIELD SURVEY: Site evaluations and critical area delineations were performed on 20 May 2015, 5 and 7 
August 2015, and 3 March 2017. 

CRITICAL AREAS DETERMINATION: Three wetlands and four streams were identified on, or adjacent to, 
the property.  The wetlands were named Wetland A, Wetland AA, and Wetland B.  Wetlands A and B are 
rated as a Category III wetlands with a 60-foot standard buffer.  Wetland AA was later determined to be part 
of a sedimentation pond constructed in Stream 2 near the outfall of the culvert under Lakemont Boulevard.  
The gravel deposition in this sedimentation pond is removed on a five-year schedule.  Therefore, Wetland 
AA is not a regulated feature.  The four streams are Coal Creek, Stream 1, Stream 2, and Stream 3.  Coal 
Creek flows along the southwestern boundary of the site and is a Type F based on physical parameters 
rather than observed fish presence.  Streams 1, 2, and 3 are classified as Type N.  Stream 1 flows out of 
Parcel A approximately 70 feet west of the northwest corner of Parcel B and into Coal Creek approximately 
60 feet to the south.  Stream 2 flows adjacent to the northern boundary of Parcel A for approximately 2,850 
linear feet before commingling with Stream 1.  Stream 3 is adjacent offsite of the southern boundary of the 
project site and flows into Coal Creek.  Type F waters in the City of Bellevue have a 100-foot standard 
buffer, while Type N waters have a 50-foot standard buffer. 

VEGETATION:  The eastern portion of Parcel A is maintained as mowed lawn or horse pasture.  The 
western portion of Parcel A is undeveloped and vegetated with mixed deciduous and coniferous forest.  The 
vegetation on Parcel B is currently maintained as pasture with some trees and blackberries along the south 
and west property boundaries.  Vegetation within Wetland A includes salmonberry, highbush cranberry, 
lady fern, field horsetail, and big-leaf sedge.  Vegetation within Wetland B consists predominantly of Nootka 
rose, equisetum, buttercup, and various pasture grasses.  Typical upland vegetation includes red alder, 
black cottonwood, Douglas fir, western redcedar, Indian plum, Himalayan blackberry, and sword fern. 

SOILS:  The Natural Resources Conservation Service has mapped two soil types on the subject property.  
These soils are Beausite gravelly sandy loam, 6-15% slopes, and Alderwood-Kitsap gravelly sandy loam.  
These soils are not considered to be hydric by the National Technical Committee on Hydric Soils.  Slopes 
and geological characteristics are not included in this report.  These are discussed in documents prepared 
by Geotech Consultants, Inc. (Geotechnical Engineering Study, January 19, 2016 and Geotechnical 
Supplemental Letter, March 29, 2017). 

HYDROLOGY:  Hydrology for Wetland A is supported primarily by shallow groundwater and seepage from 
a steep slope to the east of the wetland.  Hydrology for Wetland B is supported by shallow groundwater 
seepage.  

HABITAT ASSESSMENT:  The western half of Parcel A is forested, does not contain wetlands, and is 
adjacent to the City of Bellevue Coal Creek Natural Area.  The eastern half of Parcel A is maintained as 
lawn or horse pasture.  All of Parcel B is developed with a single-family residence and associated 
outbuildings and surrounded by horse pasture.   

The project site (Parcels A and B) was assessed for habitat potential using the City of Bellevue’s Urban 
Wildlife Habitat Functional Assessment Model.  The site scored high for habitat value due to its forested 
component and adjacency to relatively intact forested natural areas.   

We evaluated the habitat potential of the site against the City of Bellevue’s list of species of local 
importance.  Of the 23 species of local importance listed by City of Bellevue code, only six were determined 
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to have a likelihood of being present on the Site.  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. 

PROPOSED PROJECT:  Isola Real Estate 111, LLC is proposing to develop the Site as a Planned Unit 
Development (PUD).  The development will consist of 35 single-family residences with associated roads, 
trails, and utilities.  All development will occur on the eastern portion of the property.  Approximately 6 acres 
of the 12.29-acre Site will be developed.  An on-site stormwater facility will include perforated downspout 
connections, flow control in a detention vault, and treatment of the runoff utilizing a proven media filtration 
structure.  Treated stormwater will be released via a gravity outlet pipe that discharges into Stream 1 
through a gabion basket energy dissipator to be located approximately 7 feet from the OHWM.  The 
proposed site development plan is innovative in providing the allowable development while avoiding 
impacts to the maximum extent practicable.   

ASSESSMENT OF DEVELOPMENTAL IMPACTS:  No direct impacts to the wetlands or streams are 
proposed with this Project.  The Project is proposing reduced buffer widths for the streams and steep slopes 
to accommodate the development footprint, as well as minor buffer encroachments for City-required right-
of-way improvements along Lakemont Blvd SE.  In addition, a soft-surface trail will be constructed in the 
buffer to connect to an existing trail system in the Coal Creek Natural Area and construction of a gravity flow 
stormwater discharge pipe will result in impacts to buffers due to manholes & a gabion basket energy 
dissipator.   

Structure setbacks will also be reduced slightly to a width that remains functional to preclude structures 
adjacent to critical areas, while still accommodating the proposed development.  This structure setback 
reduction reduces encroachments into the stream buffers.  The total structural setback area reduction is 
5,426 sf.  Total buffer reductions and construction impacts are as follows:  

• Reduced Stream Buffer for Right-of-Way Improvements:      114 sf 

• Reduced Stream Buffers: 10,256 sf 

• Reduced Steep Slope Buffers:   3,975 sf 

• Combined Reduced Stream & Steep Slope Buffers: 7,230 sf 
TOTAL BUFFER REDUCTION AREA 21,575 sf 

• Soft-Surface Trail: 2,161 sf 

• Gabion Basket Energy Dissipator: 104 sf 

• Temporary Construction Impacts for Stormwater Outfall: 646 sf 
TOTAL OTHER IMPACTS TO BUFFERS 2,911 sf 

PROPOSED MITIGATION:  The project proposes a combination of several different mitigation measures 
intended to compensate for buffer functions and values lost through reduced buffer widths and dedication to 
trails or ROW.  The proposed mitigation will result in a net gain in critical area functions and values 
compared to existing conditions.  The total mitigation proposed represents a 5:1 mitigation-to-impact ratio 
and consists of: 

• Buffer Enhancement/Restoration/Re-establishment: 128,934 sf 

• Enhanced Buffer Addition (beyond stream and steep slope standard buffers): 1,889 sf 
TOTAL BUFFER MITIGATION AREA 130,823 sf 

• Preserved Critical Areas (Coal Creek, Streams 1 & 2, & Wetlands A, AA & B): 12,684 sf 

• Preserved Critical Area Buffer Habitat Areas: 104,267 sf 

• Preserved Wildlife Corridor (Non-compensatory Habitat Conservation): 23,675 sf 
ADDITIONAL HABITAT AREA: 140,626 sf 

Critical Area Protection:  All post-construction critical areas will be permanently protected with fencing and 
NGPA signs consistent with City Bellevue guidelines and placed in a dedicated easement. 

Performance Monitoring:  All mitigation areas will be monitored and maintained for a minimum of 5 years to 
ensure all goals, objectives, and performance standards are met. 
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Chapter 1. INTRODUCTION 

1.1 Report Purpose 
This report is the result of a critical areas study and habitat evaluation of the Park Pointe PUD 
property located at 7219 and 7331 Lakemont Boulevard SE (referred to as “Site” hereinafter).  
The Site is situated in Bellevue, Washington (Figure 1).  The purpose of this report is to identify, 
describe, and categorize critical areas and wildlife habitats located on or adjacent to the Site, to 
assess the impacts of the proposed development by Isola Real Estate 111, LLC, and then to 
provide a mitigation plan that meets the requirements of the City of Bellevue.   

The site contains wetlands, streams, steep slopes, and their associated setbacks and buffers.  
The project proposes to merge a combination of critical area mitigation approaches 
recommended by the City, creative enhancement methods that provide the requisite benefits of 
critical area buffers within a modified footprint, and the flexibility inherent in Planned Unit 
Development (PUD) regulatory review. 

The report has been prepared to comply with the reporting requirements of City of Bellevue 
Code §20.25H.075 and §20.25H.090.  Specifically, this report provides the following 
information: 

• Property Overview; 

• Methodology for Critical Areas Investigations; 

• Review and Evaluation of Existing Resource Information; 

• Review and Evaluation of On-Site Critical Areas and Habitats; 

• Analysis of Critical Area Regulations; 

• Habitat Functional Assessment; 

• Site Development Plan Description; 

• Assessment of Development Impacts; 

• Proposed Mitigation; 

• Construction Sequencing; 

• Monitoring, Maintenance and Contingency Plan; 

• Post-monitoring Vegetation Management; 

• Financial Guarantee; and  

• Summary. 

1.2 Statement of Accuracy 
The critical area studies and regulatory reviews were conducted by trained professionals of 
Talasaea Consultants, Inc., in adherence to the protocols, guidelines, and generally accepted 
industry standards available at the time work was performed.  The conclusions in this report are 
based on the results of analyses performed by Talasaea Consultants and represent our best 
professional judgment.  To that extent, and within the limitations of project scope and budget, 
we believe the information provided herein is accurate and true to the best of our knowledge.  
Talasaea Consultants does not warrant any assumptions or conclusions not expressly made in 
this report or based on information or analyses other than what is included herein. 

1.3 Qualifications 
Field investigations and evaluations were conducted by David R. Teesdale, Senior Ecologist.  
David Teesdale has a Bachelor’s Degree in Biology from Grinnell College, Iowa, and a Master’s 
Degree in Ecology from Illinois State University.  He has 21 years of experience in wetland 
delineations and biological evaluations.  Buffer mitigation design was prepared by Ann Olsen, 
RLA.  Ann has over 25 years of experience in designing critical area mitigation plans. 
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Chapter 2. PROPERTY OVERVIEW 

2.1 Property Description and Location 
The Site is an assemblage of two tax parcels (Figure 2).  The tax parcel numbers are 
2624059022 (Parcel A, 7.45 acres) and 2624059019 (Parcel B, 4.84 acres).  The total area of 
the Site is 12.29 acres in size.  The Public Land Survey System (PLSS) location of the Site is E 
½ Section 26, Township 24N, Range 5E, W. M. 

2.2 Existing Conditions 
The Site is an irregularly-shaped assemblage of two parcels located on the west side of 
Lakemont Boulevard SE within the City of Bellevue, Washington (Figure 2).  The eastern ½ of 
Parcel A is developed with two residences and an outbuilding with mowed lawn or pasture 
extending from the northeast property corner to a steep-walled ravine.  The western portion of 
Parcel A (to the west of the ravine) is in a relatively natural state and vegetated with mixed 
deciduous and coniferous forest.  Remnant coal tailings are present within this area, though little 
native vegetation grows over the coal tailings.  Parcel B is developed with one single-family 
residence and several outbuildings.  The single-family residence was constructed in 1918, 
based on King County Parcel records.  The remainder of the parcel is maintained as pasture for 
horses, although parts of Parcel B appear to be fallow.   

The Site is bordered on the east side by Lakemont Boulevard SE and to the south, west, and 
north by City of Bellevue Parks Department property (Coal Creek Natural Area).  Access to the 
Site is provided by three driveways off Lakemont Boulevard SE.  Two driveways are located on 
Parcel A and the third is located on Parcel B. 

The topography of the Site is variable based on location.  The existing topographic site 
conditions of the two parcels will be discussed separately in Sections 2.2.1 and 2.2.3, below.  
Conditions of the geology and surface of the site are discussed in a separate study by Geotech 
Consultants, Inc. (Geotech 2016), provided in Appendix A1 and a supplemental letter in 2017 
(Geotech 2017), provided in Appendix A2.  For this report, the term “vicinity” shall mean an 
area within ½ mile of the Site.   

2.2.1 Historical Land Use 
The land within the vicinity of the Site was historically part of a larger active coal mining 
operation from circa 1879 to circa 1930 called Red Town.  Intermittent coal mining occurred up 
to circa 1960.  In the Coal Mine Hazard Assessment and Ground Proofing Report prepared by 
Icicle Creek Engineers (Icicle Creek 2016), the existence and extent of three different coal 
mines under the Site are mapped and discussed (Appendix B).  It should be noted that this 
report does not address geotechnical or mining issues and their critical areas.  Interaction of any 
critical area boundaries was coordinated by the Pace Engineers in the site design process. 

Between 1936 and 19641, Parcel B appears to have changed usage from primarily a single-
family residence to include farming and pasture.  The first residence on Parcel A was 
constructed in 1949.  The second residence was constructed in 1964.  By 1964, the eastern 
portion of Parcel A was cleared.  Usage of the Site does not appear to have changed 
significantly since 1964. 

2.2.2 Topographic Discussion of Parcel A 
Parcel A has a steep-walled ravine splitting it essentially in half.  The ravine crosses the parcel 
from near the middle of the north property boundary in a southwesterly direction to a point 
approximately 220 feet east of the parcel’s southwest corner.  This feature effectively separates 

 
1 There appears to be a gap in available aerial photography between 1936 and 1964, based on online 
aerial imagery resources. 
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the eastern ½ from the western ½ in terms of development potential.  Therefore, these two 
portions of Parcel A will be discussed separately. 

The topography of the eastern ½ of Parcel A is relatively flat to slightly rolling.  A large mound of 
soil is located approximately in the middle of the parcel and east of the ravine’s edge.  The 
location and shape of this mound suggest that it may be the result of fill placement in the past.   

Drainage on the eastern ½ of Parcel A is generally to the south-southwest, except near the 
ravine, where drainage flows generally in a northwesterly direction towards the northern ravine 
associated with Stream 2. 

The ravine is between 160 to 200 feet wide, measured at the top-of-slope.  It is up to 50 feet 
deep in parts and bordered by slopes greater than 33%.  The ravine contains a perennial 
stream.  The bottom of the ravine near the northern boundary of Parcel A is generally flat-
bottomed but narrowing to the width of the active channel near the ravine’s southernmost 
extent.   

A second, smaller ravine is located along Parcel A’s northern boundary.  This ravine also 
contains a small stream that flows in a westerly direction from a culvert under Lakemont 
Boulevard SE.  This smaller ravine and associated stream connect to the larger ravine 
approximately at the midpoint of Parcel A’s northern boundary. 

The topography of the western ½ of Parcel A rises from Coal Creek at the southwestern corner 
of the parcel to near the northern property boundary.  Drainage from the high ground on the 
western ½ of Parcel A is split with a portion flowing to the southeast towards the ravine and the 
remainder flowing to the southwest.   

2.2.3 Topographic Discussion of Parcel B 
The topography of Parcel B is generally rolling.  Drainage on Parcel B generally flows to the 
southwest towards Coal Creek.  A small portion flows into a deep ravine located offsite adjacent 
to the parcel’s southern boundary.     

Chapter 3. METHODOLOGY 

The critical areas analysis of the Site involved a two-part effort.  The first part consisted of a 
preliminary assessment of the Site and immediate surrounding area using published 
environmental information.  This information included: 

1. Wetland and soils information from resource agencies; 
2. Environmental critical areas information from the City of Bellevue and King County; 
3. GIS analysis of orthophotography and LIDAR data; and 
4. Relevant studies completed or ongoing on, or in the vicinity of, the Site as supplied by 

the Client. 

The second part consisted of site investigations where direct observations of existing 
environmental conditions were made.  Plant communities, soils, hydrology, stream, and wildlife 
habitat conditions were observed.  This information was used to help characterize on-site 
wetlands and define the limits of the Ordinary High-Water Mark (OHWM) of streams for 
regulatory purposes (see Section 3.2 – Field Investigation, below) 

3.1 Background Data Reviewed 
Background information from the following sources was used prior to our field investigations: 

• US Fish and Wildlife Service (USFWS), Wetlands Online Mapper (National Wetlands 

Inventory, NWI) (USFWS 2017) (https://www.fws.gov/wetlands/data/Mapper.html);  
• Natural Resources Conservation Service (NRCS), Web Soil Survey (NRCS 2017) 

(www.websoilsurvey.nrcs.usda.gov/app/);  
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• NRCS, State Soil Data Access (SDA) Hydric Soils List by State (NRCS 2017) 
(https://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcseprd1316619.html);  

• City of Bellevue GIS databases (City of Bellevue, 2017); 

• King County GIS databases (King County, 2017); 

• StreamNet database, 2017 (www.streamnet.org); 

• SalmonScape database, 2017 (www.wdfw.wa.gov/mapping/salmonscape/databases);
 
 

• Washington State Department of Fish and Wildlife (WDFW) Priority Habitats and 
Species (PHS) Database on the Web (WDFW 2017) 
(http://wdfw.wa.gov/mapping/phs/);  

• Washington Department of Natural Resources (WDNR) Natural Heritage Database;  

• Orthophotography from USDA’s National Agricultural Imagery Program (NAIP 2017), 
EarthExplorer (https://earthexplorer.usgs.gov/), HistoricAerials 
(https://www.historicaerials.com/), and Google Earth; and 

• LiDAR terrain data from Puget Sound LiDAR Consortium, King County, and the 
Washington LiDAR Portal. 
 

3.2 Field Investigation 
The Site was initially evaluated by Talasaea Consultants, Inc. on 20 May 2015.  The purpose of 

this initial evaluation was to assess the potential extent of critical habitat on Parcel A2.  
Subsequently, we provided the Client with a letter report detailing the on-site critical areas and 
our understanding of the ability of Parcel A to provide habitat for wildlife. 

The Site, now including Parcel A, Parcel B, and Coal Creek, was evaluated on 5 and 7 August 
2015 by Talasaea Consultants.  An assessment of the potential fish habitat of Coal Creek was 
made on 5 August 2015.  The locations of natural fish passage barriers were mapped by 
photographing the barrier with a GPS-enabled smartphone.  The limits of wetland areas and 
OHWM of on-site streams were delineated and flagged during the 7 August 2015 site work.  
Additional assessments of wildlife habitat were made during the 7 August 2015 site work.  A 
detailed site visit of Parcel B was conducted on 3 March 2017 to identify and delineate relevant 
segments of Stream 3 south of the Site and Coal Creek to properly evaluate their impacts to the 
Site.   

Wetlands were delineated using the routine 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).  Wetlands were rated using the Washington State Wetland Rating 
System for Western Washington (Hruby 2006), and buffers were assigned according to City of 
Bellevue Municipal Code (§20.25H.095.B).  The OHWM of streams were delineated using the 
methodology described in Determining the Ordinary High-Water Mark on Streams in 

Washington State (Olson and Stockdale, 2010)3.  Physical barriers to fish migration and typing 
of on-site streams were determined using the water typing criteria provided under WAC 222-16-
030. 

Plant species were identified according to the taxonomy of Hitchcock and Cronquist (Hitchcock 

and Cronquist 1973).4  Taxonomic names were updated, and plant wetland status was assigned 
according to the North American Digital Flora:  National Wetland Plant List, Version 2.4.0 
(Lichvar 2012).  Wetland classes were determined with the U.S. Fish and Wildlife Service’s 

 
2 Parcel B was not yet under contract by the Client. 
3 Since the time of our initial field work, this document has been updated.  The results of our OHWM 
delineation are consistent with the new manual. 
4 Since the time of our initial field work, this document has been updated.  The results of our field review 
are consistent with the updated 2018 version. 
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system of wetland classification (Cowardin et al. 1979).  Vegetation was considered hydrophytic 
if greater than 50% of the dominant plant species had a wetland indicator status of facultative or 
wetter (i.e., facultative, facultative wetland, or obligate wetland).   

Wetland hydrology was determined based on the presence of hydrologic indicators listed in the 
Corps’ Regional Supplement.  These indicators are separated into Primary Indicators and 
Secondary Indicators.  To confirm the presence of wetland hydrology, one Primary Indicator or 
two Secondary Indicators must be demonstrated.  Indicators of wetland hydrology may include 
but are not necessarily limited to drainage patterns, drift lines, sediment deposition, watermarks, 
stream gauge data and flood predictions, historical records, visual observation of saturated 
soils, and visual observation of inundation. 

Soils were considered hydric if one or more of the hydric indicators listed in the Corps’ Regional 
Supplement are present.  Indicators include the presence of organic soils, reduced, depleted, or 
gleyed soils, or redoximorphic features in association with reduced soils. 

An evaluation of patterns of vegetation, soil, and hydrology was made along the interface of 
wetland and upland.  Wetland boundary points were delineated and flagged for later survey.  
Appendix C contains data forms prepared by Talasaea for representative locations in both 
upland and wetland locations.  These data forms document the vegetation, soil, and hydrology 
information that aided in the wetland boundary determination.  Appendix D contains the DOE 
wetland rating forms.    

Chapter 4. RESULTS 

4.1 Analysis of Resource Information 
This section describes the results of our in-house research and field investigations.   

4.1.1 National Wetland Inventory 
The National Wetland Inventory map for the Mercer Island and Issaquah quadrangles does not 
map any wetlands on or adjacent to the Site.  One wetland (a palustrine emergent, temporarily 
flooded wetland, PEMA) is mapped approximately 0.4 miles northeast of the Site.   

4.1.2 Natural Resources Conservation Service 
The Natural Resources Conservation Service maps two soil types on the Site (Figure 3).  
These are Beausite gravelly sandy loam 6-15% slopes and Alderwood-Kitsap soil, very steep.  
The Beausite gravelly sandy loam 6-15% slopes comprises approximately ¾ of the Site.  The 
Alderwood-Kitsap map unit is located in the western third of Parcel A.  Soils within the Beausite 
and Alderwood-Kitsap series are not considered to be hydric soils by the National Technical 
Committee on Hydric Soils. 

4.1.3 King County Critical Areas Map 
King County GIS maps three streams and no wetlands on the Site.  One stream is mapped 
flowing onto the site from approximately the midpoint of the northern boundary for Parcel A.  It 
flows in a southwesterly direction and exits the Site at the southwestern corner of Parcel A.  
This feature is consistent with the Project’s Stream 1.  One stream is mapped flowing onto the 
site near the northeast corner of Parcel A.  It flows in a westerly direction and joins Stream 1 
near where Stream 1 flows onto the Site.  This feature is consistent with Stream 2.  The third 
stream appears to flow across the southeast corner of Parcel B, then flows in a westerly 
direction roughly parallel with the south property boundary of Parcel B.  This feature is 
consistent with Stream 3, though this stream was not delineated as occurring within the Site.  
Both Stream 1 and Stream 3 flow into Coal Creek.  Coal Creek flows along portions of the 
western edge of the project site, partially occurring within the Site. 
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4.1.4 City of Bellevue Critical Areas Maps 
The City of Bellevue GIS database maps three streams and no wetlands on the Site (Figure 4).  
The streams appear to be roughly analogous to those mapped by King County. 

4.2 Analysis of Existing Site Conditions 
Talasaea Consultants identified three wetlands and four streams on or adjacent to the Site 
(Appendix E, Sheet W1.0).  The wetlands were delineated and marked in the field with 
surveyor tape.  The OHWM of all four streams were delineated and identified with orange wire 
flags.  The wetlands were labeled as Wetland A, Wetland AA, and Wetland B.  Stream 1, 
Stream 2, and Coal Creek occur at least partially within the Site, while Stream 3 occurs adjacent 
to the southern Site boundary.  Coal Creek receives water directly from Streams 1 and 3.   

As discussed in Section 2.2, a potentially developable area of upland also exists on the Site, 
located to the west of Stream 1.  Access to this western portion of the property would be 
challenging due to the ravine that contains Stream 1.  Access to this portion of Parcel A from the 
north would require obtaining an access easement from the City of Bellevue Parks Department.  
The primary focus of this study is in the context of the larger developable area to the east of 
Stream 1 and adjoining ecological critical areas and their buffers; thus, minimal attention is 
given to the western portion of Parcel A, except to note that this portion provides significant 
value to wildlife and will be left as is. 

4.2.1 Wetlands 

Wetland A 
Wetland A is a small (approximately 4,964 sf) depressional scrub-shrub wetland located within a 
terrace at the confluence of Streams 1 and 2 at the base of a deep (approximately 30 feet) 
steep-walled ravine.  The wetland, itself, is relatively flat and level.  However, there appears to 
be a remnant channel located against the slope that was ponded at the time of our site visit.   

Wetland A is vegetated predominantly by salmonberry (Rubus spectabilis) and highbush 
cranberry (Viburnum edule), with lady fern (Athyrium filix-femina), piggyback plant (Tolmea 
menziesii), field horsetail (Equisetum arvense), and big-leaf sedge (Carex amplifolia) comprising 
the herbaceous stratum.  Upland vegetation includes big-leaf maple (Acer macrophyllum), 
western redcedar (Thuja plicata), Indian plum (Oemleria cerasiformis), and sword fern 
(Polystichum munitum). 

Soils within Wetland A are dark gray to dark grayish brown sandy loam.  Redoximorphic 
features were present starting at six inches below the soil surface.  The soil within the boundary 
of Wetland A satisfied the general requirements for the F3 (Depleted Matrix) hydric soil 
indicator.   

Soils within the wetland were saturated to within one inch of the soil surface at the time of our 
site evaluation.  The water table was observed at ten inches below the soil surface.  Saturated 
soils during the growing season satisfies Hydrology Indicator A3 (Saturation). 

It is possible that Wetland A could receive overland flooding from either of the two streams at a 
frequency of at least once every two years.  However, the wetland also contains an area that 
permits ponding during parts of the growing season.  Since it meets the general requirements 
for both a depressional and riverine wetland, it was rated as depressional, per the guidance 
provided on Page 38 of the Washington State Wetland Rating System for Western Washington 
(Hruby 2014). 

Wetland A rated 7 points for Water Quality Functions, 6 points for Hydrology Functions, and 5 
points for Habitat Functions.  The Total Score for Functions is 18, which satisfies the 
requirements for classification as a Category III wetland.  Category III wetlands in the City of 
Bellevue with a Habitat Score of 5 or less have a 60-foot standard buffer. 
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Wetland AA 
Wetland AA is a small (approximately 199 sf onsite) emergent wetland located adjacent to the 
OHWM of Stream 2 (Photo 1).  Approximately half of this wetland is on the Site.  The wetland 
and stream are in a relatively deep (approximately 14 feet), steep-walled ravine.  The wetland is 
relatively flat and level. 

 
Photo 1.  Stream 2 with Gravel Deposits (20 May 2015)  
(Photo viewing northwest near culvert under Lakemont Boulevard.  Gravel bar is present.  Maintenance 
road is visible on the right bank of Stream 2) 

The wetland is sparsely vegetated with emergent plants.  Plants include tall mannagrass 
(Glyceria elata), American brooklime (Veronica americana), and creeping buttercup 
(Ranunculus repens).  However, most of the wetland lacked vegetation. 

Soils within the wetland were consistent with recently deposited fine sand and silt.  The soil has 
not had the opportunity to develop soil horizons or hydric soil characteristics due to its location 
within an active floodplain.  Soils were saturated to the surface at the time of our site 
investigation.   

We noted during a Site review on 11 December 2017 that Wetland AA no longer existed (Photo 
2 and Photo 3).  By 1 December 2022, the wetland appeared to have returned albeit without an 
abundance of wetland-adapted vegetation (Photo 4).  Also during our 1 December 2022 review, 
we noted the presence of a maintenance road off of Lakemont Boulevard on the right side of 
Stream 2.  Access to this maintenance road is restricted by wooden bollards.  The road is 
constructed of crushed rock leading down to Stream 2.  The right bank of Stream 2 is armored 
with riprap.   
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Photo 2.  Outfall of Sedimentation Pond on Stream 2 (11 December 2017) 
(Photo viewing northeast towards the maintenance road.) 

 
Photo 3.  Stream 2 Sediment Pond showing No Wetland (11 December 2017) 
(Photo viewing east towards culvert under Lakemont Boulevard.  Gravel bar is missing.) 

Direction of stream flow 

Direction of stream flow 
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Photo 4.  Gravel Bar on Left Bank of Stream 2 (1 December 2022) 
(Photo taken near outfall of the culvert under Lakemont Boulevard, viewing west.) 

Gravel bar has reformed 
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The disappearance and reappearance of Wetland AA led us to question whether it is a 
regulated feature or not.  We learned through conversations with the City of Bellevue Public 
Works Department that the area in question is maintained as a sediment trap and is cleaned out 
on a five-year schedule.  Due to periodic dredging of the sedimentation pond, we conclude that 
Wetland AA is not a regulated feature based on our interpretation of the current WOTUS rule 
(“Title 40 CFR Part 120 - Definitions of Waters of the United States, Part 120,”).  Stream 1 at the 
outfall of the culvert under Lakemont Boulevard has been altered to act as a sedimentation 
pond.  The pond captures sediments that would eventually migrate into Coal Creek.  Coal Creek 
also has similar sedimentation ponds upstream of where Coal Creek flows under I-405.  The 
current WOTUS rule excludes “settling basins” as a regulated feature.  We believe that the 
constructed pond on Stream 2 meets the general definition of a settling basin.  Since it is 
dredged on a five-year basis, the gravel bar that develops is not a regulated feature (an artificial 
feature that is left unmaintained for more than five years can become a regulated feature). 

Wetland B 
Wetland B is a relatively small (approximately 41 sf) wetland located near the southwest 
boundary of Parcel B.  It is an emergent slope wetland that generally drains to the southwest 
towards Coal Creek.  Vegetation in Wetland B consists predominantly of various pasture 
grasses, Equisetum sp., creeping buttercup, and Nootka rose (Rosa nutkana).  Hydrology for 
Wetland B appears to be supported, for the most part, by groundwater seepage and overland 
flow. 

Wetland B scored 6 points for Water Quality Functions, 6 points for Hydrology Functions, and 5 
points for Habitat Functions.  The Total Score for Functions is 17, which satisfies the 
requirements as a Category III wetland.  Per §20.25H.095.B, Category III wetlands in the City of 
Bellevue with a Habitat Score of 5 or less have a 60-ft standard buffer.  The buffer for Wetland B 
is entirely within the buffer for Coal Creek. 

4.2.2 Streams 
Four streams that could potentially affect site development were identified on or adjacent to the 
Site.  Coal Creek forms a portion of the southwestern edge of the Site but is largely off-site.  It 
will have a buffer that extends onto the southwestern portion of the Site.  Stream 3 is located off 
property to the south of Parcel B but is sufficiently close to have a buffer extending onto the 
Site.  Stream 1 flows within the aforementioned ravine in a southwesterly direction.  Stream 2 
flows in a westerly direction generally along the north property boundary of Parcel A from a 
culvert under Lakemont Boulevard SE.  Stream 2 joins with Stream 1 where Stream 1 crosses 
Parcel A’s northern property boundary.   

Buffer widths for streams within the City of Bellevue are based on water typing.  Buffers are 
measured landward from the top-of-bank.  In some cases, the top-of-bank is synonymous with 
the OHWM.  However, if a steep slope area (defined as greater than 33% slope) exists adjacent 
to a stream, then the stream buffer is measured from the point on the landscape where the 
slope is less than 33% for at least 50 linear feet. 

Coal Creek 
Coal Creek has its headwaters southeast of the site in the Cougar Mountain Park Natural Area 
and flows generally to the northeast through the Coal Creek Natural Area to Lake Washington.  
This stream has been affected by past mining in the area and by a realignment of the stream’s 
mouth to a point approximately 1,200 ft. north of its historical location (based on an evaluation of 
legacy aerial photographs).   

Coal Creek is a Type F water that supports salmonid habitat from its mouth at Lake Washington 
up to the location of a natural fish passage barrier approximately 760 to the northwest of the 
northwest corner of the Site (Figure 5).  The natural fish passage barrier identified is a rockslide 
that has created a narrow channel choked with large rocks (Photo 5).  This cascade is likely the 
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same one identified as a fish passage barrier on the Washington State Department of Fisheries 
Catalog of Washington Streams and Salmon Utilization (Williams, Laramie, and Ames 1975). 

 
Photo 5.  Rockslide Fish Passage Barrier on Coal Creek. 
(Channel is blocked by large boulders.  Water must flow through the interstitial spaces between the 
boulders and under the rock slab in the foreground.  Little to no aboveground flow seen through the 
rockslide.) 

The natural barrier is approximately 1,260 feet downstream of the point where the Coal Creek 
channel is at its closest to the Site.  This point, where Coal Creek is closest to the Site, also 
corresponds to the location where Stream 1 flowing across the Site joins Coal Creek.  We also 
noted during our reconnaissance of Coal Creek that its channel was dry upgradient of its 
confluence with Stream 1.  We believe that Coal Creek upstream of the natural blockage does 
not contain resident fish.  Coal mining in the area is thought to have extirpated any resident fish.  
However, no definitive studies have been conducted on fish presence upstream of the natural 
blockage.  Therefore, per the methodology used by the City of Bellevue under §20.25H.075.B.2, 
Coal Creek must be considered a Type F water based on stream habitat conditions.  This is 
discussed in detail in the memorandum “Park Pointe Coal Creek Typing Study” (Confluence 
Environmental, April 19, 2017) (Appendix F).  The physical characteristics of Coal Creek were 
found to have met the physical criteria for fish habitat in Western Washington per WAC 222-16-
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031(3).  Type F waters in the City of Bellevue have a 100-foot standard buffer measured from 

the top-of-bank5.   

Stream 1 
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.  This is the stream identified in 
the paragraph above as providing perennial flow to Coal Creek.   

The City of Bellevue GIS database identifies this stream as 0276A and gives it a water type of 
PF.  The City does not provide metadata with their GIS data.  Therefore, we do not know exactly 
what this “PF” designation stands for.   

The stream is fed by groundwater rich in dissolved iron.  The streambed across the property 
was coated by a thick layer of oxidized iron deposits.  These deposits are also easily seen in 
Photo 6.  Studies have shown that high levels of oxidized iron in a stream significantly reduce 
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 we observed in Stream 1 likely preclude the potential of resident fish 
populations in the stream.   

The point where Stream 1 leaves the Site is a large natural waterfall over a rock formation 
(Figure 5 and Photo 7 Photo 8).  This waterfall is a natural feature and constitutes a natural fish 
passage barrier.  Since Stream 1 likely has no populations of resident fish and no opportunity 
for resident fish populations in Coal Creek (if any) to access the stream, we have rated Stream 
1 as a Type N water.  Type N waters in the City of Bellevue have a 50-foot standard buffer 
measured from the top-of-bank.   

 
5 Top-of-bank is defined by the City of Bellevue as “[t]he point closest to the boundary of the active 
floodplain of a stream where a break in the slope of the land occurs such that the grade beyond the break 
is flatter than 3:1 at any point for a minimum distance of 50 feet measured perpendicularly from the edge.” 
Alternatively, the top-of-bank is also defined “[f]or a floodplain area not contained within a ravine, the 
edge of the active floodplain of a stream where the slope of the land beyond the edge is flatter than 3:1 at 
any point for a minimum distance of 50 feet measured perpendicularly from the edge.” 
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Photo 6.  Heavy Deposits of Precipitated Iron in Stream 1. 
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Photo 7.  Natural Cascade of Stream 1 at Coal Creek. 
(Confluence of Stream 1 with Coal Creek starts the summertime extent of aboveground flow within Coal 
Creek.  Coal Creek channel upgradient of this confluence is well defined, but completely dry.) 
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Photo 8.  Top of Stream 1 Cascade on its East Side. 
(Photo taken near top of cliff face.) 

Stream 2 
Stream 2 is a perennial tributary of Stream 1 and is identified by the City of Bellevue as 0276A-5 
with a water type of PF.  Stream 2 drains a small basin (approximately 80 acres) on the west 
side of Cougar Mountain.  It crosses under Lakemont Boulevard SE through a four-foot 
diameter round concrete culvert.  The culvert is approximately ¼ full of natural streambed gravel 
and appears to have no obstructions within it.  The culvert is located north of the northeast 
property corner for Parcel A.  Stream 2 flows in a westerly direction to the north of the Site for 
approximately 70 feet before entering the Site.  Stream 2 then flows in a westerly direction for 

Stream 1 

Coal Creek 
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approximately 235 feet to Stream 1.  The confluence of Stream 2 with Stream 1 is located 
approximately at the midpoint along the north boundary of Parcel A. 

The iron loading on streambed material observed in Stream 1 does not appear on the 
streambed material for Stream 2.  However, Stream 2 does have a natural steep gradient 
(approximately 17.5% based on LIDAR data) from its confluence with Stream 1 to a point 
approximately 125 feet to the east.  The maximum gradient measured is approximately 30% 
over 75 feet starting at a point 50 feet east of the confluence of Stream 2 with Stream 1.  Since 
there is a natural stream gradient greater than 16% on Stream 2 and the demonstrated lack of 
fish habitat in Stream 1, we conclude that Stream 2 is also a Type N water.  Type N waters in 
the City of Bellevue have a 50-ft standard buffer measured from the top-of-bank.   

Stream 3 
Stream 3 is a small drainage located south of Parcel B.  The City of Bellevue GIS database 
identifies it as 0276B with a water type PF and maps it crossing Parcel B at the parcel’s 
southeast corner.  We investigated the southeast corner of Parcel B thoroughly during our 6 
August 2015 site evaluation and found no signs of a stream channel or pipe in that location.  We 
did notice a deep, well-vegetated ravine existing along the south property boundary.   

Stream 3 is conveyed underneath Lakemont Blvd SE through a pipe, which is located 
approximately 14 feet south of the southeast corner of the Site.  Stream 3 then flows within a 
deeply incised ravine for approximately 430 feet before commingling with Coal Creek.   

We were able to determine using analysis of LIDAR data that the average gradient of Stream 3 
from its confluence with Coal Creek to a point approximately 240 feet to the east is greater than 
16%.  The maximum slope is approximately 22% from the confluence of Stream 3 with Coal 
Creek to a point approximately 79 feet east.   

Since Stream 3 is likely ephemeral and upstream of a natural fish passage barrier on Coal 
Creek (which is also ephemeral upstream of its confluence with Stream 1), we conclude that 
Stream 3 is a Type N water.  Type N waters in the City of Bellevue have a 50-ft standard buffer 
measured from the top-of-bank.   

4.2.3 Western Upland Area 
The portion of the site west of the primary development area is worthy of a brief description, 
although no impacts are planned in this area.  This area is upland and contains approximately 
2.9 acres (127,942 sf) of the total site.  Of that amount, 0.5 acres (23,675 sf) are potentially 
developable, being located outside the standard critical area buffers and a restrictive easement 
already imposed on the Site.  This is illustrated in the Mitigation Plans in Appendix E, on 
Sheets W1.0 and W1.1.   

The upland area occurs within the northwest corner of Parcel A and is located between the 
northern property boundary and the main stem of Coal Creek.  This area contains the remnants 
of old coal tailings in a relatively small area.  Typical vegetation within this area includes big leaf 
maple, Douglas fir, vine maple, salal, sword fern, and salmonberry.  Himalayan blackberry is 
also present, primarily over the old coal tailings where less hardy plants have trouble 
establishing themselves.  This upland area is contiguous with the Coal Creek Natural Area and 
will provide important regional habitat value as a wildlife corridor maintained in its existing state. 

4.2.4 Habitat Evaluation 
We performed an evaluation of potential habitat on the Site using the City of Bellevue’s Urban 
Wildlife Habitat Functional Assessment Model (The Watershed Company 2010) as part of a 
habitat assessment of the property.  The Bellevue Urban Wildlife Habitat Functional 
Assessment Model assesses and rates the ability of a property within the City limits to provide 
usable habitat for wildlife.  The datasheets for the existing conditions analysis are included in 
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Appendix G.  The Site scored 41 points for potential habitat function, which indicates that the 
property has high habitat value potential for wildlife, including species of local importance.   

Section VIII of the Critical Areas Overlay District (COB §LUH 20.25H) deals with habitat 
associated with species of local importance.  This list is included in Table 1 below along with an 
analysis of the likelihood of a species presence on the Site. 

Table 1.  Species of Local Importance (LUC 20.25H.150) 

Scientific Name 
Common 

Name 
Likelihood 

of presence Rationale for Presence 

Haliaeetus 
leucocephalus 

Bald Eagle 
Migration 
only 

Tall trees on the property might provide roosting 
habitat.  However, the property is in a relatively 
low spot on the landscape and does not provide 
suitable perching habitat or prey base.  It is most 
likely that bald eagles might use the property 
during annual migrations.   

Falco peregrinus 
Peregrine 
falcon 

No 

Peregrine falcons are likely to utilize open 
country with suitable cliffs for roosting and 
nesting.  Alternatively, they may utilize the 
downtown commercial areas of major cities.  The 
subject property, however, does not provide 
suitable habitat for peregrine falcon. 

Gavia immer Common loon No 

Common loons are unable to walk on land and 
require open water (large rivers, lakes, and 
ponds) for suitable habitat.  There are no such 
habitat types near the subject property.   

Drycopus 
pileatus 

Pileated 
woodpecker 

Yes 

Pileated woodpeckers require relatively large 
tracts of mature forest with a significant number 
of dead or dying trees.  Standing snags of 
suitable diameter serve both as sites of nesting 
cavities and for insects, which comprise its diet.  
The subject property is connected to other large 
tracts of relatively mature forest. 

Chetura vauxi Vaux’s swift No 

Vaux’s swift require old-growth forests with 
hollow trees or abandoned chimneys for nesting 
and roosting.  The forest on the subject property 
does not have the essential characteristics to 
support Vaux’s swift. 

Falco 
columbarius 

Merlin 
Low to very 
low 
Probability 

Merlin generally prefer open country to dense 
forest.  However, there may be enough open 
ground in the form of pasture on the site for them 
to find suitable habitat. 

Progne subis Purple martin 
Low to very 
low 
Probability 

Purple martins typically require open space and 
the presence of artificial nesting boxes (gourds, 
martin houses, etc.).  The subject property does 
not have suitable nesting available.   

Aechmophorus 
occidentalis 

Western grebe No 

Like the common loon, western grebe are unable 
to walk on land and require open water in the 
form of large rivers, lakes, or ponds for suitable 
habitat.  There are no large rivers, lakes, or 
ponds near the subject property. 
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Scientific Name 
Common 

Name 
Likelihood 

of presence Rationale for Presence 

Ardea herodias 
Great blue 
heron 

Low to very 
low 
Probability 

Great blue heron require wetlands, ponds, lakes, 
or streams for suitable habitat.  The streams on 
the subject property are likely too small to 
provide a population of prey species for great 
blue heron.  It is possible that the forested areas 
in the vicinity of the subject property could be 
used as a heron rookery.  However, there are no 
records of heron using the subject property or 
areas within the general vicinity as a rookery. 

Pandion 
haliaetus 

Osprey 
Low to very 
low 
Probability 

Osprey are piscivorous eagles and must be near 
large rivers or lakes.  The subject property is not 
located near suitably large rivers or lakes. 

Butorides striatus Green heron No 
Green heron require wetlands, lakes, or other 
shallow water areas.  No such habitat exists on 
or near the subject property. 

Buteo 
jamaicensis 

Red-tailed 
hawk 

Yes 

The open pasture area of the subject property 
likely provides a population of suitable prey 
species while the trees along the edges of the 
pasture provide suitable perches and potential 
nest trees.   

Plecotus 
townsendii 

Townsend’s 
big-eared bat 

Potentially 
present 

Townsend’s big-eared bat will utilize many 
different types of habitats, but the habitat must 
be near caves.  Old mines suffice as caves for 
diurnal roosting.  The Coal Creek area is known 
to have several old coal mines that may be used 
by Townsend’s big-eared bat, including known 
mining activities in the general vicinity of the 
subject property. 

Myotis keenii Keen’s myotis 
Potentially 
present 

Keen’s myotis, like Townsend’s big-eared bat, 
requires caves, tree cavities, or loose bark for 
suitable roosting habitat.  Tree cavities, or trees 
with loose bark, are indicative of more mature 
forests.  There is likely suitable roosting habitat in 
the general vicinity of the subject property 

Myotis volans 
Long-legged 
myotis 

Low to very 
low 
Probability 

Long-legged myotis is a more montane-adapted 
species and more likely present at elevations 
over 4,500 feet. 

Myotis evotis 
Long-eared 
myotis 

Potentially 
present 

Long-eared myotis have similar habitat 
requirements as Keen’s myotis and may be 
present in the general vicinity of the subject 
property 

Rana pretiosa 
Oregon spotted 
frog 

No 

Oregon spotted frogs are seldom found away 
from standing water, such as wetlands, lakes, or 
slow-moving streams.  No such habitat exists in 
the general vicinity of the subject property. 

Bufo boreas Western toad 
Low to very 
low 
Probability 

Western toads prefer grasslands or meadows 
that are near ponds.  There are no ponds in the 
general vicinity of the pastures on the subject 
property. 
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Scientific Name 
Common 

Name 
Likelihood 

of presence Rationale for Presence 

Clemmys 
marmorata 

Western pond 
turtle 

Low to very 
low 
Probability 

Western pond turtles have been mostly 
extirpated from King County.  Their preferred 
habitat includes lakes, ponds, wetlands, and 
slow-moving streams.  This type of habitat is not 
provided on the subject property. 

Oncorhynchus 
tshawytscha 

Chinook 
salmon 

Low to very 
low 
Probability 

Coal Creek and the stream on the subject 
property may provide habitat for chinook salmon, 
but a natural impediment to migration exists 
downstream.   

Salvelinus 
confluentus 

Bull trout 
Low to very 
low 
Probability 

Bull trout prefer streams with very cold water.  
These are typically headwater streams fed by 
glacial meltwater.  The stream on the subject 
property likely does not meet bull trout preferred 
temperature requirements.  Bull trout are known 
to migrate within and between WRIAs.  However, 
the same downstream blockage that prevents 
chinook salmon from migrating to the subject 
property likely prevents bull trout migration as 
well. 

Oncorhynchus 
kisutch 

Coho salmon 
Low to ery 
low 
Probability 

The same downstream natural blockage that 
prevents migration of chinook salmon to the 
subject property will also prevent coho salmon 
from also migrating to the site. 

Entosphenus 
tridentatus 
(formerly 
Lampetra 
tridentatus or L. 
ayresii) 

River lamprey 
Low to very 
low 
Probability 

Current maps of river lamprey populations 
indicate that these fish are not typically found in 
King County. 

 
The relatively high score for habitat on the Site is not surprising considering the forested ravine 
and extensively forested areas to the north and west of the subject property.  The mowed fields 
and disturbed areas around structures on the site, themselves, would not warrant the high rating 
and are areas where wildlife is less likely to utilize the spaces for their lifecycle functions, 
including travel from one area to another.  Migration through the site would occur largely along 
stream corridors, in heavily forested areas, and to a lesser extent in the edge zone between the 
fields and forest.   

Of the list of species of local importance provided on Table 1, only six were determined as 
having 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.  Protecting areas with mature forests (forests 
with significant numbers of dead or dying conifers and soft-wood deciduous trees) provides 
habitat for these six species and habitat for a multitude of other species not currently included 
on Federal or State priority species lists.   

We performed an additional assessment of the potential impact to merlin and red-tailed hawk 
habitat as a result of the potential loss of pasture as foraging habitat.  We limited our 
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assessment to an area approximately ½ mile around the Site (“Assessment Unit”).  The 
Assessment Unit is approximately 503 acres in size.  Of that 503-acres, approximately 34.7 
acres (7 percent of the total Assessment Unit) represents potential open area that might be 
used by either red-tail hawks or merlins as foraging habitat.  The Site contains approximately 
4.8 acres of the approximately 34.7 acres of potential foraging habitat (Figure 6).  This 
constitutes approximately 14 percent of the potential foraging habitat and less than one percent 
of the Assessment Unit.  We are sensitive to the concept that, while the loss of potential 
foraging habitat is relatively small within the Assessment Unit, continued small losses of 
potential foraging habitat over a larger area could lead to significant losses of habitat for red-
tailed hawk and merlin.   

At this point, it is important to note that, nationwide, populations of merlin and red-tail hawks are 
seen as stable and increasing (“Red-Tailed Hawk” 2014; “Red-Tailed Hawk” 2014).  This is 
despite the burgeoning human population of the United States and the increases in urban 
landscape as cities expand and develop.  Both red-tail hawk and merlin appear to be adapting 
to other artificially-maintained habitat areas, such as grassy areas along roadways (Speiser and 
Bosakowski 1988; Minor and Minor 1993). 

4.3 Existing Conditions of Upland Buffers 
The following paragraphs will discuss the historical uses of the subject property and the current 
ability of the standard buffer widths to provide protections to the streams and wetlands. 

4.3.1 Historical Perspective 
As discussed in Section 2.2.1, the Site had been significantly altered and impacted by coal 
mining.  The northern portion of the ravine containing Streams 1 and 2 appears to have been 
logged prior to 1936, with significant areas of grading and impact along the right bank of Stream 
1 and both banks of Stream 2, ostensibly from coal mining operations that were present at the 
time.  Since then, the ravine has grown back with a relatively even-aged stand of red alder, 
black cottonwood, and big-leaf maple.  There are very few conifers within this portion of the 
ravine forest, with young western redcedar being the dominant conifer present.  The existing 
stream buffers are, therefore, mostly early successional.  Big-leaf maples are a relatively long-
lived species of tree.  However, red alder and black cottonwood are considered early 
successional and short-lived, generally in the range of 80 to 120 years.  Over time, these early 
successional trees will die, and the forest should transition from deciduous-dominated to a more 
conifer-dominated forest.  A conifer-dominated forest consisting of Douglas fir, western 
hemlock, and western redcedar was likely present on the site prior to European colonization. 

4.3.2 Functions and Services Provided by the Existing Stream Buffers 
Buffers serve to provide protection to critical areas from development, as well as provide habitat 
for a variety of birds and other animal species.  Outside of the human development context, 
buffers do not serve an ecological purpose.  How buffers provide habitat services to critical 
areas has not been thoroughly researched, although much is known about the ability of a buffer 
to protect aquatic resources from human impacts, such as pollution, light, and noise.  Buffers do 
provide a first line of water quality improvements, a limited amount of hydrological support, and 
habitat value for wildlife.  The ability of a buffer to provide water quality services is relative to the 
average slope of the buffer, the soil composition, and the types and density of vegetation 
present.  The ability of a buffer to provide habitat is relative to the habitat requirements of 
specific species.  Finally, buffers serve to protect a critical area from disturbances caused by 
humans, such as light, noise, and intrusions that disrupt normal wildlife activities.   

Habitat provided by a buffer is dependent upon the wildlife species one is considering and its 
dependence on the critical area being protected.  Large mammal species may require larger 
relatively undisturbed areas adjacent to a critical area for its habitat needs.  The fragmentation 
or shape of undisturbed habitat plays a key component on how a species perceives its value.  

DSD - 000430



 Critical Areas Report, Habitat Evaluation, 
Park Pointe PUD and Conceptual Mitigation Plan 

11 January 2023 Copyright © 2020 Talasaea Consultants, Inc. 
1543 Park Pointe PUD CA Report and Mitigation Plan-6.docx Page 21 

Knowing the species that currently utilize a critical area is important in determining an 
appropriate buffer width. 

The buffer also protects the on-site streams from impacts from human development, such as 
stormwater runoff, toxic runoff, noise, and light.  The existing buffer does not have much 
opportunity to provide these water quality functions due to the current topography of the subject 
property.   

4.3.3 Existing Stream Buffer Conditions – Above the Top-of-bank 
The existing stream buffers measured per code from the top-of-bank, are degraded.  A network 
of wide trails has been cut through the existing vegetation along the top-of-slope.  This network 
of trails extends away from the top-of-slope.  The trails appear to be maintained on an 
infrequent basis by mowing.  The vegetation within the trails is predominantly grass with non-
native blackberries becoming established along the edges of the mowed areas.  Trash, debris, 
and an old car chassis exist within these disturbed portions of the buffers.  The edge of the 
disturbance along the top-of-slope is mostly vegetated with non-native blackberry.  The 
remainder of the stream buffer that is not currently impacted by mowing is vegetated with 
invasive non-native blackberry and successional young to middle-aged red alder trees. 

By contrast, the vegetation along the left bank of Stream 1 is relatively diverse and is continuous 
for many thousands of feet.  The value of the habitat provided along the left bank of Stream 1 
far exceeds that of the right bank on the subject property by any metric.  There are clear 
differences in quality of available habitat between buffers adjacent to the developed and 
managed areas and those buffers that abut other native vegetation.  

We believe that three functional components of the existing buffer along are important to 
consider with respect to the proposed development:  

1. The existing patterns of disturbance within the buffer;  
2. The existing environmental conditions of the steep slope area; and  
3. The functions and services provided by the buffer in its existing condition 

4.3.4 Existing Stream Buffer Conditions – Below the Top-of-bank 
The steep slope area of the right bank of Stream 1 and both banks of Stream 2 (on the subject 
property) was cleared of vegetation by 1936 as a result of ongoing coal mining activities.  It is 
not known how long after 1936 the steep slope areas remained unvegetated.  In any case, 
vegetation was able to re-establish itself in the intervening years.  By 1968 (the next year of 
available aerial imagery), the steep slope areas appear forested.  Currently, the vegetation 
along the previously cleared stream banks consists of an even-aged stand of young big-leaf 
maple, young red alder, and black cottonwood, with a few scattered western redcedar trees.  
The understory consists of scattered salmonberry, non-native blackberry, and sword fern.  
There are considerable piles of large woody debris on the slopes in several areas, including 
some near the top-of-slope of the areas with the steepest slopes.  We believe that some of 
these woody debris piles may have been the result of tree cutting or pruning in the past. 

4.3.5 Existing Patterns of Buffer Disturbance 
The areas of disturbance include an approximately eight- to ten-foot swath that extends outward 
from the top-of-slope.  Vegetation within the area of disturbance consists predominantly of 
grasses with some annual ferns (bracken fern).  Mowing likely occurs at least once a year.  
Himalayan blackberry is prominent along the edges of the mowed areas.  Pockets of forested 
vegetation are interspersed around the trail network.  However, the vegetation within these 
forested areas consists predominantly of relatively young red alder trees, some native shrubs, 
and non-native blackberry. 

Recent disturbances within this impact area include the remains of a car.  This car was not 
present during our 2015 site evaluation.  Other signs of disturbance include trash and debris.   
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There are currently no restrictions (by fence or vegetation) preventing people or pets from 
accessing the impacted buffer area.  Dr. Thomas Hruby (Washington Department of Ecology, 
retired) noted in his wetland rating documents (Hruby 2014) that intrusion into buffers by people 
or pets creates significant stress on wildlife that is present.  The potential for disturbance by 
people, pets, and machinery significantly reduces the ability of the standard 50-foot buffer to 
provide habitat for many species of wildlife. 

Chapter 5. ANALYSIS OF CRITICAL AREAS REGULATIONS 

5.1 City of Bellevue 
Critical areas on the project site are subject to the regulations of Bellevue Land Use Code 
(BLUC) Part §20.25H.  This section contains standards and requirements for the protection of 
designated critical areas and defines permissible uses within the Critical Areas Overlay District.  
BLUC §20.25H Section III establishes allowed alterations within the Critical Areas Overlay 
District.  BLUC §20.25H Section IV establishes standards and requirements for protection of 
streams, Section V establishes standards and requirements for protection of wetlands, Section 
VI establishes standards and requirements for protection of shorelines, and Section VIII 
establishes standards and requirements for protection of habitat associated with species of local 
importance.  Section XII of BLUC §20.25H provides the purpose, submittal requirements, and 
reporting requirements for Critical Areas Reports for projects that may alter or impact critical 
areas of their buffers. 

Development on sites that have wetlands or wetland buffers shall also incorporate where 
applicable the performance standards provided in BLUC §20.25H.080, which are listed below.  
The following guidelines are also being applied to the on-site stream buffers for this project. 

A. “Lights shall be directed away from the wetland.  Lighting levels shall meet the outdoor 
lighting standards for spillover into critical areas, per BLUC §20.25H;  

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

C. Toxic runoff from new impervious surface area shall be routed away from the wetlands;  
D. Treated water may be allowed to enter the wetland critical area buffer; 
E. The outer edge of the wetland critical area buffer shall be planted with dense vegetation 

to limit pet or human use; 
F. Use of pesticides, insecticides, and fertilizers within 150 feet of the edge of the stream 

buffer shall be in accordance with the City of Bellevue’s “Environmental Best 
Management Practices,” now or as hereafter amended.” 

The project will implement several of the mitigation measures listed above as follows (Table 2): 

Table 2.  Summary of Proposed Mitigation Performance Standards 
Examples of 
Disturbances 

Measures to Minimize Impacts 

Lights 
Street and security lighting will be placed so that illumination is directed away from 
the buffer. 

Noise 
Planting of dense vegetation specified for mitigation of light-related impacts will 
also ameliorate impacts due to noise.   

Toxic Runoff 

Operational covenants will stipulate that no pesticides or herbicides will be used 
within 150 feet of the stream buffer (the use of herbicides to control non-native, 
invasive species in the course of routine mitigation monitoring and maintenance 
will be allowed as described in the Mitigation Plan).  Road runoff will be collected 
and transferred to the project’s on-site stormwater treatment and detention 
facilities.   
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Examples of 
Disturbances 

Measures to Minimize Impacts 

Stormwater 
runoff 

All road runoff will be detained and cleaned by the proposed stormwater system 
for the project.   

Pets and Human 
Disturbances 

Buffer areas will be permanently protected by fencing to help prevent human and 
pet intrusions into the buffer, and the buffer areas (will be placed in a separate 
Natural Growth Protection Area (NGPA), per City requirements. 

 
Stream buffers may be modified through the code provisions in §20.25H.075.C.2.  This code 
provision describes the requirements necessary for buffer averaging.  Averaging the buffers was 
reviewed; however, it was discovered that buffer averaging would not be possible on-site due to 
the physical constraints of the property while still achieving an economically viable project 
design.  Section §20.25H.075.C.2 notes that modifications to stream buffers that do not meet 
the criteria for buffer averaging may be considered through a critical areas report, as stated 
below:   

“Modifications to the stream critical area buffer that do not meet the criteria of this 
subsection may be considered through a critical areas report.” 

The reductions are defined further under §20.25H.090 Critical Areas Report – Additional 
Provisions, subsection A – Limitations on Modifications.  This provision states:  

“A stream critical area buffer shall not be modified below the widths set forth in this 
section, measured from the top-of-bank:” 

In the table that follows, it indicates that a Type F stream has a minimum allowable buffer of 25 
feet, while a Type N stream has a minimum allowable buffer width of 10 feet.   

As we understand these code provisions, reducing the buffer using this code provision must be 
supported by a mitigation plan that provides a substantial benefit to habitat and other buffer 
functions compared to the standard buffer width measurement.  

5.2 State and Federal Regulations 

5.2.1 Washington State Regulations 
Critical areas (wetlands and streams) on the Site are subject to regulation at the State level 
primarily by the following statutes: 

• State Water Pollution Control Act (administered by DOE) 

• Section 401 of the Federal Clean Water Act (administered by DOE) 

• Hydraulic Code of Washington (administered by WDFW) 

DOE uses Section 401 State Water Quality Certification (WQC) as the primary mechanism for 
implementing the provisions of the State Water Pollution Control Act.  Section 401 WQC is 
typically issued in conjunction with Section 404 permits from the U.S. Army Corps of Engineers 
(Corps).  Any impacts to the on-site streams would also be regulated under the Hydraulic Code 
of Washington as part of the Hydraulic Project Approval (HPA) permit process.  It should be 
noted that an HPA would likely be required for an off-site impact of constructing utility crossings 
over or under Stream 2, to be in the Lakemont Boulevard SE ROW.  This work does not affect 
the critical areas on the Site, and any potential impacts would be addressed by the State in its 
permit requirements.   

5.2.2 Federal Regulations 
Critical areas (wetlands and streams) on the Site are also subject to Federal regulations under 
Section 404 of the Clean Water Act.  The Corps is responsible for administering compliance 
with Section 404 via the issuance of Nationwide or Individual Permits for any fill or dredging 
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activities within wetlands or streams.  No direct impacts (filling or dredging) to wetlands or 
streams are being proposed in this project.   

Chapter 6. SITE DEVELOPMENT PLAN 

Isola Real Estate 111, LLC has chosen to develop the property using the PUD code for the City 
of Bellevue.  Developing the Site as a PUD provides more flexibility in building layout, setback 
requirements, and reductions in setback dimensions.  This progressive PUD proposes to 
preserve and restore on-site habitat while supporting a low-impact designed development.  The 
development proposal seeks to contain development on the flatter land adjacent to Lakemont 
Boulevard SE.  The development will consist of 35 single-family residences with associated 
roads, trails, and utilities (Sheets W1.1-1.2).  About 5.98 acres (260,581 sf) of the 
approximately 12.29-acre Site will be developed.  The remainder of the Site {approximately 6.31 
acres (274,642 sf)} will remain undeveloped as permanent open space.  No direct impacts to 
wetlands or streams are proposed.  Minor modifications to standard buffers are proposed with 
accompanying buffer enhancement.  

PUDs have long been appreciated for allowing developers and cities to deviate from standard 
zoning and development regulations on large properties in exchange for site-specific open 
space conservation, innovative site design, and other design treatments and critical area 
enhancements.  To develop as a PUD by reducing setbacks to the minimum width practicable, it 
was found to be necessary to reduce the buffers for Streams 1, 2, 3, and Coal Creek.  The 
proposed site plan is the result of several design iterations to reduce the magnitude of the buffer 
impacts to the greatest extent while maintaining project goals and achieving improved buffer 
function.  Replacement buffer areas and extensive buffer enhancement will be provided for all 
streams to compensate for the proposed buffer reductions. 

The proposed site development plan is innovative in providing the allowable development while 
avoiding impacts to the maximum extent practicable.  The development includes embracing the 
natural features of the buffers as amenities to the community.  A limited access pedestrian trail 
will interlink the community with other trails and resources in the area, such as Coal Creek 
Natural Area.  The portion of the site proposed to be developed is not of high habitat value in its 
existing condition, but rather is largely disturbed by a history of mining, agriculture, and other 
uses.  The hydrology of the site will be maintained, and stormwater runoff from the future 
residential area will be treated prior to entering the natural environment.  Native plants are to be 
used in the landscaping of the site to improve habitat value for the benefit of local wildlife 
species (birds, primarily) that may interact between the critical areas and built environment.  The 
perimeter of the disturbed area will be enhanced to improve habitat values and buffer 
conditions, as described in Chapter 8, and illustrated in the Critical Area Conceptual Mitigation 
Plans in Appendix E.  

Homes will be built using green construction technology that delivers energy conservation and 
long-term stewardship.  Smaller lot sizes with smaller homes will allow more affordable family 
housing for Bellevue.  In addition, the PUD will provide access to the regional trail system 
located along the Coal Creek Natural Area.  This property of plateaus, hills, and slopes naturally 
creates important protective buffers to the streams; however, the buffers have been 
considerably degraded from decades of agricultural and residential use.  The proposed 
mitigation will remove the invasive species common throughout the stream and wetland buffers, 
as well as the rusted mechanical equipment found during site evaluations.  These areas of 
debris and invasive species removal will then be replanted with native trees and shrubs 
attractive for wildlife.  These measures will help restore the slopes to highly desirable long-term 
habitat areas.   
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LID techniques that have become standard building practices are extensively incorporated into 
the PUD development.  The proposed development reduces the amount of new impervious 
surfaces by utilizing shortened driveways and pervious pavement materials.  Proposed houses 
will be clustered in groups of two and four units, utilizing shared driveways to reduce new 
impervious surfaces.  The clustered home units integrate with open spaces with additional 
connectivity to protected habitat through the use of soft surface trails.  The proposed trails will 
connect to existing public trails in the Coal Creek Natural Area. 

PACE Engineers has designed a stormwater management system for the proposed 
development that will integrate both low-impact development concepts and enhanced 
stormwater treatment.  The following are characteristics of the stormwater management plan: 

• Clean rooftop runoff will be infiltrated to the extent practicable along the stream buffer 
boundary; 

• A detention vault capable of detaining greater than 90,000 cubic feet of runoff will 
handle most of the wintertime stormwater runoff; 

• Discharge from the stormwater vault will be treated using an advanced treatment 
cartridge filtration system; and 

• Treated stormwater will be released via a gravity outlet pipe that discharges into the 
buffer of Stream 1 approximately seven feet from the OHWM.   

The development plan has been designed to avoid direct impacts to wetlands or streams on the 
Site.  However, the location of stream buffers and building setbacks, as measured from the top-
of-bank, extend well into existing degraded site conditions.  Preserving these degraded buffer 
areas intact will likely not provide the buffer functions of a modified and enhanced reduced 
buffer.  Reductions to buffer width, in combination with enhancing/restoring habitat, result in 
improved function of the remaining buffer.  Buffer reductions are consistent with maintaining the 
site stability of the development.  See the reports prepared by Geotech Consultants, Inc. 
(Appendix A1 and A2) for more information regarding the steep slopes and other geological 
conditions of the site.   

Chapter 7. ASSESSMENT OF DEVELOPMENT IMPACTS 

No direct impacts to the wetlands or streams are proposed with this Project.  The Project is 
proposing reduced buffer widths for the streams and steep slopes to accommodate the 
development footprint, as well as minor buffer encroachments for City-required right-of-way 
improvements along Lakemont Blvd SE.  In addition, a soft-surface trail will be constructed in 
the buffer to connect to an existing trail system in the Coal Creek Natural Area and construction 
of a gravity flow stormwater discharge pipe will result in impacts to buffers due to the 
construction of a setup and staging area for directional boring, a gabion basket energy 
dissipator, and temporary impacts resulting from construction equipment required to construct 
the gabion basket energy dissipator (Table 3).  No direct impacts will occur to wetlands or to 
their associated buffers. 
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Table 3.  Proposed Buffer Impacts 

* Total standard buffers on the site pre-development is 264,349 sf (100%). 

 

The City of Bellevue municipal code, under §20.25H.230, allows for such reductions through a 
critical areas report, which provides the rationale justifying the change.  The approach proposed 
in this report measures the proposed buffer reduction against a combination of buffer 
replacement and extensive buffer enhancement and re-establishment.  This chapter measures 
the scale of the impacts.  The areas of proposed buffer impacts are illustrated in the Critical 
Areas Conceptual Mitigation Plans in Appendix E.  A review of applicable codes relative to this 
proposal is included in Appendix I.   

7.1 Dimensional Impacts to Stream Buffers 
The standard buffers that apply to the site described in the existing conditions are illustrated in 
Sheet W1.0 of Appendix E.  Because of steep slopes along all four of the streams, 
measurement of stream buffer begins at the top-of-bank for all four streams.  In §20.50.048 of 
the Bellevue’s Land Use Code, top-of-bank is defined as: 

A. “The point closest to the boundary of the active floodplain of a stream where a break in 
the slope of the land occurs such that the grade beyond the break is flatter than 3:1 at 
any point for a minimum distance of 50 feet measured perpendicularly from the break; 
and 

B. For a floodplain area not contained within a ravine, the edge of the active floodplain of a 
stream where the slope of the land beyond the edge is flatter than 3:1 at any point for a 
minimum distance of 50 feet measured perpendicularly from the edge: 

The City of Bellevue specifically recognizes that steep slopes adjacent to streams provide 
habitat value requiring protection.  Measuring the stream buffer from the top-of-bank, according 

to code, provides water quality and hydrology protection to the stream6.  The resultant protected 
width for a stream, therefore, often exceeds the standard stream buffer width itself.  We believe 
that the steep-sloped areas provide buffer functions that should not be discounted, and this 
function may be improved with enhancements. 

 
6 City of Bellevue Land Use Code does not mention the ordinary high water mark as a reference point for 
measuring stream buffers. 

Proposed Buffer Impacts Area (sf) %* 

   

Reduced Stream Buffer for Right-of-Way Dedication 114 0.04% 

Reduced Stream Buffer  10,256 3.9% 

Reduced Steep Slope Buffer  3,975 1.5% 

Combined Reduced Stream & Steep Slope Buffer  7,230 2.7% 

Total Buffer Reduction Impacts 21,575 8.14% 

Soft-surface Trail  2,161 0.82% 

Gabion Basket Energy Dissipator  104 0.04% 

Temporary Construction Access to the Outfall Location 646 0.24% 

Total Construction Related Impacts 2,911 1.10% 
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As stated in Chapter 6 above, it will be necessary to reduce the standard stream buffer width in 
certain places for all the on-site streams (Sheet W1.1, Appendix E).  The purpose of this buffer 
reduction is to allow for the development of the site in a logical manner, such that certain narrow 
points are widened.  As shown in the mitigation plan sheet, the 50-foot wide Type N stream 
buffers for Streams 1, 2, and 3 are reduced in three areas.  Similarly, for the Type F stream, 
Coal Creek, the 100-foot wide standard buffer is proposed to be reduced in two locations. 

7.1.1 Critical Area Buffer Impacts 
The area of proposed buffer reductions is approximately 21,575 sf for all proposed critical area 
buffer reductions, both stream and steep slopes (Table 3).  The total critical area buffer on the 
site is approximately 264,349 sf.  The proposed changes to buffer affect approximately 8.14% of 
the available buffer area.   

Additional impacts to the buffers will result from the required trail connection to the Coal Creek 
Natural Area trail system and construction impacts for the stormwater outfall pipe.  Total 
construction-related impacts to buffers is 2,911 sf which represents 1.10% of the available 
buffer areas.  These areas of impact are detailed below: 

7.1.1.1 Site Development 
Providing the improvements of the PUD development in an efficient and logical manner will 
necessitate reducing the stream and steep slope buffers at certain points where it extends 
inward to the general developable area.  The modification of the critical area buffer is well within 
the allowable reductions and will be mitigated as with all the other buffer impacts, as described 
in Chapter 8.   

7.1.1.2 Right of Way Dedication 
Required improvements to Lakemont Boulevard SE will necessitate dedicating a strip of land 
along the east side of the parcels.  This strip, approximately three feet in width, will reduce 
stream buffers by approximately 114 sf.  No other critical area buffers are affected by the 
dedication. 

7.1.1.3 Soft-surface Trail Construction 
A permanent stream buffer reduction of 2,161 sf will occur as a result of City-required public 
limited-access trail to the Coal Creek Natural Area.  The trail will be constructed from the west 
side of the development towards the southern Site boundary and will connect with an existing 
trail within the riparian corridor.  This limited-access trail will be a non-ADA pedestrian trail due 
to grades.  It will feature a soft surface constructed with natural materials such as wood fiber. 

7.1.1.4 Stormwater Outfall Construction 
The design for the stormwater outfall has changed per the direction from the City of Bellevue 
Public Works.  The new layout eliminates the pump station at the outlet of the detention vault, 
and instead provides a gravity outlet pipe that discharges to the buffer of Stream 1 
approximately 7 feet from its OHWM.  In reviewing the preliminary engineering, City staff 
indicated they would not support a pumped outfall or any construction within the restrictive 
easements, and that a redesigned system would need to comply with Section D-04.2 of 
Bellevue’s 2016 Surface Water Engineering Standards which states that: 

“If the 100-year peak discharge is greater than 0.5 cfs for either existing or developed 
conditions… then a conveyance system must be provided to convey the concentrated runoff 
across the downstream properties to an acceptable discharge point.  Drainage easements 
for this conveyance system must be secured from downstream property owners and 
recorded prior to engineering plan approval.” 

In the case of Park Pointe, both the existing and developed flow rates from the 100-year event 
exceed 0.5 cfs indicating runoff must be conveyed (piped) to an acceptable discharge 
point.  The project engineer’s (PACE) original proposal met the requirements of the Surface 
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Water Engineering Standards by conveying concentrated runoff from the Site to Stream 
3.  However, this option was abandoned because the downstream property owner, Bellevue 
Parks and Community Services, would not grant an easement for the off-site storm drain.  
Similarly, a proposal to discharge to Coal Creek would not be permitted since construction 
would need to occur within a restrictive easement. 

As an alternative, the project engineer was compelled to confine the storm drain system to the 
Site which indicated a discharge point to the buffer of Stream 1.  Since the terrain of the Site 
between the stormwater vault and the proposed discharge area near Stream 1 would not allow 
for trenching, it is now proposed to provide gravity drainage by a pipe installed through a 
directional bore.  This construction method will avoid impacting the existing cultural resources 
associated with the historic mining activity, avoid impacting existing trees, and impacts to steep 
slopes (Sheet W1.1, Appendix E).   

The proposed installation of the 18” storm discharge pipe will utilize two methods of 
construction, including:  1) excavating a staging area and the location of the gabion energy 
dissipator, and 2) directional boring.  The directional bore will be approximately 380 linear feet 
long ending at a gabion basket energy dissipator located above the OHWM of Stream 1.  See 
engineering plans and section prepared by PACE.  This proposed construction will not disturb 
the early successional forests that exist, the existing trail or proposed trail, or the steep slopes.  
The pipe will daylight near Stream 1 and will end at the gabion basket energy dissipator.  This 
will impact 646 sf of what was previously buffer.  Construction of the gabion basket energy 
dissipator will require an access path to construct.  The gabion basket dissipator will 
permanently impact approximately 104 sf of buffer.  Final engineering will provide a detailed 
analysis of the proposed route for both the pipe and the energy dissipator.  All areas of 
construction disturbances for the access path to the gabion basket dissipator will be restored 
post-installation of the pipe.  The disturbed areas will be planted with native evergreen and 
deciduous small trees and shrubs.   

7.2 Structure Setback Reduction 
To allow the project to be constructed without additional buffer reductions, a structural setback 
reduction will be requested.  The standard structure setbacks from the critical area buffers are 
15 feet and 25 feet, depending on stream typing.  Coal Creek (Type F Stream) requires a 20-
foot structure setback from the stream buffer and Streams 1, 2, and 3 (Type N streams) require 
a 15-foot structure setback from the stream buffer.  The total structural setback area reduced 
will be 5,426 sf.  With consideration to the needs for structure setbacks, it was determined that a 

reasonable width for maintenance or pedestrian access is 12 feet7.  Within this space, all 
activities may occur for the buildings, including access, landscaping, passive recreation, 
vehicular movement, ladders, and temporary scaffolding (if needed for structural work).   

This 12-foot minimum setback will apply along all the exposed stream buffers adjacent to the 
development.  While this project proposes a reduction of the building setback dimension, this 
change does not reduce the critical area size, affect the critical area buffer function, or subject 
the critical area buffer to damage from building activities.  The proposed residential units where 
the structure setback is reduced will not have any overhanging part extending into the buffer.  
The City of Bellevue allows reductions of critical area structure setbacks under BLUC 
§20.25H.075.D.3.  The following provisions need to be ensured: 

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

 
7 We had proposed an 11-foot structural setback on our previous report.  The latest revision of the site 
plan was able to reduce the proposed reduction. 
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b. Encroachment onto the structure setback will not disturb habitat of a species of local 
importance within a critical area or a critical area buffer. 

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

d. Enhancement planting on the boundary between the structure setback and the critical 
area buffer will reduce impacts of development within the structure setback.” 

As established earlier, water quality will be maintained by controlling stormwater from the 
project site in ways that will not degrade the critical areas buffer, or the streams and wetlands 
themselves.  The proposed site design was evaluated in the geotechnical report, and it was 
determined that slope stability will not be compromised by locations that included a reduced 
building setback.  As discussed earlier, the likelihood of local species of importance present at 
this site is low to very low, and the retained buffers should provide needed habitat and maintain 
corridors for the wildlife that are present.  Vegetation in the areas of the critical area buffer at the 
edge of the development site will not be impacted by construction, as the 12-foot wide space will 
be adequate for construction and other activities at the buildings.  The final mitigation planting 
design will include extensive enhancement planting within the buffer, and in particular, adjacent 
to the buffer perimeter at the boundary of the structure setback where dense shrub plantings, 
including rose or other thicket-forming species, should help reduce unwanted intrusions into the 
buffer.  In addition, the site landscaping plan by Pace Engineers will feature native plant 
species, especially in planting areas set adjacent to the critical areas buffer. 

7.3 Analysis of Buffer Function 
Buffers provide protection to critical areas only in relation to development.  As presented in 
Chapter 4, the current ability of the standard buffer widths to provide protections to the streams 
and wetlands is compromised by the current conditions of portions of these buffers.  The 
standard buffer area is largely disturbed through regular maintenance and mowing, significant 
amounts of non-native invasive species, and the presence of trash, old vehicles, and debris 
scattered throughout the buffer.  The potential for disturbance by people, pets, and machinery 
significantly reduces the ability of the standard stream buffers to provide habitat for many 
species of wildlife.  Chapter 4 outlines the existing conditions of the buffer in more detail.  

7.3.1 Existing Habitat Functional Rating 
A systematic evaluation was conducted, as described in Chapter 4, using the City of Bellevue’s 
Urban Wildlife Habitat Functional Assessment Model (The Watershed Company 2010).  For the 
purposes of our analysis, we reviewed two scenarios:  1) future buffer functions with no buffer 
reduction proposed, and 2) future buffer functions with the proposed reductions and mitigation 
for impacts.  We initially chose not to evaluate a third option (buffer reduction without mitigation) 
because the City of Bellevue BLUC requires that some form of enhancement planting be done 
when buffer reduction is applied (§20.25H.075.D.3.d).  However, were this option (buffer 
reduction with no enhancement mitigation proposed), the most likely result would be a 
monoculture of non-native blackberries with trees present only where they are currently 
preserved in the buffer.   

Left to itself, natural successional vegetation within the poorly-vegetated portions of the buffer 
would very likely result in a monoculture of Himalayan blackberry, which is already present 
along the periphery of the undisturbed buffer with the disturbed buffer.  Himalayan blackberry, 
once established, effectively prevents other more desirable vegetation from becoming 
established.  Dense thickets of Himalayan blackberry inhibit the movement of animals between 
habitats and provides forage and shelter for non-native animal species, such as invasive 
European starlings and rats (Washington State Invasive Species Council).  Himalayan 
blackberry (and evergreen blackberry) are noxious weeds by the Washington State Invasive 
Species Council and King County. 
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Additionally, we have noted that English ivy, another species on the noxious weed list, is 
present within the buffer area in the northeast corner of the property.  English ivy effectively 
smothers all groundcover vegetation and strangles trees as the vines grow up and surround tree 
trunks.  We have observed ivy infestations within wetland and buffer areas on many other 
project sites that have contributed to the loss of forest canopy due to the strangulation of trees 
and increasing the potential of blow down resulting from a significantly increased sail area 
present during winter storms.  Management of English ivy is a major component of one of our 
mitigation plans due to the deleterious effects this species has on native forest vegetation. 

The datasheets for the existing conditions analysis are included in Appendix G.  The Site 
scored 41 points for potential habitat function, which indicates that the property has high habitat 
value potential for wildlife, including species of local importance.   

7.3.2 Future Condition with No Buffer Reduction 
The potential future functional condition of onsite habitat where no buffer reduction has occurred 
was evaluated for comparison sake.  The primary impact to the Site would be from an increase 
in development density within the buildable area.  No other environmental factors would likely 
be changed as a result of a development with no buffer reduction proposed.  A number of 
significant trees would be removed for development purposes.  Mitigation for the loss of 
significant trees would follow the requirements of Bellevue Land Use Code §20.20.900.  The 
degraded condition of the existing buffer would be left unchanged. 

7.3.2.1 Functional Rating with No Buffer Reduction  
We rated the site under this scenario using the City of Bellevue Draft Assessment Tool for 
Upland Habitat and found the site achieved a score of 40.  The overall habitat function valuation 
reduces slightly, from a score of 41 to a score of 40, primarily due to increased development 
density.  Development is limited to those areas of the Site that have relatively low habitat value 
due to ongoing land management and human intrusions.  The Site retains enough high-quality 
habitat to maintain many of the higher-valued habitat areas.  The reduction of score indicates 
that implementing the project in a manner that preserved the buffer size, but without 
enhancements or other mitigation, would cause a slight negative impact to buffer function, 
based on the Draft Functional Assessment Tool, as presented in Bellevue Urban Wildlife Habitat 
Functional Assessment Model (The Watershed Company 2010).  

7.3.3 Mitigation of Impacts to Buffer Reduction 
The currently proposed Site plan utilizes several approaches to increasing net buffer ecological 
function as mitigation for the physical reducing of the standard stream and steep slope buffers.  
To achieve this, Buffer Enhancement, Buffer Addition with Enhancement, and Buffer Re-
establishment are proposed.  Sheets W1.2 and 2.0 of the mitigation plans shown in Appendix 
E illustrates the design. 

7.3.3.1 Functional Rating of Buffer with Mitigation  
The functional condition of the buffers with reduction and habitat mitigation were evaluated 
using the same tool as the existing condition and no-buffer reduction scenario.  This was 
completed using the City of Bellevue’s Urban Wildlife Habitat Functional Assessment Model 
(The Watershed Company 2010).  For the purposes of this analysis, we factored in the potential 
effect of onsite infiltration of clean rooftop runoff, green development technologies, and 
enhanced stormwater systems to reduce new effective impervious surfaces.  The datasheets for 
the existing conditions analysis are included in Appendix G.  The Site scored 46 points for 
potential habitat function, which indicates that the enhancement and restoration activities offset 
the loss due to additional urban density on the site.  According to the model, there would be a 5-
point gain in habitat functional rating when the site is developed given the proposed mitigation 
plan elements.   
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Chapter 8. PROPOSED MITIGATION  

8.1 Agency Policies and Guidance 
The proposed mitigation plan was designed in accordance with the policies and guidance 
provided in BLUC §20.25H.  Pursuant to BLUC §20.25H.245, all proposed mitigation shall be 
based on best available science and shall demonstrate no net loss of critical areas functions 
and values. 

8.2 Mitigation Sequencing 
Mitigation sequencing has been applied to the proposed project pursuant to BLUC 
§20.25H.215.  The mitigation sequencing requirements are: 

• Avoiding the adverse impact altogether by not taking a certain action or parts of an 
action; 

• Minimizing adverse impacts by limiting the degree or magnitude of the action and its 
implementation, by using appropriate technology, or by taking affirmative steps to avoid 
or reduce impacts; 

• Rectify the adverse impact by repairing, rehabilitating, or restoring the affected 
environment; 

• Reducing or eliminating the adverse impact over time by preservation and maintenance 
operations; or, 

• Compensating for the adverse impact by replacing, enhancing, or providing substitute 
resources or environments. 

The mitigation sequencing process was an intrinsic part of the analysis of the site development.  
Site development has been designed to minimize impacts to the existing critical area buffers to 
the maximum extent practicable while still meeting the requirements for a viable project, 
including compliance with all zoning code requirements for site access, circulation, setbacks, 
and parking.  The project will compensate for unavoidable impacts by providing adequate 
mitigation in the form of buffer enhancement, restoration, and re-establishment, described in the 
following sections. 

The mitigation plan provided in Appendix E is described in this section which will illustrate how 
the net change to the site is a net increase in ecological function.  With the design presented on 
Sheet W2.0, the critical area buffers would be reduced from their standard width to a variety of 
widths.   

The sections below will illustrate how the existing critical area buffers are improved in the 
mitigation associated with the proposed development:  

1. The approach to critical area buffer mitigation; 
2. The size and categories of buffer mitigation; 
3. The wildlife usage of the restored buffer;  
4. The enhancement planting that would occur in the retained buffer and steep slope areas;  
5. The use of removed significant trees as large wood contributions; and 
6. The water quality and hydrology functions of the project. 

8.2.1 Approach to Critical Area Buffer Mitigation 
The approach proposed for this project’s mitigation is as described below: 

i. The non-critical area setbacks have been reduced to the maximum extent 
practicable.  The site design was prepared by Pace Engineers to provide 
dimensions of roadways, utility easements, and building footprints that achieve 
necessary functions with the minimum practical dimension.  These modifications 
were constrained by relevant codes as well as the health, safety, and welfare of the 
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community. 
 

ii. Higher habitat quality areas are being retained, while buffer reductions 
generally focus on areas of lower habitat value.  Most of the buffer reductions will 
occur within areas of lower habitat quality (i.e., pasture, mowed lawn, invasive 
species, human disturbance, trash, etc.).  All the areas of proposed stream and 
steep slope buffer reduction (approx. 21,575 sf) will be within this lower quality 
habitat.  Higher quality habitat will not be reduced or otherwise impacted by the 
proposed development.   
 
The buffer for Stream 2 is essentially cleared of woody vegetation landward from the 
top-of-slope line.  Similarly, the buffer for Stream 3 is mostly cleared of vegetation 
landward from the southern property boundary.  The buffer reduction for Coal Creek 
is entirely lawn or pasture, except for two small incursions of the mixed forest 
described earlier.   
 
In summary, the existing onsite portion of the buffers for Coal Creek, Streams 2 and 
3 proposed to be reduced provide little to no habitat value or protection. The buffer 
reduction area for Stream 1 includes a young red alder forest over a highly disturbed 
landscape that includes mowed lawn, pasture, and other human disturbances.   
 

iii. Retained buffers are enhanced through removal of invasive species.  We 
propose to enhance all retained on-site buffer areas by removing all non-native 
species and replanting with native trees and shrubs.  The resulting buffers, at 
maturity, will provide significantly better habitat value and protections compared to 
existing conditions.  Any non-native bamboo creeping inward from an off-property 
patch will be managed regularly to prevent its spread on the site. 
 

iv. A favorable mitigation-to-impact ratio is utilized, in part by providing 
replacement buffer areas.  Additional buffer will be provided to all streams where 
possible.  As shown on the mitigation plans in Appendix E (Sheet W1.2), the area of 
combined buffer replacement and buffer enhancement/restoration is 130,823 sf, 
compared to the area of buffer reductions, which is 21,575 sf.  In addition, 2,911 sf 
will be impacted for the trail and stormwater outfall.  The mitigation area to 
compensate for these impacts is approximately 130,823 sf (3.0 acres).  The net 
increase of buffer functionality can be measured with these values, which is 
equivalent to a 5 to 1 ratio of mitigation to impact (mitigation area vs. impact area). 
 
The area proposed to be used for replacement buffer for Coal Creek is currently 
poorly vegetated and used as pasture.  Non-native species, such as Himalayan 
blackberry and Scot’s broom, will be removed.  The replacement buffer will be 
replanted with a variety of native trees and shrubs.  Any enhancement plan prepared 
for this area will likely include interpretive signage and view corridors from the 
proposed trail through the buffer. 
 
The proposed areas of buffer addition for Streams 1 and 2 are currently forested, but 
also include significant areas of Himalayan blackberry.  The blackberry will be 
removed, and the additional buffer area replanted with native trees and shrubs. 
 

v. The buffer is contiguous with itself and other critical areas.  There is a 
continuous band of buffer around the north, west, and south sides of the property.  At 
no point will the continuity of this buffer be broken, except for necessary trail 
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construction adjacent to the southern Site boundary, as required by the City of 
Bellevue.  The area of greatest buffer addition will occur adjacent to Coal Creek.  
Providing an expanded buffer for Coal Creek is appropriate since the on-site 
drainage predominately flows to Coal Creek, based on an analysis of topography. 
 

vi. Native vegetation will be retained and enhanced with extensive planting in the 
buffer.  Native vegetation within the reduced portions of the buffer will be retained.  
Enhancement planting of native trees and shrubs will occur wherever native 
vegetation is lacking within the remaining buffer area.   
 
The area of buffer reduction on the western side facing Stream 1 and Coal Creek 
does contain some existing native vegetation, however, the condition of this portion 
of the buffer is degraded by continued human disturbance.  Native vegetation and 
large wood will be salvaged from this portion of the site for re-use in habitat 
restoration and enhancement elsewhere within the buffer.  The placement of large 
wood will be discussed in the final mitigation plan design to determine locations that 
would not threaten slope stability.   
 
The area of buffer reduction for Stream 2 is currently mostly devoid of woody 
vegetation.  This area will be enhanced through planting of native trees and shrubs.  
Planting the poorly vegetated area of the reduced Stream 2 buffer with native trees 
and shrubs will have the effect of improving slope stability through binding of the soil 
and removal of groundwater through evapotranspiration.   
 
As with Stream 2, the area of proposed buffer reduction along Stream 3 is also 
poorly vegetated and mostly devoid of woody species.  The actual steep slope 
portion of Stream 3 is off property to the south and is somewhat well-vegetated 
(Himalayan blackberry comprises a significant portion of the shrub layer within the 
Stream 3 buffer offsite).  Reducing the buffer along Stream 3 on-site will not lead to 
additional slope instability.  The area of reduced buffer on the property will be 
enhanced with native trees and shrubs.  These species will likely improve slope 
stability through binding of the soil and removal of groundwater through 
evapotranspiration. 
 

vii. Wildlife habitat and migratory use is retained in the mitigation design.  This 
report concluded in Section 4.2.4  that the Site has a limited likelihood of the 
presence of the listed species of local importance.  The primary areas within the Site 
currently used for wildlife usage are the stream corridors and adjacent uplands, 
which are being preserved and enhanced in the post-construction development.  
Reducing the critical area buffers will not significantly degrade the buffer’s current 
ability to provide wildlife habitat.  Much of the critical area buffers under existing 
conditions include areas of significant human disturbance.  While some species of 
wildlife have adapted to survive within residential areas, most species of wildlife tend 
to avoid areas of human population.  The habitat value of the area of the standard 
buffer being reduced is small compared to the remaining forested ravines.  This 
forested area extends northward and westward into offsite areas currently protected 
from development (they are owned by the City of Bellevue).  The existing ravine 
provides a high-quality corridor for wildlife to move through the area without being 
disturbed by humans or their activities.  As mentioned earlier, patterns of disturbance 
through the buffer have reduced plant diversity and habitat value.  The ability of the 
reduced buffer to provide wildlife habitat and movement corridor will not be 
diminished with the removal of the disturbances or by the conversion of the degraded 
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spaces to developed land use. 
 
Intrusions of noise and light, as previously mentioned, can be ameliorated by 
planting the reduced buffer with native massing shrubs.  Since the streams are 
located within ravines, light and noise from the proposed development will naturally 
be rapidly attenuated by the slope, the existing forest and shrub vegetation, and the 
proposed enhancement plantings.  Therefore, we expect that the project may affect 
but is unlikely to adversely affect species of local importance that may utilize the 
developed site.   

8.2.2 Areas of Critical Area Buffer Mitigation 
Buffer enhancement and re-establishment involve the removal of non-native invasive species as 
well as trash and other human-related debris, and the addition of native plant species.  The 
habitat value of the improved buffer areas will be increased by the installation of large woody 
debris and nesting structures, such as bat-roosting boxes and bird nesting boxes.   

The proposed site development design will reduce approximately 21,575 sf of currently 
degraded critical area buffer and impact an additional 2,911 sf for trails and stormwater outfall.  
The mitigation area to compensate for these impacts is approximately 130,823 sf (3.0 acres).  
The net increase of buffer functionality can be measured with these values, which is equivalent 
to a 5 to 1 ratio of mitigation to impact. 

8.2.3 Enhancement Planting in Critical Area Buffers and on Steep Slopes 
The reduced buffer areas will be enhanced through the removal of invasive non-native 
blackberries, trash, and other debris.  The buffer will then be planted with a selection of woody 
trees and shrubs that will provide many functions that are currently not provided under existing 
conditions.  The planted trees and shrubs will provide additional sources of large and small 
woody debris for habitat. 

While the quality of the habitat provided by the existing vegetation on the sloped areas is 
generally good, enhancements are very possible.  Many locations within the steep slope area 
could be improved by selective planting of additional understory shrubs, small trees, Douglas fir, 
western hemlock, and western redcedar.  Small trees would likely include serviceberry 
(Amelanchier alnifolia), mock orange (Philadelphus lewisii), red elderberry (Sambucus 
racemosa), Sitka mountain ash (Sorbus sitchensis), and others.  Understory shrubs would likely 
include Nootka rose (Rosa nutkana), red currant (Ribes sanguineum), evergreen huckleberry 
(Vaccinium ovatum), and others. 

The conifer tree species listed above are typically slow growing under an existing forest canopy.  
Eventually, the existing red alder trees, which have a lifespan of between 60 to 80 years, will die 
and create openings in the canopy.  Black cottonwood trees, which have a lifespan of up to 120 
years, will also start to die and create openings in the canopy.  Additional canopy openings will 
likely be created by the regular loss of big-leaf maple branches.  These canopy openings will be 
quickly exploited by the conifer trees planted, potentially speeding up the succession of the 
existing deciduous-dominated forest to a conifer-dominated forest, consistent with what likely 
existed prior to European colonization.   

The additional shrubs and small trees will provide both aesthetic quality and enriched habitat for 
a variety of birds and native small animals.  The shrub species likely to be planted within the 
reduced buffer area include bald hip rose (Rosa gymnocarpa), tall Oregongrape (Mahonia 
aquifolium), thimbleberry (Rubus parviflorus), salal (Gaultheria shallon), and others.  The 
species selected for the reduced buffer will be of the massing variety, will provide quality habitat 
for a variety of birds and small mammals, and will be aesthetically pleasing to the residents 
throughout the year.  Dense, massing shrubs will prevent people and pets from intruding within 
the buffer and will help reduce sound and light disturbances within the steep slope area.  Fruits 
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from the proposed plantings will provide a valuable food source for many species of mammals 
and birds. 

8.2.4 Functions of Significant Trees as Large Wood 
Significant trees, as defined by the City of Bellevue, will be impacted by the construction of this 
development.  The project’s landscape plans will address the appropriate mitigation for 
significant tree loss, as significant trees are not addressed in the Critical Areas Code for 
requiring mitigation.  Habitat loss will be temporal so far as standing trees; however, as much 
large wood will be salvaged from the significant trees, as possible, for use in creating habitat 
features on-site.  To the extent feasible, remaining native woody material will remain on-site, 
either as brush piles for habitat, or converted to wood chips or hog fuel for use in retaining the 
biomass of the significant trees within the critical area buffer.  It should also be noted that many 
significant trees that could be subject to removal, being in a developable area, are being 
preserved in the Wildlife Habitat Corridor area (outlined further in Section 8.3, below).  Given 
the potential for development of the site, the preservation, replacement, and re-use of significant 
trees within the project are above average compared to typical projects. 

There are several conifers on the subject property that will likely be removed for the proposed 
development.  These trees should be retained for use as large woody debris and cut to 
approximately 20-foot lengths, where possible.  Downed logs and rootwads may be placed 
within the buffer outside of the steep slope areas to provide additional habitat value.  The woody 
debris can be further modified using chainsaws to create pockets that can be filled with soil and 
duff, and then planted with western hemlock seedlings or huckleberry plants.  The goal would 
be to simulate the habitat provided by a nurse log within the existing mature forest.  The 
creation of such nurse logs should be considered experimental and special monitoring and 
contingency standards will need to be developed for them.   

8.2.5 Water Quality and Hydrology in the Enhanced/Restored Buffers 
The water quality and hydrology functions that could be lost due to the proposed buffer 
reduction would be provided through innovative site development plans.  Stormwater and toxic 
runoff are easily controlled through the site’s stormwater management plan.  This plan will 
include enhanced stormwater treatment to remove toxic metals (such as copper from brake 
pads and zinc from tires) from stormwater prior to discharge into natural waters.  Studies have 
shown that these metals can be fatal to adult salmonids in concentrations often found in 
stormwater runoff.  Preventing untreated stormwater from flowing into the stream buffers will 
ensure that the quality of water within the streams will remain at or above current conditions 

8.3 Additional On-site Habitat Benefits 
The riparian and upland habitat westward of Stream 1, to the west property boundary, will not 
be altered by development.  The project is proposing to dedicate the non-utilized developable 
land as an expansion of the protected critical area as a “Preserved Wildlife Corridor.”  This area 
is contiguous with undeveloped City of Bellevue parklands associated with Coal Creek, creating 
a large, relatively unbroken greenbelt of natural forested vegetation extending from the 
proposed western edge of development northwest to Coal Creek Parkway; a distance of 
approximately two miles and an area of greater than 300 acres.   

The primary function of this expanded area is to serve as an important link in providing 
contiguous habitat throughout the area.  As the large Coal Creek Natural Area is located 
adjacent to the property at this end of the site, the dedication of this land for wildlife use is a 
significant benefit, both by its size of 23,675 sf (0.54-acre) and its proximity to adjacent habitat. 
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8.4 Mitigation Design Elements 

8.4.1 Decompaction and Topsoil 
All areas of buffer reestablishment with existing structures, impervious lawn areas, non-native 
vegetation, and associated utilities for the residences will be removed (Sheet W2.0).  These 
areas will be restored through decompaction of existing soils and the importation of high-quality 
topsoil and/or the addition of soil amendments.  High-quality topsoil will be placed a minimum of 
6-inches deep across the decompacted buffer areas.  

8.4.2 Habitat Features 
Snags, down logs, rootwads, and stumps will be incorporated into the mitigation areas to 
provide ecologically important habitat features for wildlife (Sheet W2.0).  All down woody 
material shall be coniferous species (western red cedar, Douglas fir, western hemlock, or Sitka 
spruce) obtained from the project site.   

Snags provide perching, feeding and nesting sites for a variety of native birds.  Cavity nesting 
bird species, such as tree swallows, violet-green swallows, chickadees, and woodpeckers, 
would be expected to utilize such features.  A bird-nesting box will be attached to each installed 
snag to initially augment the natural habitat for swallow species.  Down logs and stumps provide 
the slow release of nutrients as the wood decays, and provide cover for amphibians, small 
mammals, and other wildlife.  Boulders recovered from site excavation (if available) will be 
placed in small piles throughout the mitigation area.  These piles can provide habitat for reptiles 
and small mammals. 

8.4.3 Mulch 
The Client shall provide three (3) inches of medium bark mulch around all installed plants.  
Mulch shall be derived from fir, pine or hemlock species and shall not contain trash, rocks, or 
other debris that may be detrimental to plant growth. 

 
8.4.4 Plantings 
A variety of native trees and shrubs will be planted in the buffer mitigation area.  Plant species 
have been chosen for a variety of qualities, including adaptations to specific water regimes, 
value to wildlife, value as a physical or visual barrier, pattern of growth (structural diversity), and 
aesthetic values.  Native species were chosen to increase both the structural and species 
diversity of the mitigation areas, thereby increasing the value of the area to wildlife for food and 
cover.  Plant materials will consist of a combination of bare-root stock (if available) and 
containers.  A proposed plant list with the proposed plant species, size, and spacing, is provided 
on Sheet W3.0, Appendix E.   

8.4.5 Temporary Irrigation System 
A temporary irrigation system is not anticipated to be needed for enhancement plantings within 
existing vegetated buffer areas.  Plantings shall be installed in the dormant season to help 
reduce transplant shock and encourage successful establishment.  Plants shall be watered 
immediately after planting and shall be provided with supplemental irrigation during the dry 
season if drought stress is evident during the establishment period (generally the first two 
growing seasons after planting).   

In all other areas of buffer re-establishment that are completely cleared and grubbed, an above-
ground temporary irrigation system capable of full head-to-head coverage of all planted areas 
will be provided.  The temporary irrigation system shall either utilize controller and point of 
connection (POC) from the site irrigation system or shall include a separate POC and controller 
with a backflow prevention device per water jurisdiction inspection and approval.  The system 
shall be zoned to provide optimal pressure and uniformity of coverage, as well as separation for 
areas of full sun or shade and slopes exceeding 5%.   
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The system shall be operational by June 15 (or at time of planting) and winterized by October 
15.  Irrigation shall be provided for the first 2 years of the monitoring period.  The irrigation 
system shall be programmed to provide 1/2" of water two times per week (one cycle with two 
start times per week or every three days).  A chart describing the location of all installed or open 
zones and corresponding controller numbers shall be placed inside the controller and given to 
the owner’s representative.  In addition to the temporary irrigation system, a soil moisture 
retention agent will be incorporated into the backfill of planting pits to minimize the potential for 
plant desiccation in the mitigation areas. 

8.4.6 2-Board Fence and Critical Area Signs 
Permanent fencing and critical areas signs shall be installed at the perimeter of all critical area 
buffers on the site.  The fencing will be a rail style fence, split or 2-board type.  Sign locations 
are provided on Sheet W1.2.  

8.5 Mitigation Goals, Objectives, and Performance Standards 
The goal of the mitigation plan is to restore the functions and values of a portion of the critical 
area buffers on the Site.  The mitigation will be evaluated through the following objectives and 
performance standards.  Mitigation monitoring will be performed by a qualified wetland biologist 
or ecologist. 

Objective A:  Create habitat structure and plant species diversity in the buffer enhancement 
areas currently possessing an existing canopy.  These areas are identified as Area A & B on 
Sheet W2.0 of Appendix E. 

Performance Standard A1:  In those areas, at least 8 species of desirable native 
woody plant species will be present at the end of Year 5.   

Performance Standard A2:  Plant survival must be 100% for all installed native 
vegetation in all enhanced buffer areas at the end of Year 1 per the contractor’s plant 
guarantee, and at least 75% for all installed native vegetation in years 2 through 5.  
Plants shall be replaced as needed to meet these standards in each of the monitoring 
years. 

Objective B:  Create habitat structure and plant species diversity in the buffer enhancement 
areas currently lacking an existing canopy.  These areas are identified as Areas C, D, & E on 
Sheet W2.0 of Appendix E.  

Performance Standard B1:  In those areas, at least 12 species of desirable native 
woody plant species will be present at the end of Year 5.  Woody plant coverage must 
be no less than 10% by the end of Year 1, no less than 60% by the end of Year 3, and 
no less than 80% by the end of Year 5.  Woody coverage includes beneficial native 
woody plants that are naturally recruiting. 

Performance Standard B2:  Plant survival must be 100% for all installed native 
vegetation in all restored buffer areas at the end of Year 1 per the contractor’s plant 
guarantee, and at least 75% for all installed native vegetation in years 2 through 5.  
Plants shall be replaced as needed to meet these standards in each of the monitoring 
years. 

Objective C:  Limit the amount of invasive and exotic species within the buffer enhancement 
areas. 

Performance Standard C:  After construction and following every monitoring event for 
the duration of the monitoring period, exotic and invasive plant species will be 
maintained at levels of 10% or less total cover throughout the mitigation areas.  These 
species include, but are not limited to:  Scot’s broom, Himalayan and evergreen 
blackberry, Japanese knotweed, purple loosestrife, hedge bindweed, morning glory, and 
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creeping nightshade.  English ivy, where present, shall be removed where growing in the 
soil and stems growing up tree trunks will be cut through. 

Chapter 9. CONSTRUCTION SEQUENCING 

9.1 Mitigation Construction Sequence 
The following provides the general sequence of activities anticipated to be necessary to 
complete this mitigation project.  Some of these activities may be conducted concurrently as the 
project progresses. 

1. Conduct a site meeting between the Contractor, Talasaea Consultants, and the Owner's 
Representative to review the project plans, work areas, staging/stockpile areas, and 
material disposal areas. 

2. Survey clearing/grading limits. 
3. Flag existing trees and other vegetation to remain. 
4. Install silt fencing, tree protection fencing (if required), and any other erosion and 

sedimentation control BMPs necessary for work in the project areas per civil plans. 
5. Complete site grading per civil site development plans. 
6. Remove all trash and debris and grub out invasive species in buffer areas  
7. Decompact soils and place topsoil or soil amendments as required. 
8. Install habitat features (snags, down logs, and stumps). 
9. Mulch all cleared/grubbed buffer areas. 
10. Construct soft surface trail in the buffer. 
11. Complete site cleanup and install plant material as indicated on the planting plan. 
12. Install 2-board fences and critical area signs. 

9.2 Post-Construction Approval 
Following mitigation construction completion Talasaea Consultants shall notify the City in writing 
to request a final site inspection for final construction approval.  Once the City has approved of 
the mitigation construction, the monitoring period shall commence. 

9.3 Post-Construction Assessment 
Once construction is approved by the City, a qualified wetland ecologist or biologist from 
Talasaea Consultants shall conduct a post-construction assessment.  The purpose of this 
assessment will be to establish baseline conditions at Year 0 of the required monitoring period.  
A Baseline Assessment report including “as-built” drawings will be submitted to the City.  The 
as-built plans will identify and describe any changes in planting or other features in relation to 
the original approved plan. 

Chapter 10. MONITORING PLAN 

Performance monitoring of the mitigation areas will be conducted for a period of five years 
consistent with BLUC §20.25H.220(D).  Monitoring events will be conducted according to the 
schedule presented in Table 4 below.  All monitoring will be performed by a qualified biologist or 
ecologist.   

10.1 Reports 
The reports will include:  1) Project Overview, 2) Mitigation Requirements, 3) Summary Data, 4) 
Maps and Plans, and 5) Conclusions.  If the performance criteria are met, monitoring for the City 
will cease at the end of year five, unless objectives are met at an earlier date and the City 
accepts the mitigation project as successfully completed. 

Table 4. Projected Schedule for Performance Monitoring and Maintenance Events 
Year Date Maintenance 

Review 
Performance 
Monitoring 

Report Due to 
Agencies 
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Year 0, As-built and 
Baseline Assessment 

Winter 2020  
 

X X X 

1 
Spring 2020 X X  

Fall 2020 X X X 

2 Spring 2021 X X  

 Fall 2021 X X X 

3 
Spring 2022 X   

Fall 2022 X X X 

4 
Spring 2023 X   

Fall 2023 X X X 

5 
Spring 2024 X   

Fall 2024 X X X* 

*Obtain final approval to facilitate bond release from the City of Bellevue (presumes performance criteria are met). 

10.2 Monitoring Methods 
Vegetation monitoring methods may include counts; photo-points; random sampling; sampling 
plots, quadrats, or transects; stem density; visual inspection; and/or other methods deemed 
appropriate by the permitting agencies and the biologist/ecologist.  Vegetation monitoring 
components shall include general appearance, health, mortality, colonization rates, percent 
cover, percent survival, volunteer plant species, and invasive weed cover. 

Permanent vegetation sampling plots, quadrats, and/or transects will be established at selected 
locations to adequately sample and represent all the plant communities within the mitigation 
project areas.  The number, exact size, and location of transects, sampling plots, and quadrats 
will be determined at the time of the baseline assessment. 

Percent areal cover of woody vegetation (forested and/or scrub-shrub plant communities) will be 
evaluated using point-intercept sampling methodology.  Using this methodology, a tape will be 
extended between two permanent markers at each end of an established transect.  Trees and 
shrubs intercepted by the tape will be identified, and the intercept distance recorded.  Percent 
cover by species will then be calculated by adding the intercept distances and expressing them 
as a total proportion of the tape length.   

The established vegetation sampling locations will be monitored and compared to the baseline 
data during each performance monitoring event to aid in determining the success of plant 
establishment.  Percent survival of shrubs and trees will be evaluated in a 10-foot-wide strip 
along each established transect.  The species and location of all shrubs and trees within this 
area will be recorded at the time of the baseline assessment and will be evaluated during each 
monitoring event to determine percent survival.   

10.3 Photo Documentation 
Locations will be established within the mitigation areas from which panoramic photographs will 
be taken throughout the monitoring period.  These photographs will document general 
appearance and relative changes within the plant communities.  A review of the photos over 
time will provide a semi-quantitative representation of the success of the planting plan.  
Vegetation sampling plot and photo-point locations will be shown on a map and submitted with 
the baseline assessment report and yearly performance monitoring reports. 

10.4 Wildlife 
Birds, mammals, reptiles, amphibians, and invertebrates observed in the mitigation areas (either 
by direct or indirect means) will be identified and recorded during scheduled monitoring events, 
and at any other times observations are made.  Direct observations include actual sightings, 
while indirect observations include tracks, scat, nests, song, or other indicative signs.  The kinds 
and locations of the habitat with the greatest use by each species will be noted, as will any 
breeding or nesting activities. 
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10.5 Water Quality and Site Stability 
Water quality will be assessed qualitatively unless it is evident there is a serious problem.  In 
such an event, water quality samples will be taken and analyzed in a laboratory for suspected 
parameters.  Qualitative assessments of water quality include: 

• oil sheen or other surface films, 

• abnormal color or odor of water, 

• stressed or dead vegetation or aquatic fauna,  

• turbidity, and 

• the absence of aquatic fauna. 

Observations will be made of the general stability of slopes and soils in the mitigation areas 
during each monitoring event.  Any erosion of soils or slumping of slopes will be recorded and 
corrective measures will be taken. 

Chapter 11. MAINTENANCE AND CONTINGENCY 

Regular maintenance reviews will be performed according to the schedule presented in Table 4 
to address any conditions that could jeopardize the success of the mitigation project.  Following 
maintenance reviews by the biologist or ecologist, required maintenance on the Site will be 
implemented within ten (10) business days of submission of a maintenance memo to the 
maintenance contractor and permittee.   

Established performance standards for the project will be compared to the yearly monitoring 
results to judge the success of the mitigation.  If during the monitoring period, there appears to 
be a significant problem with achieving the performance standards, the permittee shall work with 
the permitting agencies to develop a Contingency Plan in order to get the project back into 
compliance with the performance standards.  Contingency plans can include, but are not limited 
to, the following actions: additional plant installation, erosion control, modifications to hydrology, 
and plant substitutions of type, size, quantity, and/or location.  If required, a Contingency Plan 
shall be submitted by December 31st of any year when deficiencies are discovered.   

The following list includes examples of maintenance (M) and contingency (C) actions that may 
be implemented during the monitoring period.  This list is not intended to be exhaustive, and 
other actions may be implemented as deemed necessary. 

• During year one, replace all dead woody plant material (M). 

• Water all plantings at a rate of 1” of water every week between June 15 – October 15 
during the first two years after installation, and for the first two years after any 
replacement plantings (C & M). 

• Replace dead plants with the same species or a substitute species that meet the goals 
and objectives of the mitigation plan, subject to Talasaea and agency approval (C). 

• Re-plant area after the reason for failure has been identified (e.g., moisture regime, poor 
plant stock, disease, shade/sun conditions, wildlife damage, etc.) (C). 

• After consulting with City staff, minor excavations, if deemed to be more beneficial to the 
existing conditions than currently exists, will be made to correct surface drainage 
patterns (C). 

• Remove/control weedy or non-native invasive plants (e.g., Scot's broom, reed 
canarygrass, Himalayan blackberry, purple loosestrife, Japanese knotweed, etc.) by 
manual or chemical means approved by permitting agencies.  The use of herbicides or 
pesticides within the mitigation area would only be implemented if other measures failed 
or were considered unlikely to be successful and would require prior agency approval.  
All non-native vegetation must be removed and disposed of off-site. (C & M). 

DSD - 000450



 Critical Areas Report, Habitat Evaluation, 
Park Pointe PUD and Conceptual Mitigation Plan 

11 January 2023 Copyright © 2020 Talasaea Consultants, Inc. 
1543 Park Pointe PUD CA Report and Mitigation Plan-6.docx Page 41 

• Weed all trees and shrubs to the dripline and provide 3-inch deep mulch rings 24 inches 
in diameter for shrubs and 36 inches in diameter for trees (M).   

• Remove trash and other debris from the mitigation areas twice a year (M). 

• Selectively prune woody plants at the direction of Talasaea Consultants to meet the 
mitigation plan's goal and objectives (e.g., thinning and removal of dead or diseased 
portions of trees/shrubs) (M). 

• Repair or replace damaged structures including weirs, signs, fences, or bird boxes (M). 

Chapter 12. POST-MONITORING VEGETATION MANAGEMENT 

A Vegetation Management Plan (VMP) has been prepared to guide general landscape 
maintenance practices for this project, as well as maintenance practices for the mitigation areas 
following the conclusion of the five-year performance monitoring period.  The goal of the VMP is 
to ensure long-term vegetation management that is consistent with the objectives and 
performance standards of the mitigation plan approved by the City of Bellevue.  This includes 
vegetation management techniques as well as restrictions on activities in critical area buffers.  
Appendix H contains the complete VMP.   

Chapter 13. FINANCIAL GUARANTEE 

The applicant shall post a bond or other financial assurance device as required by the City to 
ensure that the mitigation plan is fully implemented, monitored, and maintained through the end 
of the required monitoring period.  Financial guarantees shall meet the requirements of BLUC 
20.40.490.  As stated in this section of the code, the amount of any required assurance device 
will be for 150% of the cost of improvements calculated at the end of the assurance period.  For 
maintenance, the amount would cover at least 20% for replacement materials, as calculated on 
the last day of the performance period.  

Chapter 14. SUMMARY 

The Park Pointe PUD property is an assemblage of two parcels totaling approximately 10 acres 
in size.  The northern parcel (Parcel A) is approximately ½ developed on its eastern portion with 
a single-family residence and managed pasture.  The remaining ½ of the parcel is relatively 
undisturbed and forested.  The southern parcel (Parcel B) is developed with a single-family 
residence, associated outbuildings, and managed pasture. 

Three wetlands and four streams were identified on, or adjacent to, the property.  The wetlands 
were named Wetland A, Wetland AA, and Wetland B.  The four streams are Coal Creek, Stream 
1, Stream 2, and Stream 3.  Wetland AA was later determined to be part of a sedimentation 
pond constructed in Stream 2 at the outfall of the culvert under Lakemont Boulevard.  This pond 
is dredged on a five-year schedule.  Since the sedimentation pond is a maintained feature, 
Wetland AA is not a regulated feature. 

The proposed site development design will reduce approximately 21,575 sf of currently 
degraded critical area buffer and impact an additional 2,911 sf for trails and stormwater outfall.  
The mitigation area to compensate for these impacts is approximately 130,823 sf (3.0 acres).  
The net increase of buffer functionality can be measured with these values, which is equivalent 
to a 5 to 1 ratio of mitigation to impact.   

All mitigation areas will be monitored for five years post-construction.  All post-construction 
critical areas will be placed in a native growth protection area easement.  A split-rail or similar 
style fence will be installed at the outer edge of the buffer areas, adjacent to the current edge of 
asphalt, and critical area signs will be installed at intervals determined by the City. 
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-1543 Coal Creek City/County: Bellevue   Sampling Date:12/11/2017  

Applicant/Owner: Isola Homes   State: WA   Sampling Point: WL-A-UPL    

Investigator(s): KM   Section, Township, Range: SE 1/4 S26, T24N, R05E  

Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): None    Slope (%): 20%     

Subregion (LRR): A    Lat: 47.536660    Long: -122.129723     Datum: NAD83  

Soil Map Unit Name: BeC, AkF   NWI classification: None Mapped  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 

Is the Sampled Area 

within a Wetland?                   Yes    No  

Remarks: Pit located southeast of WL-A-WET testpit. 
 

VEGETATION – Use scientific names of plants. 

                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 5m)  % Cover    Species?    Status    
1. Acer macrophyllum   70   Yes    FACU  
2. Thuja plicata   15   Yes    FAC  
3.                                 
4.                                 
                                                                                                85     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 3m) 
1. Oemleria cerasiformis   35   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                35     = Total Cover 
Herb Stratum   (Plot size: 1m) 
1. Polystichum munitum   25   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                25     = Total Cover 
Woody Vine Stratum   (Plot size: 3m) 
1. None                           
2.                                 
                                                                                                0     = Total Cover 
 
% Bare Ground in Herb Stratum 75  % Cover of Biotic Crust 0  

Dominance Test worksheet: 

Number of Dominant Species   
That Are OBL, FACW, or FAC:    1     (A) 
 
Total Number of Dominant    
Species Across All Strata:     4    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    25    (A/B) 

 
Prevalence Index worksheet: 

       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 

         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  

  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 

            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 

 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks: No hydrophytic vegetation present.  

 

DSD - 000462



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 

SOIL    
                                                   Sampling Point: WL-A-UPL  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 

 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

0-5       10YR 3/4       100     -    -     -     -     Loam           

5-16       10YR 5/3       100     -    -     -     -     Sand/Rck    Sandstone-Coal Mix  

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 

       unless disturbed or problematic. 
Restrictive Layer (if present): 

     Type:        
     Depth (inches):        

 
 
Hydric Soil Present?     Yes     No  

Remarks: Sandstone and coal mixture below 5 inches 
 

HYDROLOGY 

Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 

  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 

  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 

 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   

 

Field Observations: 

Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 

 

 

 

Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 

Remarks: No wetland hydrology present. 

 

DSD - 000463



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-1543 Coal Creek City/County: Bellevue   Sampling Date:12/11/2017  

Applicant/Owner: Isola Homes   State: WA   Sampling Point: WL-A-WET    

Investigator(s): KM   Section, Township, Range: SE 1/4 S26, T24N, R05E  

Landform (hillslope, terrace, etc.): Depression    Local relief (concave, convex, none): Concave    Slope (%): 2%     

Subregion (LRR): A    Lat: 47.536660    Long: -122.129723     Datum: NAD83  

Soil Map Unit Name: BeC, AkF   NWI classification: None Mapped  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 

Is the Sampled Area 

within a Wetland?                   Yes    No  

Remarks: Test pit located southeast of Stream 1 
 

VEGETATION – Use scientific names of plants. 

                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 5m)  % Cover    Species?    Status    
1. None.                           
2.                                 
3.                                 
4.                                 
                                                                                                0     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 3m) 
1. Rubus spectabilis   40   Yes    FAC  
2. Viburnum edule   30   Yes    FACW  
3.                                 
4.                                 
5.                                 
                                                                                                70     = Total Cover 
Herb Stratum   (Plot size: 1m) 
1. Athyrium filix-femina   30   Yes    FAC  
2. Tolmiea menziesii   20   Yes    FAC  
3. Equisetum arvense   15   Yes    FAC  
4. Carex amplifolia   10   No    OBL  
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                75     = Total Cover 
Woody Vine Stratum   (Plot size: 3m) 
1. None.                           
2.                                 
                                                                                                0     = Total Cover 
 
% Bare Ground in Herb Stratum 25  % Cover of Biotic Crust 0  

Dominance Test worksheet: 

Number of Dominant Species   
That Are OBL, FACW, or FAC:    5     (A) 
 
Total Number of Dominant    
Species Across All Strata:     5    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 

 
Prevalence Index worksheet: 

       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 

         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  

  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 

            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 

 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks: Wetland dominated by hydrophytic vegetation. 

 

DSD - 000464



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 

SOIL    
                                                   Sampling Point: WL-A-UPL  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 

 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

0-8       10YR 3/2       100     -    -     -     -     Clay Loam    A little greasy  

8-16       10YR 3/1       60     10YR 4/4    30     C     M     ClL/O    Greasy  

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 

       unless disturbed or problematic. 
Restrictive Layer (if present): 

     Type:        
     Depth (inches):        

 
 
Hydric Soil Present?     Yes     No  

Remarks: ClL = Clay loam, O = organic.  Abundance of ferrous iron present at surface and throughout the 8-16" layer. Saturation at 10 inches. 
 

HYDROLOGY 

Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 

  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 

  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 

 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   

 

Field Observations: 

Surface Water Present? Yes     No      Depth (inches): N/A.    
Water Table Present?  Yes     No      Depth (inches): 10    
Saturation Present?    Yes     No      Depth (inches): 10    
(includes capillary fringe) 

 

 

 

Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 

Remarks: Saturation and water table present at 10" depth from the soil surface.  

 

DSD - 000465



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-1543 Coal Creek City/County: Bellevue   Sampling Date:12/11/2017  

Applicant/Owner: Isola Homes   State: WA   Sampling Point: WL-B-UPL    

Investigator(s): KM   Section, Township, Range: SE 1/4 S26, T24N, R05E  

Landform (hillslope, terrace, etc.): Hillslope    Local relief (concave, convex, none): None    Slope (%): 20%     

Subregion (LRR): A    Lat: 47.536660    Long: -122.129723     Datum: NAD83  

Soil Map Unit Name: Alderwood Kitsap Soil, very steep   NWI classification: None Mapped  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 

Is the Sampled Area 

within a Wetland?                   Yes    No  

Remarks: Plot located North (uphill) of Wetland B.  
 

VEGETATION – Use scientific names of plants. 

                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 5m)  % Cover    Species?    Status    
1. Psuedotsuga menziesii   30   Yes    FACU  
2.                                 
3.                                 
4.                                 
                                                                                                30     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 3m) 
1. None.                           
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                0     = Total Cover 
Herb Stratum   (Plot size: 1m) 
1. Polystichum munitum   25   Yes     FACU  
2.                                 
3.                                 
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                25     = Total Cover 
Woody Vine Stratum   (Plot size: 3m) 
1. None                           
2.                                 
                                                                                                0     = Total Cover 
 
% Bare Ground in Herb Stratum 75  % Cover of Biotic Crust 0  

Dominance Test worksheet: 

Number of Dominant Species   
That Are OBL, FACW, or FAC:    0     (A) 
 
Total Number of Dominant    
Species Across All Strata:     2    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    0    (A/B) 

 
Prevalence Index worksheet: 

       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 

         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  

  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 

            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 

 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks: Plot dominated by upland species 
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 

SOIL    
                                                   Sampling Point: WL-B-UPL  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 

 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

0-8       10YR 2/2       100     -    -     -     -     Sandy Loam           

8-12       10YR 3/3       100     -    -     -     -     Sandy Loam           

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 

       unless disturbed or problematic. 
Restrictive Layer (if present): 

     Type:        
     Depth (inches):        

 
 
Hydric Soil Present?     Yes     No  

Remarks: No hydric soils indicators met. 
 

HYDROLOGY 

Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 

  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 

  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 

 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   

 

Field Observations: 

Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 

 

 

 

Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 

Remarks: No wetland hydrology present.  
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: TAL-1543 Coal Creek City/County: Bellevue   Sampling Date:12/11/2017  

Applicant/Owner: Isola Homes   State: WA   Sampling Point: WL-B-WET    

Investigator(s): KM   Section, Township, Range: SE 1/4 S26, T24N, R05E  

Landform (hillslope, terrace, etc.): Hill slope/seep    Local relief (concave, convex, none): None    Slope (%): 20%     

Subregion (LRR): A    Lat: 47.536660    Long: -122.129723     Datum: NAD83  

Soil Map Unit Name: BeC, AkF   NWI classification: None Mapped  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 

Is the Sampled Area 

within a Wetland?                   Yes    No  

Remarks: Plot located in center of wetland. 
 

VEGETATION – Use scientific names of plants. 

                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 5m)  % Cover    Species?    Status    
1. None.                           
2.                                 
3.                                 
4.                                 
                                                                                                0     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 3m) 
1. Rosa nutkana   10   Yes    FAC  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                10     = Total Cover 
Herb Stratum   (Plot size: 1m) 
1. Equisetum telmateia   30   Yes    FACW  
2. Ranunculus repens   25   Yes    FAC  
3. Agrostis stolonifera   5   No    FAC  
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
                                                                                                60     = Total Cover 
Woody Vine Stratum   (Plot size: 3m) 
1. None                           
2.                                 
                                                                                                0     = Total Cover 
 
% Bare Ground in Herb Stratum 40  % Cover of Biotic Crust 0  

Dominance Test worksheet: 

Number of Dominant Species   
That Are OBL, FACW, or FAC:    3     (A) 
 
Total Number of Dominant    
Species Across All Strata:     3    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 

 
Prevalence Index worksheet: 

       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 

         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  

  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 

            data in Remarks or on a separate sheet) 
  Problematic Hydrophytic Vegetation1 (Explain) 

 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks: Hydrophytic vegetation present. 
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast– Version 2.0 

SOIL    
                                                   Sampling Point: WL-B-WET  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 

 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

0-8       10YR 2/1       100     -    -     -     -     SCL    Undecomposed wood found  

8-16       10YR 3/2       90     10YR 4/4    10     C     M     SCL    More wood found  

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)  Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1 (except MLRA 1))    Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)  Loamy Gleyed Matrix (F2)  Other (Explain in Remarks 
  Depleted Below Dark Surface (A11)  Depleted Matrix (F3)  
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 
  Sandy Mucky Mineral (S1)   Depleted Dark Surface (F7) 3Indicators of hydrophytic vegetation and 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      wetland hydrology must be present, 

       unless disturbed or problematic. 
Restrictive Layer (if present): 

     Type:        
     Depth (inches):        

 
 
Hydric Soil Present?     Yes     No  

Remarks: SCL=Sandy Clayey Loam 
 

HYDROLOGY 

Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)  Water-Stained Leaves (B9) (except MLRA 1, 2, 
4A, and 4B) 

  Water Stained Leaves (B9) (MLRA 1, 2, 
4A, and 4B)) 

  High Water Table (A2)   Salt Crust (B11)   Drainage Patterns (B10) 
  Saturation (A3)   Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Water Marks (B1)   Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Sediment Deposits (B2)   Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Drift Deposits (B3)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Algal Mat or Crust (B4)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Iron Deposits (B5)   Stunted or Stressed Plants (D1)(LRR A)   Raised Ant Mounds (D6(LRR A) 
  Surface Soil Cracks (B6)   Other (Explain in Remarks) Frost-Heave Hummocks (D7) 

 Inundation Visible on Aerial Imagery (B7)   
 Sparsely Vegetated Concave Surface (B8)   

 

Field Observations: 

Surface Water Present? Yes     No      Depth (inches): 0.5    
Water Table Present?  Yes     No      Depth (inches): 0    
Saturation Present?    Yes     No      Depth (inches): 0    
(includes capillary fringe) 

 

 

 

Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 

Remarks: Saturation/Surface water visible seeping at surface. 

 

DSD - 000469



 Critical Areas Report, Habitat Evaluation, 
Park Pointe PUD and Conceptual Mitigation Plan 

11 January 2023 Copyright © 2020 Talasaea Consultants, Inc. 
1543 Park Pointe PUD CA Report and Mitigation Plan-6.docx Appendix D 

 
 
 
 

Appendix D:  
 

Washington State Wetland Rating System for Western Washington 
Publication #04-06-025 

 

DSD - 000470



Wetland name or number:  TAL-1543 Wetland A 

Wetland Rating System for Western WA: 2014 Update            1  
Rating Form – Effective January 1, 2015   

 

RATING SUMMARY – Western Washington  

Name of wetland (or ID #):   Wetland A Date of site visit:  2015-08-06 

Rated by DRT Trained by Ecology?  Yes  No Date of training 10-15 

HGM Class used for rating Depressional Wetland has multiple HGM classes?  Y  N  
  

NOTE:  Form is not complete without the figures requested (figures can be combined). Source of 
base aerial photo/map        

  

OVERALL WETLAND CATEGORY   (based on functions  or special characteristics )  
  

1. Category of wetland based on FUNCTIONS  
 Category I – Total score = 23 - 27  
 Category II – Total score  = 20 - 22  
 Category III – Total score  = 16 - 19  
 Category IV – Total score = 9 - 15  

                              
  

2. Category based on SPECIAL CHARACTERISTICS of wetland  
  

CHARACTERISTIC  CATEGORY  

Estuarine   I             II  

Wetland of High Conservation Value   I  

Bog   I  

Mature Forest   I  

Old Growth Forest   I  

Coastal Lagoon   I               II  

Interdunal   I   II    III    IV  

None of the above    

  

Score for each 
function based 
on three ratings  
(order of ratings 
is not  
important)  
  
9 = H,H,H   
8 = H,H,M   
7 = H,H,L   
7 = H,M,M   
6 = H,M,L   
6 = M,M,M   
5 = H,L,L   
5 = M,M,L  
4 = M,L,L  
3 = L,L,L  

FUNCTION  
  

Improving 
Water Quality   

Hydrologic   
  

Habitat  
  

  
  
  
  

  Circle the appropriate ratings  

Site Potential  M M L 

Landscape Potential  M M M 

Value  H M M TOTAL  

Score Based on 
Ratings  

7 6 5 18 
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Wetland Rating System for Western WA: 2014 Update            2  
Rating Form – Effective January 1, 2015   

Maps and figures required to answer questions correctly for Western Washington   
Depressional Wetlands  

Map of:     To answer questions:   Figure #  

Cowardin plant classes    D 1.3, H 1.1, H 1.4     

Hydroperiods   D 1.4, H 1.2     

Location of outlet (can be added to map of hydroperiods)  D 1.1, D 4.1     

Boundary of area within 150 ft of the wetland (can be added to another figure)   D 2.2, D 5.2     

Map of the contributing basin  D 4.3, D 5.3      

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat  

H 2.1, H 2.2, H 2.3  
   

Screen capture of map of 303(d) listed waters in basin (from Ecology website)  D 3.1, D 3.2      

Screen capture of list of TMDLs for WRIA in which unit is found (from web)  D 3.3      

Riverine Wetlands   

Map of:   To answer questions:   Figure #   

Cowardin plant classes   H 1.1, H 1.4     

Hydroperiods   H 1.2     

Ponded depressions  R 1.1      

Boundary of area within 150 ft of the wetland (can be added to another figure)   R 2.4      

Plant cover of trees, shrubs, and herbaceous plants   R 1.2, R 4.2     

Width of unit vs. width of stream (can be added to another figure)  R 4.1     

Map of the contributing basin  R 2.2, R 2.3, R 5.2     

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat  

H 2.1, H 2.2, H 2.3  
    

Screen capture of map of 303(d) listed waters in basin (from Ecology website)  R 3.1     

Screen capture of list of TMDLs for WRIA in which unit is found (from web)  R 3.2, R 3.3     
Lake Fringe Wetlands   

Map of:   To answer questions:   Figure #   

Cowardin plant classes   L 1.1,  L 4.1, H 1.1, H 1.4     

Plant cover of trees, shrubs, and herbaceous plants  L 1.2     

Boundary of area within 150 ft of the wetland (can be added to another figure)   L 2.2      

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat  

H 2.1, H 2.2, H 2.3  
   

Screen capture of map of 303(d) listed waters in basin (from Ecology website)  L 3.1, L 3.2     

Screen capture of list of TMDLs for WRIA in which unit is found (from web)  L 3.3      
Slope Wetlands   

Map of:   To answer questions:   Figure #   

Cowardin plant classes   H 1.1, H 1.4     

Hydroperiods   H 1.2     

Plant cover of  dense trees, shrubs, and herbaceous plants  S 1.3     

Plant cover of dense, rigid trees, shrubs, and herbaceous plants (can 
be added to figure above)   

S 4.1  
   

Boundary of 150 ft buffer (can be added to another figure)   S 2.1, S 5.1     

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat  

H 2.1, H 2.2, H 2.3  
   

Screen capture of map of 303(d) listed waters in basin (from Ecology website)  S 3.1, S 3.2     

Screen capture of list of TMDLs for WRIA in which unit is found (from web)  S 3.3     
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HGM Classification of Wetlands in Western Washington   

For questions 1-7, the criteria described must apply to the entire unit being rated.  

If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you probably have 
a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in questions 1-7 apply, and 
go to Question 8.  

  

  

1. Are the water levels in the entire unit usually controlled by tides except during floods?  

  NO – go to 2   YES – the wetland class is Tidal Fringe – go to 1.1  

1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?    

  NO – Saltwater Tidal Fringe (Estuarine)   YES – Freshwater Tidal Fringe      

If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it is 
Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to score 
functions for estuarine wetlands.  

2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater and 
surface water runoff are NOT sources of water to the unit.   

  NO – go to 3   YES – The wetland class is Flats  

If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.   

3. Does the entire wetland unit meet all of the following criteria?  

___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 
plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  ___At least 30% of the open 
water area is deeper than 6.6 ft (2 m).  

  NO – go to 4   YES – The wetland class is Lake Fringe (Lacustrine Fringe)  

4. Does the entire wetland unit meet all of the following criteria?  

 The wetland is on a slope (slope can be very gradual),  

 The water flows through the wetland in one direction (unidirectional) and usually comes from 
seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks,  

 The water leaves the wetland without being impounded.   

  NO – go to 5   YES – The wetland class is Slope   

NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and shallow 
depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft deep).  

5. Does the entire wetland unit meet all of the following criteria?  

 The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that stream 
or river,   

 The overbank flooding occurs at least once every 2 years.  

  NO – go to 6   YES – The wetland class is Riverine   

NOTE: The Riverine unit can contain depressions that are filled with water when the river is not flooding  
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Wetland Rating System for Western WA: 2014 Update            4  
Rating Form – Effective January 1, 2015   

6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the surface, 
at some time during the year?   This means that any outlet, if present, is higher than the interior of the 
wetland.    

  NO – go to 7   YES – The wetland class is Depressional  

7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank flooding?  
The unit does not pond surface water more than a few inches.  The unit seems to be maintained by high 
groundwater in the area.  The wetland may be ditched, but has no obvious natural outlet.   

  NO – go to 8   YES – The wetland class is Depressional  
  

8. Your wetland unit seems to be difficult to classify and probably contains several different HGM classes.  For 
example, seeps at the base of a slope may grade into a riverine floodplain, or a small stream within a 
Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY WHICH OF THE 
HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT  

AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 
appropriate class to use for the rating system if you have several HGM classes present within the wetland 
unit being scored.    

NOTE:  Use this table only if the class that is recommended in the second column represents 10% or more 
of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 is less than 
10% of the unit; classify the wetland using the class that represents more than 90% of the total area.   

  

HGM classes within the wetland unit being 
rated  

HGM class to use 
in rating  

Slope + Riverine  Riverine  

Slope + Depressional  Depressional  

Slope + Lake Fringe  Lake Fringe  

Depressional + Riverine along stream 
within boundary of depression  

Depressional  

Depressional + Lake Fringe  Depressional  

Riverine + Lake Fringe  Riverine  

Salt Water Tidal Fringe and any other 
class of freshwater wetland  

Treat as  
ESTUARINE   

  

If you are still unable to determine which of the above criteria apply to your wetland, or if you have more 
than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the rating.   
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DEPRESSIONAL AND FLATS WETLANDS  
Water Quality Functions  -  Indicators that the site functions to improve water quality    

D 1.0. Does the site have the potential to improve water quality?     

D 1.1. Characteristics of surface water outflows from the wetland:          
Wetland is a depression or flat depression (QUESTION 7 on key) with no surface water leaving it (no outlet).  

   points = 3     
Wetland has an intermittently flowing stream or ditch, OR highly constricted permanently flowing outlet.       

 points = 2  
 Wetland has an unconstricted, or slightly constricted, surface outlet that is permanently flowing  points = 1  
 Wetland is a flat depression (QUESTION 7 on key), whose outlet is a permanently flowing ditch.   points = 1  

1 

D 1.2. The soil 2 in below the surface (or duff layer) is true clay or  true organic (use NRCS definitions).Yes = 4   No = 0  0 

D 1.3. Characteristics and distribution of persistent plants (Emergent, Scrub-shrub, and/or Forested Cowardin classes):   
 Wetland has persistent, ungrazed, plants > 95% of area  points = 5  
 Wetland has persistent, ungrazed, plants > ½  of area  points = 3  

 Wetland has persistent, ungrazed plants > 1/10 of area  points = 1  

 Wetland has persistent, ungrazed plants <1/10 of area  points = 0  

5 

D 1.4. Characteristics of seasonal ponding or inundation:  
This is the area that is ponded for at least 2 months. See description in manual.   

 Area seasonally ponded is > ½ total area of wetland  points = 4   2 

Area seasonally ponded is > ¼ total area of wetland  points = 2  

Area seasonally ponded is < ¼ total area of wetland  points = 0    

Total for D 1  Add the points in the boxes above        

Rating of Site Potential   If score is:  12-16 = H    6-11 = M     0-5 = L  Record the rating on the first page  

D 2.0. Does the landscape have the potential to support the water quality function of the site?      

D 2.1. Does the wetland unit receive stormwater discharges?   Yes = 1   No = 0  1 

D 2.2. Is > 10% of the area within 150 ft of the wetland in land uses that generate pollutants?   Yes = 1   No = 0  0 

D 2.3. Are there septic systems within 250 ft of the wetland?   Yes = 1   No = 0  0 

D 2.4. Are there other sources of pollutants coming into the wetland that are not listed in questions D 2.1-D 2.3?   
           Source:  Click or tap here to enter text. Yes = 1   No = 0  0 

Total for D 2  Add the points in the boxes above  1 

Rating of Landscape Potential  If score is:   3 or 4 = H     1 or 2 = M     0 = L       Record the rating on the first page  

D 3.0. Is the water quality improvement provided by the site valuable to society?    

D 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the  
 303(d) list?   Yes = 1   No = 0  1 

D 3.2. Is the wetland in a basin or sub-basin where an aquatic resource is on the 303(d) list?   Yes = 1   No = 0  0 

D 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality (answer YES  
 if there is a TMDL for the basin in which the unit is found)?  Yes = 2   No = 0  0 

Total for D 3  Add the points in the boxes above  1 

Rating of Value   If score is:    2-4 = H      1 = M      0 = L  Record the rating on the first page  
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DEPRESSIONAL AND FLATS WETLANDS  
Hydrologic Functions - Indicators that the site functions to reduce flooding and stream degradation  

D 4.0. Does the site have the potential to reduce flooding and erosion?    

D 4.1. Characteristics of surface water outflows from the wetland:                         
 Wetland is a depression or flat depression with no surface water leaving it (no outlet)   points = 4  

Wetland has an intermittently flowing stream or ditch,  OR highly constricted permanently flowing outlet points = 2  
 Wetland is a flat depression (QUESTION 7 on key), whose outlet is a permanently flowing ditch  points = 1   
 Wetland has an unconstricted, or slightly constricted, surface outlet that is permanently flowing  points = 0  

0 

D 4.2. Depth of storage during wet periods: Estimate the height of ponding above the bottom of the outlet. For wetlands 
with no outlet, measure from the surface of permanent water or if dry, the deepest part.  

 Marks of ponding are 3 ft or more above the surface or bottom of outlet  points = 7            
 Marks of ponding between 2 ft to < 3 ft from surface or bottom of outlet  points = 5  
 Marks are at least 0.5 ft to < 2 ft from surface or bottom of outlet  points = 3  
 The wetland is a “headwater” wetland  points = 3  
 Wetland is flat but has small depressions on the surface that trap water  points = 1            
 Marks of ponding less than 0.5 ft (6 in)   points = 0  

3 

D 4.3. Contribution of the wetland to storage in the watershed: Estimate the ratio of the area of upstream basin 
contributing surface water to the wetland to the area of the wetland unit itself.   

 The area of the basin is less than 10 times the area of the unit  points = 5  
 The area of the basin is 10 to 100 times the area of the unit  points = 3  
 The area of the basin is more than 100 times the area of the unit  points = 0   
 Entire wetland is in the Flats class  points = 5  

3 

Total for D 4  Add the points in the boxes above  6 

Rating of Site Potential   If score is:   12-16 = H      6-11 = M      0-5 = L  Record the rating on the first page  

D 5.0. Does the landscape have the potential to support hydrologic functions of the site?      

D 5.1. Does the wetland receive stormwater discharges?   Yes = 1   No = 0  1 

D 5.2. Is  >10% of the area within 150 ft of the wetland in land uses that generate excess runoff?  Yes = 1   No = 0  0 

D 5.3. Is more than 25% of the contributing basin of the wetland covered with intensive human  
land uses (residential at >1 residence/ac, urban, commercial, agriculture, etc.)?   Yes = 1   No = 0  0 

Total for D 5  Add the points in the boxes above  1 

Rating of Landscape Potential   If score is:   3 = H      1 or 2 = M     0 = L  Record the rating on the first page  

D 6.0. Are the hydrologic functions provided by the site valuable to society?    

D 6.1. The unit is in a landscape that has flooding problems. Choose the description that best matches conditions 
around the wetland unit being rated.  Do not add points. Choose the highest score if more than one condition is 
met. The wetland captures surface water that would otherwise flow down-gradient into areas where flooding 
has damaged human or natural resources (e.g., houses or salmon redds):  

• Flooding occurs in a sub-basin that is immediately down-gradient of unit.   points = 2  
• Surface flooding problems are in a sub-basin farther down-gradient.   points = 1  

 Flooding from groundwater is an issue in the sub-basin.   points = 1  

The existing or potential outflow from the wetland is so constrained by human or natural conditions that the 
water stored by the wetland cannot reach areas that flood. Explain why        points = 0 There are no 
problems with flooding downstream of the wetland.   points = 0  

1 

D 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?  
    Yes = 2   No = 0  

2 

Total for D 6  Add the points in the boxes above  3 

Rating of Value If score is:   2-4 = H      1 = M       0 = L  Record the rating on the first page  
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These questions apply to wetlands of all HGM classes. HABITAT 
FUNCTIONS  -  Indicators that site functions to provide important habitat  

H 1.0. Does the site have the potential to provide habitat?    

H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked.  

 Aquatic bed  4 structures or more: points = 4  
 Emergent  3 structures: points = 2  
 Scrub-shrub (areas where shrubs have > 30% cover)   2 structures: points = 1  
 Forested (areas where trees have > 30% cover)   1 structure: points = 0  

If the unit has a Forested class, check if:  
 The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) that 

each cover 20% within the Forested polygon  

0 

H 1.2. Hydroperiods   
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).    

 Permanently flooded or inundated  4 or more types present: points = 3  
 Seasonally flooded or inundated  3 types present: points = 2  
 Occasionally flooded or inundated  2 types present: points = 1  
 Saturated only  1 type present: points = 0  
 Permanently flowing stream or river in, or adjacent to, the wetland  
 Seasonally flowing stream in, or adjacent to, the wetland  
 Lake Fringe wetland  2 points  
 Freshwater tidal wetland  2 points       

1 

H 1.3. Richness of plant species   
Count the number of plant species in the wetland that cover at least 10 ft2.   
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle  

 If you counted: > 19 species  points = 2  
 5 - 19 species  points = 1  
 < 5 species  points = 0       

1 

H 1.4. Interspersion of habitats   
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.      

 

1 

    

  
  
  
  
  
         None   =  0 points                                        Low    1 point                     =                                          Moderate    2 points =   
  
  
  
All three  diagrams   
in this row   
are   HIGH    3points =   
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H 1.5. Special habitat features:   
Check the habitat features that are present in the wetland.  The number of checks is the number of points.   

 Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long).  
_Standing snags (dbh > 4 in) within the wetland  
Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 

over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m)  
Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree slope) 

OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered where wood 
is exposed)  

At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are permanently 
or seasonally inundated  (structures for egg-laying by amphibians)   

Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of strata)  

3 

Total for H 1  Add the points in the boxes above       3 

Rating of Site Potential  If score is:   15-18 = H       7-14 = M      0-6 = L  Record the rating on the first page  

H 2.0. Does the landscape have the potential to support the habitat functions of the site?      

H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).   
 Calculate:  % undisturbed habitat1.3+ [(% moderate and low intensity land uses)/2]1  = 2.3%       

If total accessible habitat is:              
 > 1/3 (33.3%) of 1 km Polygon   points = 3  
 20-33% of 1 km Polygon  points = 2  
 10-19% of 1 km Polygon  points = 1  
 < 10% of 1 km Polygon  points = 0  

0 

H 2.2. Undisturbed habitat in 1 km Polygon around the wetland.  
 Calculate:  % undisturbed habitat 53 + [(% moderate and low intensity land uses)/2] 1   = 54%     
 Undisturbed habitat > 50% of Polygon  points = 3  
 Undisturbed habitat 10-50% and in 1-3 patches  points = 2  
 Undisturbed habitat 10-50% and > 3 patches  points = 1  
 Undisturbed habitat < 10% of 1 km Polygon  points = 0  

3 

H 2.3. Land use intensity in 1 km Polygon: If  
 > 50% of 1 km Polygon is high intensity land use  points = (- 2)       
 ≤ 50% of 1 km Polygon is high intensity  points = 0       

-2 

Total for H 2  Add the points in the boxes above  1 

Rating of Landscape Potential  If score is:   4-6 = H       1-3 = M      < 1 = L  Record the rating on the first page  

H 3.0. Is the habitat provided by the site valuable to society?    

H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated.  

 Site meets ANY of the following criteria:   points = 2  

 It has 3 or more priority habitats within 100 m (see next page)                       

1 

  It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)      

  It is mapped as a location for an individual WDFW priority species                                

  It is a Wetland of High Conservation Value as determined by the Department of Natural Resources  

 It has been categorized as an important habitat site in a local or regional comprehensive plan, in a  
Shoreline Master Plan, or in a watershed plan  

 Site has 1 or 2 priority habitats (listed on next page) within 100 m  points = 1  
 Site does not meet any of the criteria above  points = 0  
Rating of Value  If score is:    2 = H      1 = M       0 = L  Record the rating on the first page  
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WDFW Priority Habitats  

Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can be 
found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 177 pp. 
http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/)  

Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is independent 
of the land use between the wetland unit and the priority habitat.   

 Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha).  
  

 Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 
wildlife (full descriptions in WDFW PHS report).  
  

 Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock.  
  

 Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multilayered 
canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 years of age. 
Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less than 100%; decay, 
decadence, numbers of snags, and quantity of large downed material is generally less than that found in old-growth; 80-200 
years old west of the Cascade crest.  
  

 Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak component 
is important (full descriptions in WDFW PHS report p. 158 – see web link above).  
  

 Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and terrestrial 
ecosystems which mutually influence each other.  
  

 Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 
prairie (full descriptions in WDFW PHS report p. 161 – see web link above).  
  

 Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide functional 
life history requirements for instream fish and wildlife resources.  
  

 Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and Puget 
Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – see web link 
on previous page).   
  

 Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, ice, or 
other geological formations and is large enough to contain a human.   
  

 Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation.  
  

 Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 
and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs.  
  

 Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to enable 
cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western Washington 
and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft (6 m) long.  

Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 
elsewhere.   
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CATEGORIZATION BASED ON SPECIAL CHARACTERISTICS  

Wetland Type  

Check off any criteria that apply to the wetland. Circle the category when the appropriate criteria are met.   

Category  
  

SC 1.0. Estuarine wetlands   

Does the wetland meet the following criteria for Estuarine wetlands?  

 The dominant water regime is tidal,   

 Vegetated, and   

 With a salinity greater than 0.5 ppt   Yes –Go to SC 1.1      No= Not an estuarine wetland  

 

SC 1.1.  Is the wetland within a National Wildlife Refuge, National Park, National Estuary Reserve, Natural Area 
Preserve, State Park or Educational, Environmental, or Scientific Reserve designated under WAC 332-30-151? 

    Yes = Category I     No - Go to SC 1.2  
No 

SC 1.2. Is the wetland unit at least 1 ac in size and meets at least two of the following three conditions?    

 The wetland is relatively undisturbed (has no diking, ditching, filling, cultivation, grazing, and has less than 
10% cover of non-native plant species.  (If non-native species are Spartina, see page 25)  

 At least ¾ of the landward edge of the wetland has a 100 ft buffer of shrub, forest, or un-grazed or 
unmowed grassland.   

 The wetland has at least two of the following features: tidal channels, depressions with open water, or  
 contiguous freshwater wetlands.   Yes = Category I        No = Category II  

No 

SC 2.0.  Wetlands of High Conservation Value  (WHCV)  
SC 2.1. Has the WA Department of Natural Resources updated their website to include the list of Wetlands of High  

 Conservation Value?   Yes – Go to SC 2.2     No – Go to SC 2.3  
SC 2.2. Is the wetland listed on the WDNR database as a Wetland of High Conservation Value?    

    Yes = Category I       No = Not a WHCV  
SC 2.3. Is the wetland in a Section/Township/Range that contains a Natural Heritage wetland?   

http://www1.dnr.wa.gov/nhp/refdesk/datasearch/wnhpwetlands.pdf   
     Yes – Contact WNHP/WDNR and go to SC 2.4      No  = Not a WHCV  
SC 2.4. Has WDNR identified the wetland within the S/T/R as a Wetland of High Conservation Value and listed it on  

 their website?   Yes = Category I     No = Not a WHCV  

No 

SC 3.0. Bogs    
Does the wetland (or any part of the unit) meet both the criteria for soils and vegetation in bogs? Use the key 
below. If you answer YES you will still need to rate the wetland based on its functions.   

SC 3.1. Does an area within the wetland unit have organic soil horizons, either peats or mucks, that compose 16 in or 

more of the first 32 in of the soil profile?   Yes – Go to SC 3.3      No – Go to SC 3.2  
SC 3.2. Does an area within the wetland unit have organic soils, either peats or mucks, that are less than 16 in deep  

over bedrock, or an impermeable hardpan such as clay or volcanic ash, or that are floating on top of a lake or 

pond?   Yes – Go to SC 3.3       No = Is not a bog   
SC 3.3. Does an area with peats or mucks have more than 70% cover of mosses at ground level, AND at least a 30% 

cover of plant species listed in Table 4?   Yes = Is a Category I bog     No –  Go to SC 3.4  
  NOTE: If you are uncertain about the extent of mosses in the understory, you may substitute that criterion by 

measuring the pH of the water that seeps into a hole dug at least 16 in deep. If the pH is less than 5.0 and the 
plant species in Table 4 are present, the wetland is a bog.   

SC 3.4. Is an area with peats or mucks forested (> 30% cover) with Sitka spruce, subalpine fir, western red cedar, 
western hemlock, lodgepole pine, quaking aspen, Engelmann spruce, or western white pine, AND any of the 
species (or combination of species) listed in Table 4 provide more than 30% of the cover under the canopy? 

   Yes = Is a Category I bog    No = Is not a bog   

No 
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SC 4.0. Forested Wetlands   
Does the wetland have at least 1 contiguous acre of forest that meets one of these criteria for the WA 
Department of Fish and Wildlife’s forests as priority habitats? If you answer YES you will still need to rate 
the wetland based on its functions.   

 Old-growth forests (west of Cascade crest): Stands of at least two tree species, forming a multi-layered 
canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha) that are at least 200 years of 
age OR have a diameter at breast height (dbh) of 32 in (81 cm) or more.    

 Mature forests (west of the Cascade Crest): Stands where the largest trees are 80- 200 years old OR the 
species that make up the canopy have an average diameter (dbh) exceeding 21 in (53 cm).  

   Yes =  Category I    No = Not a forested wetland for this section  

No 

SC 5.0. Wetlands in Coastal Lagoons   
Does the wetland meet all of the following criteria of a wetland in a coastal lagoon?  

 The wetland lies in a depression adjacent to marine waters that is wholly or partially separated from 
marine waters by sandbanks, gravel banks, shingle, or, less frequently, rocks   

 The lagoon in which the wetland is located contains ponded water that is saline or brackish (> 0.5 ppt) 
during most of the year in at least a portion of the lagoon (needs to be measured near the bottom)  

    Yes – Go to SC 5.1    No = Not a wetland in a coastal lagoon  
SC 5.1. Does the wetland meet all of the following three conditions?     

 The wetland is relatively undisturbed (has no diking, ditching, filling, cultivation, grazing), and has less 
than 20% cover of aggressive, opportunistic plant species (see list of species on p. 100).  

 At least ¾ of the landward edge of the wetland has a 100 ft buffer of shrub, forest, or un-grazed or 
unmowed grassland.  

 The wetland is larger than 1/10 ac (4350 ft2)  
       Yes = Category I    No = Category II  

No 

SC 6.0. Interdunal Wetlands    
Is the wetland west of the 1889 line (also called the Western Boundary of Upland Ownership or WBUO)?  If 
you answer yes you will still need to rate the wetland based on its habitat functions.  In practical terms 
that means the following geographic areas:  

 Long Beach Peninsula: Lands west of SR 103  

 Grayland-Westport: Lands west of SR 105  

 Ocean Shores-Copalis: Lands west of SR 115 and SR 109  
   Yes – Go to SC 6.1      No = not an interdunal wetland for rating  

  
SC 6.1. Is the wetland 1 ac or larger and scores an 8 or 9 for the habitat functions on the form (rates H,H,H or H,H,M 

for the three aspects of function)?   Yes = Category I     No – Go to SC 6.2  
SC 6.2. Is the wetland 1 ac or larger, or is it in a mosaic of wetlands that is 1 ac or larger?     
     Yes = Category II     No – Go to SC 6.3  
SC 6.3. Is the unit between 0.1 and 1 ac, or is it in a mosaic of wetlands that is between 0.1 and 1 ac?     
     Yes = Category III     No = Category IV  

  

No 

Category of wetland based on Special Characteristics  
If you answered No for all types, enter “Not Applicable” on Summary Form  N/A 
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RATING SUMMARY – Western Washington  

Name of wetland (or ID #):   Wetland B Date of site visit:  2015-08-06 

Rated by DRT Trained by Ecology?  Yes  No Date of training 10-15 

HGM Class used for rating Slope Wetland has multiple HGM classes?  Y  N  
  

NOTE:  Form is not complete without the figures requested (figures can be combined). Source of 
base aerial photo/map        

  

OVERALL WETLAND CATEGORY   (based on functions  or special characteristics )  
  

1. Category of wetland based on FUNCTIONS  
 Category I – Total score = 23 - 27  
 Category II – Total score  = 20 - 22  
 Category III – Total score  = 16 - 19  
 Category IV – Total score = 9 - 15  

                              
  

2. Category based on SPECIAL CHARACTERISTICS of wetland  
  

CHARACTERISTIC  CATEGORY  

Estuarine   I             II  

Wetland of High Conservation Value   I  

Bog   I  

Mature Forest   I  

Old Growth Forest   I  

Coastal Lagoon   I               II  

Interdunal   I   II    III    IV  

None of the above    

  

Score for each 
function based 
on three ratings  
(order of ratings 
is not  
important)  
  
9 = H,H,H   
8 = H,H,M   
7 = H,H,L   
7 = H,M,M   
6 = H,M,L   
6 = M,M,M   
5 = H,L,L   
5 = M,M,L  
4 = M,L,L  
3 = L,L,L  

FUNCTION  
  

Improving 
Water Quality   

Hydrologic   
  

Habitat  
  

  
  
  
  

  Circle the appropriate ratings  

Site Potential  L L L 

Landscape Potential  L L M 

Value  H H M TOTAL  

Score Based on 
Ratings  

5 6 5 17 
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Maps and figures required to answer questions correctly for Western Washington   
Depressional Wetlands  

Map of:     To answer questions:   Figure #  

Cowardin plant classes    D 1.3, H 1.1, H 1.4     

Hydroperiods   D 1.4, H 1.2     

Location of outlet (can be added to map of hydroperiods)  D 1.1, D 4.1     

Boundary of area within 150 ft of the wetland (can be added to another figure)   D 2.2, D 5.2     

Map of the contributing basin  D 4.3, D 5.3      

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat  

H 2.1, H 2.2, H 2.3  
   

Screen capture of map of 303(d) listed waters in basin (from Ecology website)  D 3.1, D 3.2      

Screen capture of list of TMDLs for WRIA in which unit is found (from web)  D 3.3      

Riverine Wetlands   

Map of:   To answer questions:   Figure #   

Cowardin plant classes   H 1.1, H 1.4     

Hydroperiods   H 1.2     

Ponded depressions  R 1.1      

Boundary of area within 150 ft of the wetland (can be added to another figure)   R 2.4      

Plant cover of trees, shrubs, and herbaceous plants   R 1.2, R 4.2     

Width of unit vs. width of stream (can be added to another figure)  R 4.1     

Map of the contributing basin  R 2.2, R 2.3, R 5.2     

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat  

H 2.1, H 2.2, H 2.3  
    

Screen capture of map of 303(d) listed waters in basin (from Ecology website)  R 3.1     

Screen capture of list of TMDLs for WRIA in which unit is found (from web)  R 3.2, R 3.3     
Lake Fringe Wetlands   

Map of:   To answer questions:   Figure #   

Cowardin plant classes   L 1.1,  L 4.1, H 1.1, H 1.4     

Plant cover of trees, shrubs, and herbaceous plants  L 1.2     

Boundary of area within 150 ft of the wetland (can be added to another figure)   L 2.2      

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat  

H 2.1, H 2.2, H 2.3  
   

Screen capture of map of 303(d) listed waters in basin (from Ecology website)  L 3.1, L 3.2     

Screen capture of list of TMDLs for WRIA in which unit is found (from web)  L 3.3      
Slope Wetlands   

Map of:   To answer questions:   Figure #   

Cowardin plant classes   H 1.1, H 1.4     

Hydroperiods   H 1.2     

Plant cover of  dense trees, shrubs, and herbaceous plants  S 1.3     

Plant cover of dense, rigid trees, shrubs, and herbaceous plants (can 
be added to figure above)   

S 4.1  
   

Boundary of 150 ft buffer (can be added to another figure)   S 2.1, S 5.1     

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat  

H 2.1, H 2.2, H 2.3  
   

Screen capture of map of 303(d) listed waters in basin (from Ecology website)  S 3.1, S 3.2     

Screen capture of list of TMDLs for WRIA in which unit is found (from web)  S 3.3     
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HGM Classification of Wetlands in Western Washington   

For questions 1-7, the criteria described must apply to the entire unit being rated.  

If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you probably have 
a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in questions 1-7 apply, and 
go to Question 8.  

  

  

1. Are the water levels in the entire unit usually controlled by tides except during floods?  

  NO – go to 2   YES – the wetland class is Tidal Fringe – go to 1.1  

1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?    

  NO – Saltwater Tidal Fringe (Estuarine)   YES – Freshwater Tidal Fringe      

If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it is 
Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to score 
functions for estuarine wetlands.  

2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater and 
surface water runoff are NOT sources of water to the unit.   

  NO – go to 3   YES – The wetland class is Flats  

If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.   

3. Does the entire wetland unit meet all of the following criteria?  

___The vegetated part of the wetland is on the shores of a body of permanent open water (without any 
plants on the surface at any time of the year) at least 20 ac   (8 ha) in size;  ___At least 30% of the open 
water area is deeper than 6.6 ft (2 m).  

  NO – go to 4   YES – The wetland class is Lake Fringe (Lacustrine Fringe)  

4. Does the entire wetland unit meet all of the following criteria?  

 The wetland is on a slope (slope can be very gradual),  

 The water flows through the wetland in one direction (unidirectional) and usually comes from 
seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks,  

 The water leaves the wetland without being impounded.   

  NO – go to 5   YES – The wetland class is Slope   

NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and shallow 
depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft deep).  

5. Does the entire wetland unit meet all of the following criteria?  

 The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that stream 
or river,   

 The overbank flooding occurs at least once every 2 years.  

  NO – go to 6   YES – The wetland class is Riverine   

NOTE: The Riverine unit can contain depressions that are filled with water when the river is not flooding  
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6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the surface, 
at some time during the year?   This means that any outlet, if present, is higher than the interior of the 
wetland.    

  NO – go to 7   YES – The wetland class is Depressional  

7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank flooding?  
The unit does not pond surface water more than a few inches.  The unit seems to be maintained by high 
groundwater in the area.  The wetland may be ditched, but has no obvious natural outlet.   

  NO – go to 8   YES – The wetland class is Depressional  
  

8. Your wetland unit seems to be difficult to classify and probably contains several different HGM classes.  For 
example, seeps at the base of a slope may grade into a riverine floodplain, or a small stream within a 
Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY WHICH OF THE 
HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT  

AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the 
appropriate class to use for the rating system if you have several HGM classes present within the wetland 
unit being scored.    

NOTE:  Use this table only if the class that is recommended in the second column represents 10% or more 
of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2 is less than 
10% of the unit; classify the wetland using the class that represents more than 90% of the total area.   

  

HGM classes within the wetland unit being 
rated  

HGM class to use 
in rating  

Slope + Riverine  Riverine  

Slope + Depressional  Depressional  

Slope + Lake Fringe  Lake Fringe  

Depressional + Riverine along stream 
within boundary of depression  

Depressional  

Depressional + Lake Fringe  Depressional  

Riverine + Lake Fringe  Riverine  

Salt Water Tidal Fringe and any other 
class of freshwater wetland  

Treat as  
ESTUARINE   

  

If you are still unable to determine which of the above criteria apply to your wetland, or if you have more 
than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the rating.   
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SLOPE WETLANDS  
Water Quality Functions  -  Indicators that the site functions to improve water quality   

S 1.0. Does the site have the potential to improve water quality?     

S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every  
100 ft of horizontal distance)                                                                                           

 Slope is 1% or less  points = 3     
 Slope is > 1%-2%  points = 2  
 Slope is > 2%-5%  points = 1  
 Slope is greater than 5%  points = 0  

0 

S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0  0 

S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants:   
Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in.  

 Dense, uncut, herbaceous plants > 90% of the wetland area  points = 6       
 Dense, uncut, herbaceous plants > ½ of area  points = 3  
 Dense, woody, plants > ½ of area  points = 2  
 Dense, uncut, herbaceous plants > ¼ of area  points = 1  
 Does not meet any of the criteria above for plants  points = 0      

3 

 Total for S 1  Add the points in the boxes above  3 

Rating of Site Potential  If score is:    12 = H       6-11 = M      0-5 = L  Record the rating on the first page  

 

S 2.0. Does the landscape have the potential to support the water quality function of the site?      

S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants?  
    Yes = 1   No = 0   0 

S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1?  
 Other sources ________________  Yes = 1   No = 0  0 

Total for S 2  Add the points in the boxes above  0 

Rating of Landscape Potential  If score is:    1-2 = M       0 = L  Record the rating on the first page  

S 3.0. Is the water quality improvement provided by the site valuable to society?    

S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the  
303(d) list?  Yes = 1   No = 0  1 

S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin 
is on the 303(d) list.  Yes = 1   No = 0  1 

S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES  
 if there is a TMDL for the basin in which unit is found.  Yes = 2   No = 0  2 

Total for S 3  Add the points in the boxes above  4 

Rating of Value  If score is:    2-4 = H      1 = M       0 = L  Record the rating on the first page  
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SLOPE WETLANDS  
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion   

S 4.0. Does the site have the potential to reduce flooding and stream erosion?    

S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 

for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 1/8 

in), or dense enough, to remain erect during surface flows.  

 Dense, uncut, rigid plants cover > 90% of the area of the wetland  points = 1     
 All other conditions  points = 0      

1 

Rating of Site Potential   If score is:   1 = M      0 = L  Record the rating on the first page  

  

S 5.0. Does the landscape have the potential to support the hydrologic functions of the site?      

S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess  
 surface runoff?  Yes = 1   No = 0  0 

Rating of Landscape Potential  If score is:   1 = M     0 = L  Record the rating on the first page  

                                                                                

S 6.0. Are the hydrologic functions provided by the site valuable to society?    

S 6.1. Distance to the nearest areas downstream that have flooding problems:  
The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or  

 natural resources (e.g., houses or salmon redds)   points = 2  
 Surface flooding problems are in a sub-basin farther down-gradient  points = 1  
 No flooding problems anywhere downstream  points = 0  

1 

S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan?   
    Yes = 2   No = 0  2 

Total for S 6   Add the points in the boxes above  3 

Rating of Value  If score is:   2-4 = H       1 = M       0 = L  Record the rating on the first page    

  

NOTES and FIELD OBSERVATIONS:    
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These questions apply to wetlands of all HGM classes. HABITAT 
FUNCTIONS  -  Indicators that site functions to provide important habitat  

H 1.0. Does the site have the potential to provide habitat?    

H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked.  

 Aquatic bed  4 structures or more: points = 4  
 Emergent  3 structures: points = 2  
 Scrub-shrub (areas where shrubs have > 30% cover)   2 structures: points = 1  
 Forested (areas where trees have > 30% cover)   1 structure: points = 0  

If the unit has a Forested class, check if:  
 The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) that 

each cover 20% within the Forested polygon  

0 

H 1.2. Hydroperiods   
Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).    

 Permanently flooded or inundated  4 or more types present: points = 3  
 Seasonally flooded or inundated  3 types present: points = 2  
 Occasionally flooded or inundated  2 types present: points = 1  
 Saturated only  1 type present: points = 0  
 Permanently flowing stream or river in, or adjacent to, the wetland  
 Seasonally flowing stream in, or adjacent to, the wetland  
 Lake Fringe wetland  2 points  
 Freshwater tidal wetland  2 points       

0 

H 1.3. Richness of plant species   
Count the number of plant species in the wetland that cover at least 10 ft2.   
Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle  

 If you counted: > 19 species  points = 2  
 5 - 19 species  points = 1  
 < 5 species  points = 0       

0 

H 1.4. Interspersion of habitats   
Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.      

 

0 

    

  
  
  
  
  
         None   =  0 points                                        Low    1 point                     =                                          Moderate    2 points =   
  
  
  
All three  diagrams   
in this row   
are   HIGH    3points =   
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H 1.5. Special habitat features:   
Check the habitat features that are present in the wetland.  The number of checks is the number of points.   

 Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long).  
_Standing snags (dbh > 4 in) within the wetland  
Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 

over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m)  
Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree slope) 

OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered where wood 
is exposed)  

At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are permanently 
or seasonally inundated  (structures for egg-laying by amphibians)   

Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of strata)  

1 

Total for H 1  Add the points in the boxes above       1 

Rating of Site Potential  If score is:   15-18 = H       7-14 = M      0-6 = L  Record the rating on the first page  

H 2.0. Does the landscape have the potential to support the habitat functions of the site?      

H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit).   
 Calculate:  % undisturbed habitat1.3+ [(% moderate and low intensity land uses)/2]1  = 2.3%       

If total accessible habitat is:              
 > 1/3 (33.3%) of 1 km Polygon   points = 3  
 20-33% of 1 km Polygon  points = 2  
 10-19% of 1 km Polygon  points = 1  
 < 10% of 1 km Polygon  points = 0  

0 

H 2.2. Undisturbed habitat in 1 km Polygon around the wetland.  
 Calculate:  % undisturbed habitat 53 + [(% moderate and low intensity land uses)/2] 1   = 54%     
 Undisturbed habitat > 50% of Polygon  points = 3  
 Undisturbed habitat 10-50% and in 1-3 patches  points = 2  
 Undisturbed habitat 10-50% and > 3 patches  points = 1  
 Undisturbed habitat < 10% of 1 km Polygon  points = 0  

3 

H 2.3. Land use intensity in 1 km Polygon: If  
 > 50% of 1 km Polygon is high intensity land use  points = (- 2)       
 ≤ 50% of 1 km Polygon is high intensity  points = 0       

-2 

Total for H 2  Add the points in the boxes above  1 

Rating of Landscape Potential  If score is:   4-6 = H       1-3 = M      < 1 = L  Record the rating on the first page  

H 3.0. Is the habitat provided by the site valuable to society?    

H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated.  

 Site meets ANY of the following criteria:   points = 2  

 It has 3 or more priority habitats within 100 m (see next page)                       

1 

  It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)      

  It is mapped as a location for an individual WDFW priority species                                

  It is a Wetland of High Conservation Value as determined by the Department of Natural Resources  

 It has been categorized as an important habitat site in a local or regional comprehensive plan, in a  
Shoreline Master Plan, or in a watershed plan  

 Site has 1 or 2 priority habitats (listed on next page) within 100 m  points = 1  
 Site does not meet any of the criteria above  points = 0  
Rating of Value  If score is:    2 = H      1 = M       0 = L  Record the rating on the first page  
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WDFW Priority Habitats  

Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can be 
found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 177 pp. 
http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/)  

Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is independent 
of the land use between the wetland unit and the priority habitat.   

 Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha).  
  

 Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 
wildlife (full descriptions in WDFW PHS report).  
  

 Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock.  
  

 Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multilayered 
canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 years of age. 
Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less than 100%; decay, 
decadence, numbers of snags, and quantity of large downed material is generally less than that found in old-growth; 80-200 
years old west of the Cascade crest.  
  

 Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak component 
is important (full descriptions in WDFW PHS report p. 158 – see web link above).  
  

 Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and terrestrial 
ecosystems which mutually influence each other.  
  

 Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 
prairie (full descriptions in WDFW PHS report p. 161 – see web link above).  
  

 Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide functional 
life history requirements for instream fish and wildlife resources.  
  

 Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and Puget 
Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – see web link 
on previous page).   
  

 Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, ice, or 
other geological formations and is large enough to contain a human.   
  

 Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation.  
  

 Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 
and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs.  
  

 Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to enable 
cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western Washington 
and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft (6 m) long.  

Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 
elsewhere.   
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CATEGORIZATION BASED ON SPECIAL CHARACTERISTICS  

Wetland Type  

Check off any criteria that apply to the wetland. Circle the category when the appropriate criteria are met.   

Category  
  

SC 1.0. Estuarine wetlands   

Does the wetland meet the following criteria for Estuarine wetlands?  

 The dominant water regime is tidal,   

 Vegetated, and   

 With a salinity greater than 0.5 ppt   Yes –Go to SC 1.1      No= Not an estuarine wetland  

 

SC 1.1.  Is the wetland within a National Wildlife Refuge, National Park, National Estuary Reserve, Natural Area 
Preserve, State Park or Educational, Environmental, or Scientific Reserve designated under WAC 332-30-151? 

    Yes = Category I     No - Go to SC 1.2  
No 

SC 1.2. Is the wetland unit at least 1 ac in size and meets at least two of the following three conditions?    

 The wetland is relatively undisturbed (has no diking, ditching, filling, cultivation, grazing, and has less than 
10% cover of non-native plant species.  (If non-native species are Spartina, see page 25)  

 At least ¾ of the landward edge of the wetland has a 100 ft buffer of shrub, forest, or un-grazed or 
unmowed grassland.   

 The wetland has at least two of the following features: tidal channels, depressions with open water, or  
 contiguous freshwater wetlands.   Yes = Category I        No = Category II  

No 

SC 2.0.  Wetlands of High Conservation Value  (WHCV)  
SC 2.1. Has the WA Department of Natural Resources updated their website to include the list of Wetlands of High  

 Conservation Value?   Yes – Go to SC 2.2     No – Go to SC 2.3  
SC 2.2. Is the wetland listed on the WDNR database as a Wetland of High Conservation Value?    

    Yes = Category I       No = Not a WHCV  
SC 2.3. Is the wetland in a Section/Township/Range that contains a Natural Heritage wetland?   

http://www1.dnr.wa.gov/nhp/refdesk/datasearch/wnhpwetlands.pdf   
     Yes – Contact WNHP/WDNR and go to SC 2.4      No  = Not a WHCV  
SC 2.4. Has WDNR identified the wetland within the S/T/R as a Wetland of High Conservation Value and listed it on  

 their website?   Yes = Category I     No = Not a WHCV  

No 

SC 3.0. Bogs    
Does the wetland (or any part of the unit) meet both the criteria for soils and vegetation in bogs? Use the key 
below. If you answer YES you will still need to rate the wetland based on its functions.   

SC 3.1. Does an area within the wetland unit have organic soil horizons, either peats or mucks, that compose 16 in or 

more of the first 32 in of the soil profile?   Yes – Go to SC 3.3      No – Go to SC 3.2  
SC 3.2. Does an area within the wetland unit have organic soils, either peats or mucks, that are less than 16 in deep  

over bedrock, or an impermeable hardpan such as clay or volcanic ash, or that are floating on top of a lake or 

pond?   Yes – Go to SC 3.3       No = Is not a bog   
SC 3.3. Does an area with peats or mucks have more than 70% cover of mosses at ground level, AND at least a 30% 

cover of plant species listed in Table 4?   Yes = Is a Category I bog     No –  Go to SC 3.4  
  NOTE: If you are uncertain about the extent of mosses in the understory, you may substitute that criterion by 

measuring the pH of the water that seeps into a hole dug at least 16 in deep. If the pH is less than 5.0 and the 
plant species in Table 4 are present, the wetland is a bog.   

SC 3.4. Is an area with peats or mucks forested (> 30% cover) with Sitka spruce, subalpine fir, western red cedar, 
western hemlock, lodgepole pine, quaking aspen, Engelmann spruce, or western white pine, AND any of the 
species (or combination of species) listed in Table 4 provide more than 30% of the cover under the canopy? 

   Yes = Is a Category I bog    No = Is not a bog   

No 
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SC 4.0. Forested Wetlands   
Does the wetland have at least 1 contiguous acre of forest that meets one of these criteria for the WA 
Department of Fish and Wildlife’s forests as priority habitats? If you answer YES you will still need to rate 
the wetland based on its functions.   

 Old-growth forests (west of Cascade crest): Stands of at least two tree species, forming a multi-layered 
canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha) that are at least 200 years of 
age OR have a diameter at breast height (dbh) of 32 in (81 cm) or more.    

 Mature forests (west of the Cascade Crest): Stands where the largest trees are 80- 200 years old OR the 
species that make up the canopy have an average diameter (dbh) exceeding 21 in (53 cm).  

   Yes =  Category I    No = Not a forested wetland for this section  

No 

SC 5.0. Wetlands in Coastal Lagoons   
Does the wetland meet all of the following criteria of a wetland in a coastal lagoon?  

 The wetland lies in a depression adjacent to marine waters that is wholly or partially separated from 
marine waters by sandbanks, gravel banks, shingle, or, less frequently, rocks   

 The lagoon in which the wetland is located contains ponded water that is saline or brackish (> 0.5 ppt) 
during most of the year in at least a portion of the lagoon (needs to be measured near the bottom)  

    Yes – Go to SC 5.1    No = Not a wetland in a coastal lagoon  
SC 5.1. Does the wetland meet all of the following three conditions?     

 The wetland is relatively undisturbed (has no diking, ditching, filling, cultivation, grazing), and has less 
than 20% cover of aggressive, opportunistic plant species (see list of species on p. 100).  

 At least ¾ of the landward edge of the wetland has a 100 ft buffer of shrub, forest, or un-grazed or 
unmowed grassland.  

 The wetland is larger than 1/10 ac (4350 ft2)  
       Yes = Category I    No = Category II  

No 

SC 6.0. Interdunal Wetlands    
Is the wetland west of the 1889 line (also called the Western Boundary of Upland Ownership or WBUO)?  If 
you answer yes you will still need to rate the wetland based on its habitat functions.  In practical terms 
that means the following geographic areas:  

 Long Beach Peninsula: Lands west of SR 103  

 Grayland-Westport: Lands west of SR 105  

 Ocean Shores-Copalis: Lands west of SR 115 and SR 109  
   Yes – Go to SC 6.1      No = not an interdunal wetland for rating  

  
SC 6.1. Is the wetland 1 ac or larger and scores an 8 or 9 for the habitat functions on the form (rates H,H,H or H,H,M 

for the three aspects of function)?   Yes = Category I     No – Go to SC 6.2  
SC 6.2. Is the wetland 1 ac or larger, or is it in a mosaic of wetlands that is 1 ac or larger?     
     Yes = Category II     No – Go to SC 6.3  
SC 6.3. Is the unit between 0.1 and 1 ac, or is it in a mosaic of wetlands that is between 0.1 and 1 ac?     
     Yes = Category III     No = Category IV  

  

No 

Category of wetland based on Special Characteristics  
If you answered No for all types, enter “Not Applicable” on Summary Form  N/A 
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Appendix E:  
 

Critical Areas Conceptual Mitigation Plans  
(large plan sheets) 

Sheet W1.0:  Existing Conditions Plan 
Sheet W1.1:  Proposed Site Plan & Impacts Assessment 
Sheet W1.2:  Proposed Mitigation Concept 
Sheet W2.0:  Proposed Buffer Mitigation Overview 
Sheet W3.0:  Preliminary Plant List, Details, and Notes 
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May 11, 2017 

Mr. Alex Mason  
VP of Entitlement  
ISOLA Homes  
1518 First Avenue S, Suite 301 
Seattle, WA 98134  

Re:  Park Pointe Coal Creek Typing Study 

Dear Mr. Mason: 

The purpose of this letter is to address the City of Bellevue’s (Bellevue) preliminary review comments 
on the Park Pointe PUD, and to address the stream typing for Coal Creek pursuant to the Bellevue 
Municipal Code (BMC). A February 3, 2017 Bellevue revision letter provided several requests related to 
land use and critical areas review. As it relates to stream typing, the Bellevue revision letter provided 
the following: 

Streams: The City of Bellevue has mapped Coal Creek as a fish bearing stream. It is noted that the 
area downstream from the subject site does have a natural barrier for fish however Bellevue city code 
does recognize resident fish populations that may be present in stream reaches which are not 
accessible from downstream fish populations and the potential for fish habitat. Information 
regarding this stream reach is necessary to determine the stream typing. Note WAC 222-16-030: 

(B) Stream segments having a defined channel of 2 feet or greater within the bankfull width in 
Western Washington; or 3 feet or greater within the bankfull width in Eastern Washington, 
and having a gradient greater than 16 percent and less than or equal to 20 percent, and having 
greater than 50 acres in contributing basin size in Western Washington or greater than 175 
acres contributing basin size in Eastern Washington, based on hydrographic boundaries;  

Additional information regarding the stream channel and gradient is necessary to determine typing 
and applicable buffers. A formal stream typing should be conducted and included as part of the 
critical areas report. 

This letter documents the activities and findings associated with the Park Pointe Coal Creek Typing 
Study. 
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SITE DESCRIPTION 

The Park Pointe PUD site consists of two tax parcels (2624059022 and 2624059019) located at 7219 and 
7331 Lakemont Boulevard SE, Bellevue, Washington. The Public Land Survey System (PLSS) location of 
the Property is E ½ Section 26, Township 24N, Range 5E, W. M. The Property is bordered on the east 
side by Lakemont Boulevard SE and to the south, west, and north by City of Bellevue Parks Department 
property (Coal Creek Natural Area). 

The site is currently developed as rural residences, and contains residential structures, lawn, pasture 
landscaping, and forested areas. Coal Creek flows in a generally northwesterly direction just outside of 
the south and west site boundaries. Tributaries to Coal Creek (identified as Streams 1-3 in Talasaea 
2016), flow in a generally southwesterly direction across northwestern (Streams 1-2) and southeastern 
(Stream 3) portions of the site. 

METHODS 

Prior to, and following, a field investigation, agency sources and databases regarding fish habitat in and 
near the project area were researched. These sources included: 

• City of Bellevue Stream Maps (Bellevue 2017)
• City of Bellevue Utilities (K. Paulsen, personal communication, email March 2, 2017)
• Seattle Public Utilities (K. Lynch, personal communication, email March 14, 2017)
• King County Water Resources Inventory Area Maps (King County 2017)
• Washington Department of Natural Resources (DNR) Forest Practices Application Review

System (FPARS) Water Type Maps (DNR 2017)
• WDFW (Williams et al. 1975)
• Washington Department of Fish and Wildlife (WDFW) Salmonscape (WDFW 2017a)
• WDFW Priority Habitats and Species Maps (WDFW 2017b)
• WDFW Habitat Program (Fischer, Reinbold, personal communication, email March 10, 2017)
• WDFW Stock Assessment Program (Bosworth, Thompson, personal communication, phone

interview March 6, 2017)
• StreamNet Mapper (StreamNet 2017)
• Muckleshoot Indian Tribe Fisheries Division (K. Walter, personal communication, email March

2, 2017)
• US Fish and Wildlife Service (Tabor, R., personal communication, email March 14, 2017)

On March 9, 2017 biologists from Confluence Environmental Company (Confluence) conducted a field 
investigation at the site to support the stream type assessment. Approximately 800 feet Coal Creek, 
from the confluence with Stream 1 to the Lakemont Blvd SE crossing adjacent to the site (project 
reach), was evaluated for fish presence and physical fish habitat characteristics (see Salmonscape figure 
in Appendix A). Fish presence was evaluated by both visual observation and conducting sweeps of the 
channel using nets. Two channel segments of approximately 150 feet in length were selected for 
sweeping based on the presence of pool habitat within the segment. Block nets were set across the 
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stream channel at the downstream end of the sweep segment and biologists walked the channel in a 
downstream direction methodically sweeping the channel and herding any fish present toward the 
block net. The block net was then removed from the channel and observed for any fish captured. 

Physical habitat characteristics were evaluated based on the criteria for fish habitat in Western 
Washington per WAC 222-16-031(3), below: 

Waters having any of the following characteristics are presumed to have fish use: 

(A)  Stream segments having a defined channel of 2 feet or greater within the bankfull width in 
Western Washington; or 3 feet or greater in width in Eastern Washington; and having a gradient 
of 16 percent or less; 

(B)  Stream segments having a defined channel of 2 feet or greater within the bankfull width in 
Western Washington; or 3 feet or greater within the bankfull width in Eastern Washington, and 
having a gradient greater than 16 percent and less than or equal to 20 percent, and having 
greater than 50 acres in contributing basin size in Western Washington or greater than 175 
acres contributing basin size in Eastern Washington, based on hydrographic boundaries. 

Channel slope was evaluated using a hip chain to measure channel lengths and a clinometer and stadia 
rod to determine slope percentage, on an optimal line of sight basis. Measurements of bankfull width 
were taken at the point of each slope measurement using a stadia rod or measuring tape. 

RESULTS 

This section describes the results of the stream typing study. 

The agency sources and online databases have general consensus that Coal Creek is fish bearing to a 
point where a partial passage barrier is identified at approximately river mile 4.2, which is just 
downstream of where Stream 1 joins Coal Creek. The fish passage barrier is shown in Salmonscape 
(Appendix A) and is described in Williams 1975, though Williams shows the location as river mile 3.7. 
The city of Bellevue stream maps and the DNR (FPARS) water type maps identify Coal Creek as a Type 
F stream throughout the project reach and upstream of Lakemont Blvd SE. A summary of the agency 
and online data is presented below in Table 1. 
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Table 1. Stream 1 Survey 

Source Fish Distribution Results 

Bellevue 2017 Mapped as Type F in lower reaches. Un-known through project reach. 

Paulsen 2017 No data for project reach. 

Lynch 2017 No data for project reach. 

King County 2017 Cutthroat distribution shown to passage barrier at RM 4.2. 

DNR 2017 Type F through project reach. 

Williams et al. 1975 No data for project reach. 

WDFW 2017a No Salmonscape species shown through project reach. 

WDFW 2017b Cutthroat distribution shown to passage barrier at RM 4.2. 

Fischer, Reinbold 2017 No data for project reach. 

Bosworth, Thompson 2017 No data for project reach. 

StreamNet 2017 No data for project reach. 

Walter 2017 No data for project reach. Concurred with original Type N designation1. 

Tabor 2017 No data for project reach. 
1 Talasaea 2016 

The field investigation yielded no visual observations or capture of fish during sweeping efforts.  

For the project reach evaluated for physical characteristics, the habitat observed in Coal Creek 
qualitatively appears to provide suitable habitat for fish. The stream has a gravel bed, and is composed 
of predominantly riffle and pool habitat units. Qualitative observations of pool frequency was relatively 
low, and no large woody debris was observed in the project reach.  

The channel consistently exhibited a bankfull width between 10 to 15 feet, and a slope of less than 5%. 
These physical characteristics meet the physical criteria for fish habitat in Western Washington per 
WAC 222-16-031(3).  

DISCUSSION 

BMC 20.25H.075 designates streams and their regulatory buffers. A Type F water per BMC 
20.25H.075(B)(2) 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 
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1,500 feet or the entire tributary if the tributary is highly significant for protection of downstream 
water quality. 

BMC 20.50.020 F defines fish habitat as: 

Any habitat which is used by any fish at any life stage at any time of the year, including potential 
habitat likely to be used by fish which could be recovered by restoration or management. “Fish 
Habitat” includes off-channel habitat. 

Though fish habitat is defined under the BMC, the definition is broad and general in scope. As a general 
practice, the physical criteria for fish habitat from WAC 222-16-031(3) is used as the best available 
science to more specifically define fish habitat by Bellevue (Bedwell 2017).  

Though no documentation of fish use in the project reach of Coal Creek could be found in available data 
sources, nor were any fish observed or captured during the field investigation, Coal Creek does meet 
the definitions of fish habitat provided by BMC 20.50.020 F and WAC 222-16-031(3). In the absence of 
verifiable documentation, Bellevue relies on the physical criteria of fish habitat in WAC 222-16-031(3) 
(Bedwell 2017) to determine the appropriate stream type designation. Given the results of the physical 
habitat evaluation, Coal Creek warrants a Type 3 designation under WAC 222-16-031(3) and a Type F 
designation under BMC 20.25H.075. Type F streams require a prescriptive buffer of 100 feet for 
undeveloped sites per BMC 20.25H.075(C)(1)(a)(i). 

If you have any comments or questions, please feel free to contact me. My contact information is 
below. 

Respectfully yours, 

CHRIS BERGER, PWS 
Senior Ecologist 
206.604.9059 chris.berger@confenv.com 

Cc: Steve Calhoon, Pace Engineering 

Appendix A: Online Data Maps 
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The City of Bellevue does not guarantee that the information on this  map is accurate
or complete. This data is provided on an "as is" basis and disclaims all warranties.

Storm Drainage Basins

Parks

School Property

Stream Types
Shore: S Type 

Fish Bearing: F Type

Non-Fish Bearing:

    Ns and Np Types

Not Typed 

Outside of Bellevue

Rain Gauges and
  Elevations

Flow Gauges

Regional Detention
  Pond

Fire Stations

Oil Pipeline

Type A Wetland

Type B Wetland

 Coal Creek Basin

2,181.7 Acres - in Bellevue
1,275.7 Acres - in King County

532.1 Acres - in Newcastle

Commercial/Office: 0.03% 0.6 Acres
Industrial: 0.01% 0.3 Acres
Institutional/Government: 3.06% 66.8 Acres
Mixed Use/Misc: 3.77% 82.2 Acres
Multi-Family Residential: 1.44% 31.4 Acres
Open Space/Park: 10.89% 237.7 Acres
Single Family Residential: 50.14% 1,093.9 Acres
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DRAFT FUNCTIONAL ASSESSMENT TOOL 

for Upland Habitat 
 

Post-Construction:  No Buffer Enhancement;  
Reduced Development Footprint 
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for Upland Habitat 
 

Post-Construction:  With Proposed Development and  
Buffer Enhancement 
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VEGETATION MANAGEMENT PLAN 

Park Pointe PUD 

Bellevue, Washington 

May 17, 2017 

This Vegetation Management Plan (VMP) is intended to guide general landscape maintenance 

practices for the Park Pointe PUD, as well as maintenance practices for the mitigation area.  

The goal of the VMP is to ensure long-term vegetation management that is consistent with the 

objectives and performance standards of the mitigation plan approved by the City of Bellevue in 

conjunction with the approval of the Critical Areas Report.  This includes vegetation 

management techniques as well as restrictions on activities in buffers. 

The VMP is intended for general application.  Enforcement of the VMP shall be the 

responsibility of Park Pointe PUD, or their representative, hereinafter referred to as “Park 

Pointe”.  This VMP is adopted for the following purposes, which shall be considered in the 

administration of this plan.  They are as follows: 

• To preserve and enhance the physical and aesthetic character and ecological functions 
of the critical areas and buffers on the site; 

• To promote landscape maintenance practices that result in a minimal disturbance to the 
natural environment; 

• To promote the existence of wildlife through the establishment of native plantings; 

• To allow future replanting and augmentation of native vegetation; 

• To ensure prompt restoration, replanting, and effective erosion control of soil 
disturbances; 

• To prevent and/or control erosion, and prevent stray sediment and polluted water from 
entering the adjacent natural systems; 

• To promote maintenance practices that are consistent with the approved Mitigation Plan 
prepared by Talasaea Consultants; 

• To support the goals and policies of the State of Washington Environmental Policy Act, 
the Federal Endangered Species Act, and the Clean Water Act; and 

• To maintain the Site in accordance with City of Bellevue Code. 

1.0 GENERAL SITE LANDSCAPE MAINTENANCE & MANAGEMENT  

1.1 Fertilizer 

Any fertilizer shall be carefully applied to avoid direct and indirect entry of fertilizer into streams 

or water bodies.  In order to accurately determine fertilizer inputs, it is recommended that a soil 

sample be collected by Park Pointe for sampling of the major nutrients Nitrogen, Phosphorous, 

and Potassium (NPK), micronutrients, pH, and organic matter.  The King Conservation District 

has a soil testing laboratory that will send back recommendations specific to the site and plant 

material so that the appropriate type and amount of fertilizer can be applied and potential 

contamination of surface and groundwater resulting from excess fertilizer can be avoided. 
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1.2 Control of Invasive/Noxious Species 

Non-native and noxious species include Scot’s broom, Himalayan and evergreen blackberry, 

reed canarygrass, purple loosestrife, field bindweed, knotweed sp., English ivy, Canada thistle, 

and bittersweet nightshade.  Herbicides shall be utilized only if manual control methods are not 

effective.  Rodeo, or an equivalent approved by the City of Bellevue (such as Aquamaster), shall 

be the only herbicide allowed in the protected critical areas.  Recommendations for manual and 

chemical removal of invasive/ noxious weed species shall be in compliance with the Best 

Management Practices established by the King County Noxious Weed Control Board.  All 

invasive/noxious weeds or other non-native species shall be systematically and periodically 

removed on a specimen-by-specimen basis and disposed of off-site at an approved dump 

location. 

2.0 CRITICAL AREAS MAINTENANCE & MANAGEMENT  

After the conclusion of the 5-year performance monitoring period, maintenance of the mitigation 

areas and protection of on-site critical areas shall be the responsibility of Park Pointe, who shall: 

• Ensure the ongoing protection of the critical area buffer by encouraging people and pets to 
stay within designated areas. 

• Ensure removal of all trash and debris on a routine basis.  

• Coordinate the immediate control and/or removal of any erosion, stray sediment, and 
polluted water.  

• Coordinate the protection of the installed native plant material.  

• Provide routine maintenance of all newly planted (or replanted) vegetation.   

• Ensure the removal of invasive/noxious species as listed on the King County Noxious 
Species List. 

• Coordinate cleaning and maintenance of signage to maintain visibility and repair damage. 

• Provide maintenance for all structures (e.g., culverts, etc.) that are required to be cleaned 
and repaired as needed to maintain proper function. 

2.1 Maintenance Schedule Guidelines 

Park Pointe shall inspect the restored critical areas and shall take action to adequately address 

intrusion of invasive/noxious species; trash and debris, erosion, stray sediment, and/or polluted 

water; and plant mortality on a routine basis.  It is recommended that these inspections be 

performed on a quarterly basis each year. 

2.2 Contingency Items 

Contingency items include, but are not limited to:  additional plant installation, irrigation, erosion 

control, and invasive/noxious species control (Section 2.3 below).  Contingency items include 

many of the items listed below, and shall be implemented if the purposes for adopting the VMP, 

as defined on page one, are not met.  

Replanting – Park Pointe will replant areas that may experience plant mortality as necessary to 

maintain plant survival.  Areas will be replanted with the same species or a substitute species 

approved by the City of Bellevue. 
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Irrigation -- Park Pointe shall coordinate the watering of any newly installed plants from June 

15th through October 15th.  Watering shall be by manual means or through provision of a 

temporary irrigation system.  During the first year after re-planting, irrigation shall be at the rate 

of 1/2" of water twice per week.  During the second year, irrigation shall be at the rate of 1/2" of 

water once per week.   

Erosion Control – Park Pointe shall promptly coordinate the correction of any erosion and shall 

prevent any stray sediment or polluted water from entering adjacent water bodies. 

2.3 Control of Invasive/Noxious Species 

Park Pointe shall coordinate the routine removal and control of invasive/noxious weeds or other 

non-native species with the goal of maintaining them below 10% of the total areal cover in the 

protected natural areas.  These non-native and noxious species include Scot’s broom, 

Himalayan and evergreen blackberry, reed canarygrass, purple loosestrife, field bindweed, 

Japanese knotweed, English ivy, Canada thistle, and bittersweet nightshade.  Complete or 

near-complete removal of these species shall be performed by manual means whenever 

reasonably possible.  Herbicides shall be utilized in the protected critical areas only if manual 

control methods are not effective.  Rodeo, or an equivalent approved by King County (such as 

Aquamaster), will be the only herbicide allowed in the protected critical areas.   

Recommendations for manual and chemical removal of invasive/ noxious weed species shall be 

in compliance with the Best Management Practices established by the King County Noxious 

Weed Control Board.  All invasive/noxious weeds or other non-native species shall be 

systematically and periodically removed on a specimen-by-specimen basis and disposed of off-

site at an approved dump location. 

2.4 General Maintenance Items 

1. Park Pointe shall coordinate the ongoing protection of the critical area by encouraging the 
public to stay within designated areas. 

2. Park Pointe shall coordinate the removal of all trash and other debris on a routine basis.  
Large and/or hazardous items or large accumulations shall be removed promptly upon their 
discovery. 

3. Park Pointe shall coordinate the routine maintenance of all newly planted trees and shrubs.  
These measures include maintaining and weeding mulch rings, including removal of all 
herbaceous plants within the mulch ring or dripline of all woody shrubs and trees.  
Invasive/noxious non-native plants shall be removed and/or controlled in all critical area.   

4. Park Pointe shall coordinate the pruning of trees and large woody plants (e.g., thinning and 
removal of dead or diseased portions of trees/shrubs) within the critical area at the direction 
of a qualified arborist.  

5. Park Pointe shall coordinate cleaning and maintenance of critical areas signage and check 
signage for visibility and damage.  These efforts shall occur at least twice yearly. 

6. Park Pointe shall coordinate cleaning and maintenance of all structures (e.g., culverts, etc.) 
to be cleaned and repaired as needed to maintain proper function. 

7. Park Pointe acknowledges that the critical area is not to be maintained like traditional 
ornamental landscaping.  Grasses and other herbaceous vegetation (other than reed 
canarygrass and other invasive/noxious species) shall be left alone.   
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2.5 Tree Protection and Maintenance 

All retained trees shall be maintained in healthy condition by Park Pointe in perpetuity, unless 

otherwise approved by the City of Bellevue.   

Pruning and maintenance of trees shall be consistent with best management practices in the 

field of arboriculture and shall further the long-term health of the tree.  Excessive pruning shall 

not be allowed unless necessary to protect life and property.  

Hazardous trees may be removed if the hazardous tree exhibits threat of injury to people or 

damage to property and if the City of Bellevue approves removal.  The following conditions are 

some indications of a potentially hazardous tree:  

• large dead or detached branches;  

• significant cavities or rotten wood along the trunk or in major branches;  

• fungal infection;  

• significant cracks or splits in the bark;  

• strong lean of the trunk;  

• poor branching structure;  

• a damaged root system;  

• previously topped or heavily pruned.   

The City requires that the hazardous condition of a tree be confirmed by a Certified Arborist and 

that all proper permits be obtained (per applicable City code) prior to tree removal, except in the 

event of an emergency that poses an imminent threat to human health and/or property. 
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Park Pointe PUD Critical Areas Report       File # 15-115585-DB 
 

Responses to Performance Standards and Decision Criteria    May 17, 2017 
 

 

 

Standard 

20.25H.100 Performance standards. Development on sites with a wetland or wetland 
critical area buffer shall incorporate the following performance standards in design of the 
development, as applicable: 
A. Lights shall be directed away from the wetland. 
Site lighting shall be sensitive to the needs of wildlife.  Direct illumination of the 
critical areas will be avoided.  

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

Site roadways and activity areas are directed towards the center of the site.  Where 
any activity approaches the perimeter of the development, extensive planting with 
coniferous trees shall help diffuse noise.  Homes will be built with a high R-value 
insulation within the structure.   

C. Toxic runoff from new impervious area shall be routed away from the wetlands. 
All street run-off will be directed towards the advanced treatment system before 
discharge to streams.  No wetlands will receive stormwater.  Paved areas at the 
perimeter of the site will feature pervious pavement, and rooftop rainwater will be 
routed to the buffer. 

D. Treated water may be allowed to enter the wetland critical area buffer. 
Site stormwater from streets and paved areas will be directed to the advanced 
filtration system, before discharge to the critical areas buffer. 

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

Dense plantings of rose, Oregon grape, or similar native species will be incorporated 
at the outer edge of the critical areas buffer in the final mitigation plans. 

F. F. Use of pesticides, insecticides and fertilizers within 150 feet of the edge of the stream 
buffer shall be in accordance with the City of Bellevue’s “Environmental Best 
Management Practices,” now or as hereafter amended. (Ord. 5680, 6-26-06, § 3) 

For the site landscaping, 100% of the developed space will be managed and guided 
by a Best Management Plan for Landscape Maintenance incorporating the City’s 
current Environmental Best Practices and Design Standards manual.  
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Criteria 

20.25H.145 Critical areas report – Approval of modification. 

Modifications to geologic hazard critical areas and critical area buffers shall only be approved if the 
Director determines that the modification: 

G. The proposed modification to the critical area or critical area buffer with any associated mitigation 
does not significantly impact habitat associated with species of local importance, or such habitat that 
could reasonably be expected to exist during the anticipated life of the development proposal if the area 
were regulated under this part. 
The proposed modification of critical area buffers has been demonstrated in Chapter 4 of the 

project critical areas report that two species of local importance are associated with the site.  In 

the long term improvement of the site, the habitat should continue to be available for both 

species, thus no loss is expected.  In Chapter 9, the site ranked highly in habitat function under 

existing conditions, and after the mitigation, it is expected to have an increased habitat 

functional value. 

 

 
Criteria 

20.25H.250 Critical areas report – Submittal requirements. 
A. Specific Proposal Required. A critical areas report must be submitted as part of an application for 
a specific development proposal. In addition to the requirements of this section, additional information 
may be required for the permit applicable to the development proposal. 
The project critical areas report is submitted with the applications, with intent to fully have 
requirements met and necessary information provided. 

B. Minimum Report Requirements. The critical areas report shall be prepared by a qualified 
professional and shall at minimum include the content identified in this section. The Director may waive 
any of the report requirements where, in the Director’s discretion, the information is not necessary to 

assess the impacts of the proposal and the level of protection of critical area function and value 
accomplished. At a minimum, the report shall contain the following: 
1. Identification and classification of all critical areas and critical area buffers on the site; 
The project critical areas report identifies and classifies three wetlands and three streams on the 
site. 
2. Identification and characterization of all critical areas and critical area buffers on those properties 
immediately adjacent to the site; 
A fourth stream was identified off site, and wetlands and streams that extended off site were 

characterized. 

3. Identification of each regulation or standard of this code proposed to be modified; 
The critical areas report identifies modification of the code to reduce buffers for streams under 
LUC 20.25H.075.C.2 and 20.25H.090, and to reduce the critical area building setback associated 
with stream buffers under section LUC 20.25H.075.D.3. 

3. A habitat assessment consistent with the requirements of LUC 20.25H.165; 
A thorough habitat assessment consistent with the requirements above were included in the 
critical areas report in Chapter 4. 

4. An assessment of the probable cumulative impacts to critical areas resulting from development of 
the site and the proposed development; 
An assessment of the impacts associated with the development, consistent with the 

requirements above were included in the critical areas report in Chapter 7. 
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5. An analysis of the level of protection of critical area functions and values provided by the regulations 
or standards of this code, compared with the level of protection provided by the proposal. The analysis 
shall include: 
a. A discussion of the functions and values currently provided by the critical area and critical area 
buffer on the site and their relative importance to the ecosystem in which they exist; 
b. A discussion of the functions and values likely to be provided by the critical area and critical area 
buffer on the site through application of the regulations and standards of this Code over the anticipated 
life of the proposed development; and 
c. A discussion of the functions and values likely to be provided by the critical area and critical area 
buffer on the site through the modifications and performance standards included in the proposal over the 
anticipated life of the proposed development; 
A thorough analysis of critical area functions and values consistent with the requirements above 

were included in the critical areas report in Chapter 7.  In the existing conditions, the site scored 

41, in a scenario with an application of the standards set forth in the code scored a 40, and with 

the proposed mitigation the site scored 46, using a City of Bellevue habitat assessment model. 

6. A discussion of the performance standards applicable to the critical area and proposed activity 
pursuant to LUC 20.25H.160, and recommendation for additional or modified performance standards, 
if any; 
Performance standards are included in the monitoring section of Chapter 8 are considered 

consistent with the requirements of the proposed mitigation. 

7. A discussion of the mitigation requirements applicable to the proposal pursuant to LUC 
20.25H.210, and a recommendation for additional or modified mitigation, if any; and 
A discussion of possible mitigation requirements and modified mitigation approach is presented 

consistent with the requirements above were included in Chapters 5, 7, and 8 of the project 

critical areas report. 

8. Any additional information required for the specific critical area as specified in the sections of this 
part addressing that critical area. 
Data forms associated with the critical area ratings are provided in Appendices C, D, and G of 

the project critical areas report.  A Vegetation Monitoring Plan has been prepared and is 

presented in Appendix H. 

C. Additional Report Submittal Requirements. 

1. Unless otherwise provided, a critical areas report may be supplemented by or composed, in whole 
or in part, of any reports or studies required by other laws and regulations or previously prepared for and 
applicable to the development proposal site, as approved by the Director. 
Included as supplemental information to the project critical areas report are a geotechnical 

study in Appendix A and a mine hazard study in Appendix B. 

2. Where a project requires a critical areas report and a mitigation or restoration plan, the mitigation or 
restoration plan may be included with the critical areas report, and may be considered in determining 
compliance with the applicable decision criteria, except as set forth in subsection C.4 of this section. 
Included with the project critical areas report is a Detailed Conceptual Mitigation Plan in 

Appendix E, designed to establish the direction and scope of a future detailed mitigation plan. 

3. The applicant may consult with the Director prior to or during preparation of the critical areas report 
to obtain approval of modifications to the required contents of the report where, in the judgment of a 
qualified professional, more or less information is required to adequately address the potential critical 
area impacts and required mitigation. 
In consideration of a revised ranking, a third party fisheries professional firm was engaged to 

review the stream classification of Coal Creek, and this report was included as Appendix F 

within the project critical areas report. 

DSD - 000541



Performance Standards and Decision Criteria 16 May 2017 4 
 

4. Proposals to obtain reductions in regulated critical area buffers below the buffers required by this 
part shall include the following information in addition to the minimum critical areas report contents 
described in subsection B of this section. The restoration proposed to improve existing function included 
in the proposal must be separate from any impact mitigation proposal: 
a. The specific restoration actions proposed and the specific regulated buffer dimensions proposed. 
b. The functions that will be enhanced by the restoration actions, addressing at minimum habitat, 
hydrology, water quality and (where applicable) stream process functions. 
c. Functions that will be provided outside of the reduced regulated buffer dimension proposed by the 
project, if any (for example, stormwater quality and quantity controls or low impact development 
features). 
d. The relative importance of the enhanced functions to the ecosystem in which they exist. 
e. A description of the net gain in functions by the restoration actions in the reduced regulated buffer 
area and the proposal, compared to the functions that would be preserved under standard buffer 
provisions of the CAO without restoration. 
a. The restoration actions to improve existing buffer function are extensive buffer 

enhancement, and these are provided to mitigate buffer reductions as described in Chapter 

8 and on Sheet W1.1. 

b. Functions that are discussed in Chapters 7 and 8 of the project critical areas report include 

habitat, hydrology, and water quality. 

c. Functions that are provided outside of the mitigation action are in the project description of 

Chapter 7 of the Critical Areas Report. 

d. The relative importance of enhanced functions are discussed in the mitigation section, 

Chapter 8. 

e. A description of the net gain in buffer functions is provided in the functional analysis 

section, Chapters 7 and 8. 
 

Criteria 

20.25H.255 Critical areas report – Decision criteria. 

A.    General. 
Except for the proposals described in subsection B of this section, the Director may approve, 
or approve with modifications, the proposed modification where the applicant demonstrates: 
NOTE: Part A is not applicable because the approval process would use Part B. 

1. The modifications and performance standards included in the proposal lead to levels of 
protection of critical area functions and values at least as protective as application of the 
regulations and standards of this code; 

2. Adequate resources to ensure completion of any required mitigation and monitoring 
efforts; 

3. The modifications and performance standards included in the proposal are not 
detrimental to the functions and values of critical area and critical area buffers off-site; 
and 

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

A. Decision Criteria – Proposals to Reduce Regulated Critical Area Buffer. 

The Director may approve, or approve with modifications, a proposal to reduce the regulated 
critical area buffer on a site where the applicant demonstrates: 
1. The proposal includes plans for restoration of degraded critical area or critical area buffer 
functions which demonstrate a net gain in overall critical area or critical area buffer functions; 
The net gain in critical area buffer function is illustrated in Appendix E and Chapter 8 

of the project critical areas report. 

DSD - 000542



Performance Standards and Decision Criteria 16 May 2017 5 
 

2. The proposal includes plans for restoration of degraded critical area or critical area buffer 
functions which demonstrate a net gain in the most important critical area or critical area buffer 
functions to the ecosystem in which they exist; 
Enhancement of the degraded critical area buffer is a key element of the mitigation plan 

outlined in Chapter 8 and in Appendix E. 

3. The proposal includes a net gain in stormwater quality function by the critical area buffer or by 
elements of the development proposal outside of the reduced regulated critical area buffer; 
A combination of improvements to the buffer, low impact development design that 

captures run-off, and an advanced filtration and detention system will improve stormwater 

quality, as described by Chapters 6 and 8. 

4. Adequate resources to ensure completion of any required restoration, mitigation and 
monitoring efforts; 
A chapter describing provisions of required bonding is included at the end of the 

project critical areas report.  The City will need to inform the applicant of required 

bonding. 

5. The modifications and performance standards included in the proposal are not detrimental to 
the functions and values of critical area and critical area buffers off-site; and 
Based on the content of several chapters of the project critical areas report, especially 

the conclusions in Chapter 8, the proposed mitigation would achieve a net increase of 

critical area function and values. 

6. The resulting development is compatible with other uses and development in the same land 
use district. 
The land use district which contains this parcel also features single family subdivisions 

similar to this proposal.  The innovation of this PUD should be inspirational to others 

wishing to develop in the City of Bellevue, in order that their emulations and achieve 

innovative site design and critical area function in future projects. 
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June 5, 2018 
 

JN 15349 

 
 

GEOTECH CONSULTANTS, INC. 

Isola Homes - Peter Locke / Alex Mason 
1518 – 1st Avenue South, Suite 301 
Seattle, Washington  98134 
 
Subject: Response to Corrections 2 
 Proposed Housing Development 
 7219 and 7331 Lakemont Boulevard Southeast 
 Bellevue, Washington 
 
Reference: “Geotechnical Engineering Study (GES),” subject site, Geotech Consultants, January 19, 2016 
 “Supplemental Letter,” subject site, Geotech Consultants, March 29, 2017 
 “Critical Area Comment Letter,” City of Bellevue, November 22, 2017 
 “Response to Corrections,” subject site, Geotech Consultants, January 19, 2018 
 
Dear Mssrs. Locke and Mason: 
 
We are pleased to present this response to the geotechnical portions of the referenced Critical Area Comment 
Letter.   

 

From the Critical Areas Response Letter 
Geotech Consultants Response 
 

The past revision letter providing critical area comments (dated 11/22/2017) noted the specific geotechnical performance 
standards and decision criteria that must be addressed by the applicant. Although the Clearing & Grading review has 
approved the slope stability analysis, the geotechnical report should address the following performance standards and 
decision criteria: 

• LUC 20.25H.125 – Performance standards – Landslide hazards and steep slopes  
Design related responses to Items A-J provided by PACE. 
Our original GES recommends a 10 foot steep slope buffer and an additional 10 foot structure 
setback from the steep slope areas at the site. In particular to item C, the proposed development 
does not result in greater risk or the need for increased buffers on neighboring properties.  
Also, from page 3 of our original report - “In reference to the Bellevue code (20.25H.125) we believe the 

proposed reduction in buffer/setback conforms to Items A through C, and that the specific house/lot designs 

could be made to conform to Items D through J.” We believe our recommendations meet this code 

criteria.  

 

• LUC 20.25H.135 – Mitigation and monitoring – Additional provisions for landslide hazards and steep slopes  
Design related responses to Items A-C provided by PACE. 
In regards to A & B, full drainage and erosion control plans are/have been completed for the 
development. Stormwater will be directed to appropriate outfall away from any steep slopes.  
This is acceptable to Geotech. 
 

• LUC 20.25H.135-140 – Critical areas report – Additional provisions for landslide hazards and steep slopes  
Design related responses to Items A-B provided by PACE. 

• H.140 B.1 
These plans are have been and are beign developed through this process.  

• H.140 B.2 
Our GES and follow up documents satisfy Item B.2 by assessing the geologic characteristics 
of the site and to the extent possible the surrounding area. In addition to our test pits, we have 
performed more than one site reconnaissance to assess the site characteristics and  
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surrounding feature. This information is the basis for our conclusions and recommendations offered 
in our original report and follow up documents.  

• H.140 B.3 
Our GES and follow up documents satisfy Item B.3 in that the study was conducted for the known 
project and we have reviewed the plans throughout the process. Our report and analysis offers 
appropriate buffers and building setbacks from geologic hazards (steep slopes) in order to maintain 
site stability and to avoid potential impact on the hazard area and the any affected adjacent 
properties. This is acceptable to Geotech. 

• H.140 B.4 
Our GES and follow up documents satisfy Item B.4 in that the study and analysis offers appropriate 
buffers and building setbacks from geologic hazards (steep slopes) in order to maintain site stability 
and to avoid potential impact on the hazard area and the any affected adjacent properties. We have 
completed detailed slope stability analysis to justify our recommendations and setbacks. This is 
acceptable to Geotech. 
 

• LUC 20.25H.145 - Critical areas report – Approval of modification 
In our opinion, provided the recommendations in our GES and follow up documents are executed in 
the proposed plans, the new development: 

 
A. Will not increase the threat of the geological hazard to adjacent properties over conditions that 
would exist if the provisions of this part were not modified; 
B. Will not adversely impact other critical areas; 
C. Is designed so that the hazard to the project is eliminated or mitigated to a level equal to or less 
than would exist if the provisions of this part were not modified; 
D. Is certified as safe as designed and under anticipated conditions by a qualified engineer or 
geologist, licensed in the state of Washington; 
E. The provided geotechnical reports were 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.  

 

• LUC 20.25H.250 – Critical areas report – Submittal requirements – this section is addressed in Talasaea’s Critical Areas 
Report, Geotech should review and supplement information if necessary. 
We have reviewed Talasea’s response and have nothing to add. 

 

• LUC 20.25H.255 – Critical areas report – Decision Criteria - this section is addressed in Talasaea’s Critical Areas 
Report, Geotech should review and supplement information if necessary. 
We have reviewed Talasea’s response and have nothing to add. 

 

• LUC 20.30P.140 – Critical areas land use permit - Decision criteria 
The Geotechnical Engineering Study recommends a reduced steep slope buffer of 10 feet and an additional 10-foot 
building setback from the buffer.  The revised Detailed Conceptual Mitigation Plan (W0.0A), which Olin Anderson from 
Talasaea Consultants provided in September, includes the steep slope buffer overlaid on the development plan.  It 
appears that Units 5 and 6 and potentially Unit 14 don’t meet the geotechnical recommendation.   
We understand that these setbacks have been revised and meet with our recommendations.  
The steep slope area is also identified as a landslide hazard area, defined as areas of slopes of 15 percent or more with 
more than 10 feet of rise, which also display any of the following characteristics: 
e.    Areas with seeps indicating a shallow ground water table on or adjacent to the slope face. 
(LUC 20.25H.120.A1).  The Supplemental Letter from the geotechnical consultant (Geotech Consultants, March 29, 
2017) confirmed the groundwater seepage is outside the proposed development area and would not affect slope 
stability. 
We concur with this statement. 

 
In our opinion, the referenced Geotechnical Engineering Study, Supplemental Letter, and the response letters 
are consistent with the geotechnical components of the code sections outlined above. In specific to LUC 
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20.25H.145, we believe our referenced documents address Section E of this code including Sheet 25.  We 
have nothing to add to the responses by Talasea.  
 
We appreciate the opportunity to be of service on this project.  Please contact us if you have any questions, 
or if we can be of further assistance. 
 
Respectfully submitted,  
GEOTECH CONSULTANTS, INC.  
 
 
 
 
 
 
 
 
James H. Strange, P.E. 
Associate  JHS:jhs 

6/5/18
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GEOTECH CONSULTANTS, INC.

Isola Homes

1518 – 1st Avenue South, Suite 301  

Seattle, Washington 98134

Attention: Peter Locke / Alex Mason

Subject: Response to Corrections

Proposed Housing Development

7219 and 7331 Lakemont Boulevard Southeast  
Bellevue, Washington

Reference: “Geotechnical Engineering Study,” subject site, Geotech Consultants, January 19, 2016  

“Supplemental Letter,” subject site, Geotech Consultants, March 29, 2017
“Critical Area Comment Letter,” City of Bellevue, November 22, 2017

Dear Mssrs. Locke and Mason:

We are pleased to present this response to the geotechnical portions of the referenced Critical Area Comment  

Letter.

From the Critical Areas Response Letter –

The  following geotechnical performance standards and decision criteria must be  addressed:

LUC20.25H.125–Performancestandards –Landslidehazards andsteepslopes

LUC  20.25H.135-140 – Critical areas report – Additional provisions for landslide hazards and  steepslopes

LUC  20.25H.145  - Critical areas report – Approval ofmodification

LUC20.25H.250–Critical areas report–Submittal requirements–this section is addressedin Talasaea’sCritical

Areas Report, Geotech should review and  supplement information if necessary.

LUC  20.25H.255  – Critical areas report – Decision Criteria - this section is addressed  in Talasaea’s CriticalAreas

Report, Geotech should review and  supplement information if necessary.

LUC  20.30P.140 –Critical areas land use permit -Decision criteria
The Geotechnical Engineering Study recommends a reduced steep slope buffer of 10 feet and an additional 10-foot  
building setback from the buffer. The revised Detailed Conceptual Mitigation Plan (W0.0A), which Olin Anderson  from 
Talasaea Consultants provided in September, includes the steep slope buffer overlaid on the development  plan. It 
appearsthatUnits5and 6andpotentially Unit 14don’t meet thegeotechnical recommendation.

The steep slope area is also identified as a landslide hazard area, defined as areas of slopes of 15 percent or more  

with more  than 10  feet of rise, which also display any  of the following characteristics:
e. Areas with seeps indicating a  shallow ground  water table on  or adjacent to the slope face.
(LUC 20.25H.120.A1). The Supplemental Letter from the geotechnical consultant (Geotech Consultants, March 29,  
2017) confirmed the groundwater seepage is outside the proposed development area and would not affect slope  
stability.

In our opinion, the referenced Geotechnical Engineering Study, Supplemental Letter, and this response
letter are consistent with the geotechnical components of the code sections outlined above. In specific
to LUC 20.25H.145, we believe our referenced documents address Section E of this code including
Sheet 25. We have nothing to add to the responses by Talasasea. In regards to the setbacks from the
steep slope for Units 5, 6, and 14, we have confirmed with Talasasea that the proposed structures will
meet or exceed our recommended 20 feet from the top of steep slope setback.
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Again, from the Critical Areas Response Letter -

Tom McFarlane, Clearing & Grading Supervisor, provided comments on the geotechnical supplemental letter (March  

29, 2017).   Please respond to the following comments  and  requests forrevisions:

1. The geotechnical engineer provided the results of slope stability analyses of slopes at 3 locations at the site. The  

published data included soil parameters for generalized soil conditions, cross-sections of post-development  loading 

conditions, and factors of safety for static and seismic conditions (dynamic conditions included a horizontal seismic 

coefficient of 0.18g). The specific loading conditions for the proposed residences is not  provided.   However, we  are 

assuming that appropriate loads were included in the computer model.

2. The narrative of the letter did not discuss the potential impacts of groundwater on the results of the analyses, or  
whether groundwater was included as a parameter in the analyses. At least one of the test pits shown in the  cross 
sections (TP-19) was observed to have groundwater seepage during excavation. Please have the  geotechnical 
engineer discuss the potential impacts of groundwater on existing (pre-development) and post- development site 
slope stability, and  whether groundwater data was  used  in the computer model.

3. The geotechnical engineer indicates that the existing and post-development conditions have factors of safety  

greater than Bellevue’s design factors; however, only the post development factors are provided in the letter.  

Please have the geotechnical engineer provide the results of the slope stability analyses for existing conditions,  

including cross-sections, groundwater  effects, and  resulting factors ofsafety.

In response to the concerns above, we have run additional slope stability analysis (attached to this letter). All of
the groundwater sources encountered in our site explorations/visits have been perched on denser underlying
soil layers with the underlying soil just being moist or very moist. As such, perched groundwater doesn’t affect
deep slope stability significantly. Perched groundwater was included in Section C-C’ (Lot 13), but did not alter
the analysis greatly. As discussed in our previous supplemental letter, we would anticipate the groundwater
reaching the slope areas of the site would decrease significantly post construction as the drainage
improvements, roofs, hardscapes, foundation drains, and underground utilities intercept water that is now
making its way to the perched layers beneath the surface of the site. As requested, analysis of the existing site
conditions are included in the attached slope stability analysis.

We appreciate the opportunity to be of service on this project. Please contact us if you have any questions,  

or if we can be of further assistance.

Respectfully submitted,  
GEOTECH CONSULTANTS, INC.

James H. Strange, P.E.  

Associate JHS:jhs

Attachment: Supplemental Slope Stability Analysis

1/19/18

GEOTECH CONSULTANTS, INC.
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GEOTECH CONSULTANTS, INC. 

Isola Homes - Peter Locke / Alex Mason 
1518 – 1st Avenue South, Suite 301 
Seattle, Washington  98134 
 
Subject: Response to Corrections 2 
 Proposed Housing Development 
 7219 and 7331 Lakemont Boulevard Southeast 
 Bellevue, Washington 
 
Reference: “Geotechnical Engineering Study (GES),” subject site, Geotech Consultants, January 19, 2016 
 “Supplemental Letter,” subject site, Geotech Consultants, March 29, 2017 
 “Critical Area Comment Letter,” City of Bellevue, November 22, 2017 
 “Response to Corrections,” subject site, Geotech Consultants, January 19, 2018 
 
Dear Mssrs. Locke and Mason: 
 
We are pleased to present this response to the geotechnical portions of the referenced Critical Area Comment 
Letter.   

 

From the Critical Areas Response Letter 
Geotech Consultants Response 
 

The past revision letter providing critical area comments (dated 11/22/2017) noted the specific geotechnical performance 
standards and decision criteria that must be addressed by the applicant. Although the Clearing & Grading review has 
approved the slope stability analysis, the geotechnical report should address the following performance standards and 
decision criteria: 

• LUC 20.25H.125 – Performance standards – Landslide hazards and steep slopes  
Design related responses to Items A-J provided by PACE. 
Our original GES recommends a 10 foot steep slope buffer and an additional 10 foot structure 
setback from the steep slope areas at the site. In particular to item C, the proposed development 
does not result in greater risk or the need for increased buffers on neighboring properties.  
Also, from page 3 of our original report - “In reference to the Bellevue code (20.25H.125) we believe the 

proposed reduction in buffer/setback conforms to Items A through C, and that the specific house/lot designs 

could be made to conform to Items D through J.” We believe our recommendations meet this code 

criteria.  

 

• LUC 20.25H.135 – Mitigation and monitoring – Additional provisions for landslide hazards and steep slopes  
Design related responses to Items A-C provided by PACE. 
In regards to A & B, full drainage and erosion control plans are/have been completed for the 
development. Stormwater will be directed to appropriate outfall away from any steep slopes.  
This is acceptable to Geotech. 
 

• LUC 20.25H.135-140 – Critical areas report – Additional provisions for landslide hazards and steep slopes  
Design related responses to Items A-B provided by PACE. 

• H.140 B.1 
These plans are have been and are beign developed through this process.  

• H.140 B.2 
Our GES and follow up documents satisfy Item B.2 by assessing the geologic characteristics 
of the site and to the extent possible the surrounding area. In addition to our test pits, we have 
performed more than one site reconnaissance to assess the site characteristics and  
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surrounding feature. This information is the basis for our conclusions and recommendations offered 
in our original report and follow up documents.  

• H.140 B.3 
Our GES and follow up documents satisfy Item B.3 in that the study was conducted for the known 
project and we have reviewed the plans throughout the process. Our report and analysis offers 
appropriate buffers and building setbacks from geologic hazards (steep slopes) in order to maintain 
site stability and to avoid potential impact on the hazard area and the any affected adjacent 
properties. This is acceptable to Geotech. 

• H.140 B.4 
Our GES and follow up documents satisfy Item B.4 in that the study and analysis offers appropriate 
buffers and building setbacks from geologic hazards (steep slopes) in order to maintain site stability 
and to avoid potential impact on the hazard area and the any affected adjacent properties. We have 
completed detailed slope stability analysis to justify our recommendations and setbacks. This is 
acceptable to Geotech. 
 

• LUC 20.25H.145 - Critical areas report – Approval of modification 
In our opinion, provided the recommendations in our GES and follow up documents are executed in 
the proposed plans, the new development: 

 
A. Will not increase the threat of the geological hazard to adjacent properties over conditions that 
would exist if the provisions of this part were not modified; 
B. Will not adversely impact other critical areas; 
C. Is designed so that the hazard to the project is eliminated or mitigated to a level equal to or less 
than would exist if the provisions of this part were not modified; 
D. Is certified as safe as designed and under anticipated conditions by a qualified engineer or 
geologist, licensed in the state of Washington; 
E. The provided geotechnical reports were 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.  

 

• LUC 20.25H.250 – Critical areas report – Submittal requirements – this section is addressed in Talasaea’s Critical Areas 
Report, Geotech should review and supplement information if necessary. 
We have reviewed Talasea’s response and have nothing to add. 

 

• LUC 20.25H.255 – Critical areas report – Decision Criteria - this section is addressed in Talasaea’s Critical Areas 
Report, Geotech should review and supplement information if necessary. 
We have reviewed Talasea’s response and have nothing to add. 

 

• LUC 20.30P.140 – Critical areas land use permit - Decision criteria 
The Geotechnical Engineering Study recommends a reduced steep slope buffer of 10 feet and an additional 10-foot 
building setback from the buffer.  The revised Detailed Conceptual Mitigation Plan (W0.0A), which Olin Anderson from 
Talasaea Consultants provided in September, includes the steep slope buffer overlaid on the development plan.  It 
appears that Units 5 and 6 and potentially Unit 14 don’t meet the geotechnical recommendation.   
We understand that these setbacks have been revised and meet with our recommendations.  
The steep slope area is also identified as a landslide hazard area, defined as areas of slopes of 15 percent or more with 
more than 10 feet of rise, which also display any of the following characteristics: 
e.    Areas with seeps indicating a shallow ground water table on or adjacent to the slope face. 
(LUC 20.25H.120.A1).  The Supplemental Letter from the geotechnical consultant (Geotech Consultants, March 29, 
2017) confirmed the groundwater seepage is outside the proposed development area and would not affect slope 
stability. 
We concur with this statement. 

 
In our opinion, the referenced Geotechnical Engineering Study, Supplemental Letter, and the response letters 
are consistent with the geotechnical components of the code sections outlined above. In specific to LUC 
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20.25H.145, we believe our referenced documents address Section E of this code including Sheet 25.  We 
have nothing to add to the responses by Talasea.  
 
We appreciate the opportunity to be of service on this project.  Please contact us if you have any questions, 
or if we can be of further assistance. 
 
Respectfully submitted,  
GEOTECH CONSULTANTS, INC.  
 
 
 
 
 
 
 
 
James H. Strange, P.E. 
Associate  JHS:jhs 

6/5/18
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 JN:  15349 

Date: November 10, 2020 

 To: Isola Homes - Peter Locke 

From: James H. Strange, Jr., P.E. 

 Page 1 of 2   

 

Reference: “Geotechnical Engineering Study (GES),” subject site, Geotech Consultants, January 19, 2016 

  “Supplemental Letter,” subject site, Geotech Consultants, March 29, 2017 
  “Critical Area Comment Letter,” City of Bellevue, November 22, 2017 
 “Response to Corrections,” subject site, Geotech Consultants, January 19, 2018   
 “Response to Corrections 2,” subject site, Geotech Consultants, June 5, 2018 
 “Land Use Review Comments,” subject site, City of Bellevue, December 2, 2019.   
 

RE: Groundwater Recharge Concerns 

 7219 and 7331 Lakemont Boulevard Southeast, Bellevue 
 

We understand that there is a question about the proposed site drainage affecting the nearby well to the east. 
Specifically, from Item 6 of the correction notice:  

Well impacts – There are 3 households across Lakemont Blvd that depend on a well for their domestic water 
supply.  They have written concerns that the proposed development could impact the water quantity/quality 
for their well.  Please address this specific potential impact. 

 
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.  
 

 
 
 

Memorandum 

Groundwater 
Well 

Anticipated 
Hydraulic 
Gradient 

(typ) 
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We appreciate the opportunity to be of service on this project. If you have any questions, or if we may be of further 
service, please do not hesitate to contact us.   

Sincerely,  
GEOTECH CONSULTANTS INC.  

 
 
 
 
 

James H. Strange, Jr., P.E.  
Associate 

 

11/10/20
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December 1, 2014 

 

 

David G. Jentry 

P.O. Box 3128 

Kodiak, Alaska  99615 

 

Report 

Geological Engineering Services 

Preliminary Coal Mine Hazard 

Assessment 

7219 and 7331 Lakemont Boulevard SE 

Bellevue, Washington  

ICE File No. 1120‐001 

 

1.0  INTRODUCTION 

This report summarizes Icicle Creek Engineers’ (ICE’s) preliminary coal mine hazard assessment for two 

adjacent properties  (King County Parcel Nos. 2624059022 and 2624059019)  located at 7219 and 7331 

Lakemont Boulevard SE  in Bellevue, Washington  (referred  to as  the  Jentry property and  the Swanson 

property in this report).  The properties are shown relative to nearby features on the Vicinity Map and 

Site Plan, Figures 1 and 2, respectively.   

 

Our services were completed in general accordance with our Confirming Agreement dated November 6, 

2014 and were authorized in writing by David G. Jentry, the owner of the Jentry property, on November 

11, 2014. 

 

2.0        BACKGROUND INFORMATION 

According to King County tax records, the Jentry property is about 6.5 acres and the Swanson property is 

directly south of the Jentry property and occupies about 3.9 acres.   We understand that development 

schemes are being considered for both properties. 

 

According to the City of Bellevue Critical Areas mapping and as defined by Bellevue Land Use Code (LUC) 

Chapter 20.25H.120, both properties are within a “Coal Mine Hazard Area.”  For this reason, a coal mine 

“hazard  assessment”  is  required  to  evaluate  the  potential  for  future  regional  trough  (ground) 

subsidence or  sinkhole development due  to  collapse of abandoned  coal mines and  to provide design 

measures,  or  recommend  areas within  the  properties  to  avoid  for  development,  as  appropriate,  to 

mitigate for potential ground subsidence. 

 

3.0  SCOPE OF SERVICES 

The purpose of our services was to complete a preliminary coal mine hazard assessment consistent with 

Bellevue  LUC  Part  20.25H.130  (Coal  Mine  Hazard  Area).    Specifically,  ICE’s  services  included  the 

following: 
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 Review available historic coal mine records from the City of Bellevue, Washington State Department 

of  Natural  Resources  (DNR),  US  Geological  Survey  (USGS)  and  our  in‐house  technical  library  to 

evaluate the  location of the mined‐out areas, together with the depth of mining, thickness of zone 

mined and mining methods.  

 Mine mapping  included superimposing the  identified mines onto a property topographic base map 

(the base map for the property was be obtained through the King County iMAP Parcel Viewer) and a 

2013 aerial photograph of  the area  from Google Earth.   The  topographic map with property  lines 

(parcels) as was used to develop geologic a cross‐section showing the location and depth of mined‐

out areas.  

 Surface reconnaissance mapping to identify mine openings such as adits or air shafts, together with 

stockpiles of mine rock fill or other areas in which the original ground surface has been altered.  

 Classify the mine hazards as either a Coal Mine Subsidence (CMS) Zone 1 or a CMS Zone 2. 

 Provide an evaluation of regional trough subsidence. 

 Develop preliminary mitigation(s) for building design and construction, as appropriate. 

 Provide  recommendations  for  additional  study,  including  “ground  proofing”  or  subsurface 

exploration. 

 

4.0  CITY OF BELLEVUE COAL MINE HAZARD REGULATION 

ICE’s  analysis  of  coal mine  hazards  at  the  Jentry  and  Swanson  properties was  completed  in  general 

accordance with  the  City  of  Bellevue  LUC  Part  20.25H.130  (Coal Mine  Hazard  Area).    Specific mine 

hazard categories are summarized as follows: 

 

This  preliminary  coal  mine  hazard  assessment  was  completed  consistent  with  Bellevue  LUC  Part 

20.25H.130 (Coal Mine Hazard Area). 

 

A CMS Zone 1  is described by Bellevue LUC as areas that are affected by Potential Trough Subsidence 

where ground strain could exceed 0.003 inches per inch, and/or where ground tilt may exceed 1V:350H 

(horizontal to vertical) (Bellevue LUC Part 20.25H.130.C.1). 

 

A  CMS Zone 2 is described by Bellevue LUC as Areas directly underlain by coal mine workings at a depth 

of 200  feet or  less, documented prospects and areas within 100  feet of such areas  (Bellevue LUC Part 

20.25H.130.C.2). 

 

Other regulatory issues include Areas of Potential Undocumented Workings where there is the potential 

for undocumented mine workings (Bellevue LUC Part 10.25H.130.C.3).   According to Bellevue LUC Part 

20.25H.130.C.3,  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 Jentry and Swanson properties are more than 100 

feet from the subcrop of the Jones and Primrose coal seams therefore an evaluation of undocumented 

workings is not required other than what is done as a standard of engineering practice in this area (site 

review and field reconnaissance).  

 

A CMS Zone can be changed (CMS Zone 2 to CMS Zone 1) or removed provided that 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 (Bellevue LUC Part 20.25H.130.C.4); such a change requires 
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acceptance  by  the  Director  of  the  Bellevue  Department  of  Planning  and  Community  Development 

(Bellevue LUC Part 20.25H.130.C.4).  

 

Other considerations include the possible presence of mine rock fill.  Mine rock fill includes stockpiles of 

mining by‐products consisting of coal fines, cinders, and broken rock.   
 

5.0  INFORMATION SOURCES 

Past mining in the project area was evaluated by reviewing information presented in the following list.   

 Bellevue, June 23, 2006, Ordinance No. 5680 and Land Use Code Part 20.25H.130. 

 Bellevue,  http://www.nwmaps.net/mapsearch.htm,  interactive  map  showing  coal  mine  hazards 

within Bellevue.  

 Bellevue, July 8, 2009, Critical Areas by Storm Drainage Basin, Coal Creek Basin. 

 Dunrud,  C.  Richard,  1990,  unpublished  compiled mine map  of  the  Newcastle  area  showing  the 

extent of mined‐out areas and location of surface openings.  

 Skelly and Loy, 1985, Abandoned Coal Mine Survey, Coal Creek, King County, Washington, prepared 

for US Department of Interior, Office of Surface Mining, Denver, Colorado, 66 pages. 

 US Geological Survey (USGS) , Yount, J.C. et al., 1991, Bedrock Geologic Map of the Seattle 30’ by 60’ 

Quadrangle, Washington, Open‐File Report OF‐91‐147. 

 

6.0  ABANDONED COAL MINE DESCRIPTION 

The Jentry and Swanson properties are located within the Newcastle mining district that was active from 

about 1879 to about 1930, with intermittent activity from 1930 to about 1960.  Based on our review of 

the historic mine maps, three abandoned underground coal mines including the Newcastle Mines (No. 4 

Mine/Coal  Seam  and  the  No.  3  Mine/Coal  Seam)  and  the  Ford  Slope  (Muldoon  Mine/Coal  Seam) 

underlie both properties as shown on the Coal Mine Location Map, Figure 3.   All of these mines were 

large‐scale  operations.    The  coal  was  extracted  using  “room‐and‐pillar” mining  methods  on  seams 

dipping  about  40  degrees  below  the  horizontal  to  the  north‐northeast.    The  orientation  of  the 

abandoned  underground  coal mines  relative  to  the  ground  surface  is  shown  on  the Geologic  Cross‐

Section A‐A’, Figure 4.   

 

The depth to the individual mines below each of the properties is shown on the following table: 

 

Mine  Jentry Property 

Depth to Mine Workings (feet)

Swanson Property 

Depth to Mine Workings (feet)

No. 4 Mine  350 to 685 <20 to 350 

No. 3 Mine  630 to 960 300 to 630 

Ford Slope (Muldoon Coal Seam)  not mined (coal seam is intact) >930 

 

A tunnel (main slope) that accessed the No. 4 Mine underlies the south end of the Swanson property at 

approximately 0  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  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 
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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. 

 

7.0  GEOLOGIC SETTING 

According  to  regional  geologic mapping  by  the USGS  (1991),  the  Jentry  and  Swanson  properties  are 

underlain  by Renton  formation  bedrock.    Renton  formation  bedrock  is  generally  described  as Upper 

Eocene‐age  sandstone,  interbedded with  siltstone,  coal  and  claystone.   No  soil  or  bedrock  outcrops 

were observed within the properties.  We observed a 20‐foot thick exposure of Glacial Till soil at the No. 

4 Mine access  tunnel  (described above).   Glacial Till consists of a mixture of silt, sand, gravel, cobbles 

and boulders in a dense condition as a result of being overridden by up to 3,000 feet of glacial ice about 

14,000  years  ago.    It  is  likely  that  a  veneer  of Glacial  Till  (about  20‐feet  thick)  overlies  the  Renton 

formation bedrock within the vicinity of the properties though is eroded (absent) within the floor of Coal 

Creek that parallels the west boundary of the Swanson property.   

 

8.0  SITE CONDITIONS 

8.1  SURFACE CONDITIONS 

On November  14,  2014,  Jeff  Schwartz  of  ICE  completed  a  surface  reconnaissance  of  the  Jentry  and 

Swanson  properties  to  observe/evaluate  features  such  as  mine  openings  or  irregular  topographic 

features  associated  with  subsidence  caused  from  collapsed  underground  coal mine  workings.    The 

properties are roughly rectangular adjacent properties, with the Jentry property bordering and directly 

north of the Swanson property.  The properties are bordered to the north, south and west by the City of 

Bellevue Parks Coal Creek Natural Area  (CCNA) and to the east by Lakemont Boulevard SE and similar 

residential development. 

 

Coal Creek borders the Swanson property to the west within the CCNA.   A southwest‐flowing tributary 

stream  to Coal Creek crosses  through  the east‐central portion of  the  Jentry property.   A west‐flowing 

tributary  stream  to  Coal  Creek  borders  the  Swanson  property  to  the  south.    Coal  Creek  and  the 

associated tributaries are shown on Figure 2.  The ground surface across the majority of the Jentry and 

Swanson properties  gently  slopes down  to  the west  to  southwest  at up  to  a 10 percent  grade  from 

about Elevation 650 feet along the east end of the properties.  Steeper slopes (about 70 percent grade 

on average) were observed along the valley slopes of the  incised valleys formed by Coal Creek and  its 

tributaries. 

 

The east portion of the Jentry property and the majority of the Swanson property are used as pasture.  

The  central portion of  the  Jentry property  is  forested, with  recent  clearing.   The west portion of  the 

Jentry property (valley slopes of the tributary stream) is forested with mature second‐growth evergreen 

and deciduous trees.  We observed a number of structures on the Swanson property, including a single‐

story  wood  framed  house  built  in  1918  (according  to  King  County  Department  of  Assessments),  a 

DSD - 000630



David G. Jentry 
December 1, 2014 
Page 5 

 

I c i c l e   C r e e k   E n g i n e e r s          1120001/120114 

 

detached garage, barn and two outbuildings.     We observed three structures on the Jentry property, a 

single‐story brick house with a daylight basement built in 1964 (according to King County Department of 

Assessments), and a single‐story wood‐framed house and an outbuilding.  The foundations consisted of 

continuous spread footings, with concrete stemwalls exposed at ground level and post and pillars.  We 

did  not  observe  any  significant  evidence  for  settlement  of  the  structures,  including  cracks  in  the 

stemwalls or brickwork, sloped floors and roofs or uneven door and window frames. 

 

We did not observe topographic depressions or other ground surface irregularities within or adjacent to 

the  Jentry  or  Swanson  properties  that may  be  associated  with  past  underground mining  activities, 

except  for  the  entrance  to  the No.  4 Mine main  slope  south of  the  Swanson property.   We 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.   No springs or ground water seepage were observed on either of the properties at 

the time of our site visit. 

 

9.0  ANALYSIS OF COAL MINE HAZARDS 

9.1   CMS ZONE 1 AND REGIONAL TROUGH SUBSIDENCE ANALYSIS 

CMS Zone 1 areas are areas that are potentially affected by regional trough subsidence which  is not a 

public safety concern, but could cause damage to structures.  In an area potentially affected by regional 

trough subsidence, the ground may subside  in a manner that may cause ground tilt and ground strain.  

Based on analytical methods,  the area would be within a CMS Zone 1  if  the calculated ground  tilt  (in 

feet)  exceeds  1V:350H  (vertical  to  horizontal)  or  ground  strain  exceeds  0.003  inches  per  inch  (in/in) 

(Bellevue LUC 20.25H.130 C.1).  

 

We  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  Bellevue  LUC  20.25H.130  H).    This  analysis  was  completed  using  an  in‐house  computer 

application  developed  using  the  British  National  Coal  Board,  Subsidence  Engineer’s  Handbook 

methodologies.   

 

Our  analysis  assumes  a  scenario  in  which  the  mined‐out  zones  are  partially  collapsed  and  use  a 

Remaining  Equivalent Mined Height  (REMH)  based  on  extensive  drilling  into  nearby  abandoned  coal 

mines.  For our analysis we used REMH values equivalent to 5 percent of the working height of the No. 

4, No. 3 and Muldoon Coal Seams.   

 

Our analysis  suggests  that  the  total vertical  regional  trough  subsidence  from  the  collapse of  the  coal 

mine workings of the No. 4, No. 3 and Muldoon Coal Seams under the properties  is generally uniform 

and  ranges  from  about  6½  to  8  inches  across  both  properties, with  ground  tilt  up  to  about  1:500 

(damage threshold  is 1:350) and a ground strain of up to about 0.0005  inches per  inch (in/in ‐ damage 

threshold  is  0.003  in/in).    The magnitude  of  ground  tilt  and  ground  strain  are  less  than  the  defined 

thresholds for damage, therefore a CMS Zone 1 does not exist within the Jentry or Swanson properties. 

 

9.2   CMS ZONE 2  

CMS  Zone  2  areas  are where  coal mine workings  are  less  than  200  feet  below  the  ground  surface, 

documented prospects and areas within 100 feet of such areas (Bellevue LUC 20.25H.130 C.2).   At this 

time, CMS Zone 2 designation is appropriate for the south portion of the Swanson property as shown on 
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the Coal Mine Hazards Map, Figure 5, as  it  is underlain by shallow coal mine workings and the access 

tunnel of the No. 4 Mine that are less than 200 feet below the ground surface.   

 

When defining the limits of the CMS Zone 2, we understand that the Bellevue LUC Part 20.25H.130.C.2 

requires a 100‐foot “buffer”  from  the mine workings  that are  less  than 200‐feet deep.   Based on our 

confidence  in  the  accuracy  of  mine  mapping  in  the  area  from  several  nearby  ground  proofing 

(subsurface exploration) projects, we recommend  this “buffer” be reduced  to 50  feet along  the updip 

limit of the mine workings (including the access tunnel) for the No. 4 Mine.   

 

In  western  Washington,  sinkhole  development  is  known  to  occur  typically  in  areas  underlain  by 

abandoned coal mine working  less  than 100‐feet deep.    ICE has observed and evaluated nearly 1,000 

sinkholes  in Washington; only  three  sinkholes occurred where  the mine workings were over 100  feet 

deep and were in unique geologic conditions that are not present at the Jentry and Swanson properties.  

For this reason, we recommend that this buffer be reduced to 0 feet along the downdip limit of the mine 

workings (where the No. 4 Mine is about 200‐feet deep). 

 

9.3   UNDOCUMENTED COAL MINE WORKINGS 

The  Jentry  and  Swanson properties do not  lie within 100  feet of  the  subcrop  lines of  the  Jones  and 

Primrose seams between and beyond known coal mine workings (Bellevue LUC Part 20.25H.130.C). It is 

not  likely  that  other  undocumented mining‐related  prospects  and  surface  features  exist  within  the 

properties based on our review of available information and our site observations.  However, if mining‐

related features such as excavated bedrock, coal spoils or a prospect opening are discovered during site 

preparation, ICE should be contacted immediately for further evaluation. 

 

9.4  MINE ROCK FILL 

Because  the  Jentry  and  Swanson  properties  are  centrally‐located  within  a  historic mine  area,  it  is 

possible  that mine  rock  fill may  occur  at  or  near  the  surface  of  the  properties.    However,  our  site 

observations  and  a  review  of  the  historic  1936  aerial  photograph  (King  County  iMAP)  showing  the 

properties to be a mix of open‐space, forest and cleared areas, do not suggest mine rock fill within the 

properties.  

 

10.0  CONCLUSIONS 

Based on our  review of available  information,  site observations and preliminary analysis of coal mine 

hazards at the properties, we have developed the following conclusions: 

 Based on our  review of  the historic mine maps,  the No. 4 Mine, No. 3 Mine and  the  Ford  Slope 

Muldoon Mine underlie all or portions of the Jentry and Swanson properties as shown on Figures 3 

and 4.   

 The south portion of the Swanson property lies within a CMS Zone 2, where the Swanson property is 

underlain by  the access tunnel  (Main Slope) and mine workings of the No. 4 Mine at a depth  less 

than  200  feet  as  shown on  Figure  5.    The CMS  Zone  2  includes  a 50‐foot wide buffer  along  the 

surface projection of the updip mapped limit of the coal mine workings and the mapped limits of the 

access tunnel.   No buffer  is  included on the downdip side because of extensive  information on the 

location of the mine and expected performance with regard to sinkhole development of workings at 

this depth. 
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 No evidence for the presence of undocumented mining and mine rock fill was observed within the 

properties.  

 

11.0  MITIGATION 

Based on our  information  review, historic mine map  review and  site observations, no mitigations are 

recommended within  the  Jentry  and  Swanson  properties  outside  of  the  CMS  Zone  2.   However, we 

recommend that test pits dug with a track‐mounted excavator be completed in this area to evaluate for 

mine rock fill.  Mine rock fill typically has a high coal content and is not adequate for foundation support 

and may emit methane gas.    

 

If development is planned within the CMS Zone 2 (south portion of the Swanson property), Bellevue LUC 

Part 20.25H.130.D.3 requires a site‐specific evaluation of potential  for sinkhole development.   Ground 

proofing  (subsurface exploration by drilling) can be completed  that 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.    By  ground  proofing,  the  CMS  Zone  2  area within  the  Swanson 

property could be further evaluated and possibly “declassified” if the explorations demonstrate that the 

abandoned No. 4 Mine access tunnel and coal mine workings are substantially collapsed.   

 

As  previously  described,  the  properties  are  located  in  an  area  of  extensive  historical mining.    It  is 

possible  that undocumented mining  (usually  a  “prospector’s  tunnel”),  an  abandoned dry well,  septic 

tank  or  dug  water  well,  and/or mine  rock  fill, may  be  encountered.   We  recommend  that  ICE  be 

contacted  immediately  if  a  shallow  void  or  evidence  of  mine  rock  fill  is  encountered  during  site 

development.  

 

12.0  USE OF THIS REPORT 

We have prepared  this report  for use by David G.  Jentry.   The data and report should be provided  to 

prospective  contractors  for  their  bidding  or  estimating  purposes,  but  our  report,  conclusions  and 

interpretations should not be construed as a warranty of the subsurface conditions. 

 

We  should  be  given  the  opportunity  to  review  our  conclusions  and  recommendations  when  the 

preliminary  design  plans  are  available  to  provide  written  modification  or  verification  of  these 

recommendations.   Our firm should be retained to review the final design drawings and specifications 

prior  to  final  submittal  to  see  that our  recommendations have been  interpreted and  implemented as 

intended. 

 

There  are  possible  variations  in  subsurface  conditions  at  the  subject  properties.    A  contingency  for 

unanticipated conditions should be  included  in the project budget and schedule.   We recommend that 

our  firm be retained to provide sufficient observation, testing and consultation during construction to 

evaluate  whether  the  conditions  encountered  are  consistent  with  our  expectations  and  to  provide 

recommendations  for design  changes  should  the  conditions encountered during  the work differ  from 

those anticipated. 

   

Within  the  limitations of scope, schedule and budget, our services have been executed  in accordance 

with generally accepted practices in this area at the time the report was prepared.  No warranty or other 

conditions, express or implied, should be understood. 
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******************** 

 

We  trust  this  report meets your present needs.   Please call  if you have any questions concerning  this 

preliminary coal mine hazard assessment. 

 

Yours very truly, 

Icicle Creek Engineers, Inc. 

 

 

 

Kathy S. Killman, LEG 

Principal Engineering Geologist 

 

 

 

Brian R. Beaman, PE, LEG, LHG 

Principal Engineer/Geologist 

 
 
 

 

Document ID:  1120001.REP 

 

Submitted via email (PDF) and surface mail (two copies) 

 

 

Attachments:  Vicinity Map – Figure 1 

  Site Plan – Figure 2 

  Coal Mine Location Map – Figure 3 

  Geologic Cross‐Section A‐A’ – Figure 4 

  Coal Mine Hazards Map – Figure 5 

   
cc:  Jon Nelson, Land Development Advisors, LLC (email) 
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August 2, 2016 
 
 
Alex Mason, Vice President of Entitlement 
Isola Homes 
1518 1st Avenue South, Suite 301 
Seattle, Washington   98134 
 

Report 
Geological Engineering Services 
Proposed Property Development 
Coal Mine Hazard Assessment and Ground 

Proofing Program 
Swanson Property 
King County Parcel No. 262405-9019 
7331 Lakemont Boulevard SE 
Bellevue, Washington 
ICE File No. 1180-001 

 
1.0 INTRODUCTION 
At the request of Alex Mason of Isola Homes, Icicle Creek Engineers (ICE) has prepared this report of our 
geological engineering services for a coal mine hazard assessment and ground proofing program of the 
Swanson Property located at 7331 Lakemont Boulevard SE (King County Parcel No. 262405-9019) in 
Bellevue, Washington.  The Swanson Property is shown relative to nearby physical features on the Vicinity 
Map, Figure 1.  The general layout of the Swanson Property is shown on the Site Plan, Figure 2. 
 
Our services were completed in general accordance with our Scope of Services and Fee Estimate dated 
January 13, 2016 and were authorized in writing by Ron Froton of Isola Homes on January 26, 2016.     
 
2.0 BACKGROUND INFORMATION 
ICE previously completed a preliminary coal mine hazard evaluation of the Swanson Property and the 
adjoining property to the north (referred to as the “Jentry Property” as shown on Figure 2); the results 
are presented in ICE’s report dated December 1, 2014 that was prepared for David Jentry, owner of the 
Jentry Property.  We understand that Isola Homes may develop the Swanson and Jentry properties for 
residential use including paved access, building lots and stormwater detention.  
 
The City of Bellevue has regionally mapped “Coal Mine Hazard Areas” across most of the Swanson 
Property (City of Bellevue, Critical Areas Maps, Human Created Hazards).  The regulatory aspects of Coal 
Mine Hazard Areas are described in detail in Section 4.0 of this report.  ICE concluded in our December 
2014 report that the south portion of the Swanson Property is within a Coal Mine Subsidence (CMS) Zone 
2 area and recommended subsurface exploration to better evaluate the hazards related to abandoned 
underground coal mines (subject to this report).  
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3.0 SCOPE OF SERVICES 
The purpose of our services was to complete a coal mine hazard assessment and ground proofing program 
targeting the potentially developable (some area is in wetland and is excluded) area at the Swanson 
Property.  Specifically, our services included the following:  
• Review ICE’s 2014 report and readily available historic coal mine records from the Washington State 

Department of Natural Resources. 
• Complete a site visit to perform site reconnaissance and to stake test borings for the purpose of the 

utility locate. 
• Drill 12 test borings in the south part of the Swanson Property where the abandoned underground 

coal mine/seam is less than 100-feet deep using track-mounted drilling equipment (referred to as “air-
track”) owned and operated by McCallum Rock Drilling.   

• Drill four test borings in the south part of the Swanson Property where the abandoned underground 
coal mine/seam are more than 100-feet deep using track-mounted drilling equipment (referred to as 
“mud-rotary”) owned and operated by Gregory Drilling. 

• Reclassify all or part of CMS Zone 2, if appropriate, consistent the City of Bellevue LUC Part 20.25H.130 
C.4. 

• Develop mitigation related to coal mine hazards for site use including road access, stormwater 
detention and/or building design and construction, if appropriate.   

 
4.0 REGULATORY CONSIDERATIONS 
ICE’s analysis of coal mine hazards at the Swanson Property was completed in general accordance with 
the City of Bellevue Land Use Code (LUC) Part 20.25H.130 (Coal Mine Hazard Area).  Specific mine hazard 
categories are summarized below. 
 
CMS Zone 1 is described by the City of Bellevue LUC as areas that are affected by Potential Trough 
Subsidence where ground strain could exceed 0.003 inches per inch, and/or where ground tilt may exceed 
1V:350H (vertical to horizontal) (Bellevue LUC Part 20.25H.130.C.1). 
 
 In our December 2014 report, we concluded that no CMS Zone 1 occurs within the Swanson Property 
area based on our analysis of ground tilt and ground strain for which the magnitudes are less than the 
defined thresholds for property damage. 
 
Based on the City of Bellevue LUC Part 20.25H.130 and available information at the time of our 2014 study 
(primarily a historic mine map review), the south part of the Swanson Property is within a CMS Zone 2.  
This part of the Swanson Property is referred to as the “Primary Area of Interest” (PAOI) and the 
“Secondary Area of Interest” (SAOI) in this report.  The PAOI is where residential development is proposed; 
the SAOI is where a stormwater pond or underground vault is proposed.   
 
The PAOI and SAOI were classified as a CMS Zone 2 because the area is underlain by the access tunnel 
(Main Slope) and mine workings of the No. 4 Mine at a depth less than 200 feet as shown on Figure 5 of 
ICE’s December 2014 report. These areas are shown on Figure 2 and on the Abandoned Underground Coal 
Mine Map (No. 4 Mine/Coal Seam), Figure 3.  An updated mine location based on the current ground 
proofing study is also shown on Figure 3.   
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According to City of Bellevue LUC Part 20.25H.130 C.2, development can occur in CMS Zone 2 only after 
potential public safety mine hazards are investigated and eliminated.  A direct subsurface investigation 
program is required to investigate potential sinkhole development.  This report refers to the “direct 
subsurface investigation program” as “ground proofing.” 
 
The PAOI is divided by a 100-foot-wide corridor where a known inclined mine shaft for the No. 4 Mine 
exists as shown on Figure 3; this corridor is the SAOI. 
 
5.0 NO. 4 MINE BACKGROUND INFORMATION 
ICE’s December 2014 report adequately summarizes the history of mining in the Swanson Property area.  
Additional information related to the No. 4 Mine and reviewed for the current study include the following 
documents: 
• King County iMAP, aerial photograph dated 1936. 
• McDonald, R.K. and McDonald, Lucille, 1987, The Coals of Newcastle, A Hundred Years of History, by 

the Issaquah Alps Trails Club in cooperation with the Newcastle Historical Society. 
• Pacific Coast Coal Company (PCCC), 1928a, "Map of Newcastle Mine, No. 4 Seam," 1 Plate, Scale 1 

inch = 100 feet.  The original of this map was in the possession of Mr. Milt Swanson (deceased, 
formerly of Bellevue, Washington).  A copy of this map is also on file in the mine map collection with 
the State of Washington Department of Natural Resources (DNR). 

• PCCC, 1928b, "Map of Newcastle Mine, Composite," 1 Plate, Scale 1 inch = 100 feet.  The original of 
this map was in the possession of Mr. Swanson.  A copy of this map is also on file in the WDNR mine 
map collection. 

• Skelly and Loy, 1985, "Abandoned Coal Mine Survey, Coal Creek, King County, Washington," prepared 
for U.S. Department of Interior, Office of Surface Mining (OSM), Denver, Colorado, 66 pages.  A copy 
of this document is in the DNR library. 

• USGS, Dunrud, C. Richard, 1990, unpublished compiled abandoned underground mine map of the 
Newcastle area showing the extent of mined out areas and location of surface openings.  A copy of 
this map is in the ICE library. 

• Washington State Department of Natural Resources (DNR), copies of the "Annual Reports of the 
Inspectors of Coal Mines," dated 1887, 1889, 1891, 1892, 1893 and 1894.  Copies of these reports 
were provided to ICE by Mr. Swanson in 1990. 

 
ICE previously completed several interviews with individuals familiar with the coal mining history in the 
Swanson Property area.  We personally interviewed Mr. Swanson and Mr. Timothy Walsh of the DNR in 
1990.  At the time of our 1990 interviews, we were not able to meet with Mr. Fred Rounds, due to his 
poor health.  However, we do have interview notes that are pertinent to the Swanson Property from our 
discussions with Mr. Rounds during a meeting with him in 1987.  Mr. Swanson was a long-time resident 
of this area (the owner of the property subject to this report) and a mine historian.  Mr. Walsh is a 
geologist, recently retired from the DNR, whose past responsibilities included the organization of the 
historical coal mine map collection for Washington State.  Mr. Rounds (deceased) was a miner that worked 
in the Primrose Seam (a nearby coal mine) during its development in the 1930s. 
 
The detailed history of coal mining in the Bellevue area is well documented in the publication by McDonald 
and McDonald (1987).  This publication also provides useful descriptions of general mining terminology.   
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This report describes mining activities and explains certain mining terms that the readers of this report 
may not be familiar with.   
 
A general summary of historic mining activities in the Swanson Property area is presented in the following 
paragraphs. 
 
1879 to December 1894 - Active mining in the "Newcastle Mine"   
The No. 3 Mine and the No. 4 Mine are referred to collectively in the historical documents as the 
“Newcastle Mine.” 
 
The main entry tunnel or "slope" for the Newcastle Mine accessed the No. 3 seam to five levels extending 
to a depth of over 1,300 feet below the ground surface.  Mines were typically worked in levels extending 
out along the strike of the coal seam from a main slope.  Each level was then worked "up-dip" in order to 
maximize the use of gravity to move loosened coal to the coal cars.   
 
Tunnels were driven in non-coal bearing rock formations from the No. 3 seam (No. 3 Mine) to access the 
No. 4 seam (No. 4 Mine) at the 1st, 2nd and 5th levels.  Rock material separating the No. 3, No. 4 and 
other coal bearing seams consists of sandstone and shale.  The thickness of the No. 3 and No. 4 seams is 
about 10 feet and 5 feet, respectively (McDonald R.K and McDonald, Lucille, 1987, page 4).  The entrance 
to the No. 3 Mine has been crudely backfilled and is located under the pavement of Lakemont Boulevard 
(Swanson, 1990) and was exposed during the gas main installation in Lakemont Boulevard SE in 1990 
(personal observation).  This location corresponds well with the location shown on the historic mine maps 
(Pacific Coast Coal Company, 1928a and 1928b).   
 
In 1887, the Mine Inspector reported (DNR, 1887, page 7) that the No. 4 seam had been abandoned.  
There was no explanation as to why the No. 4 workings had been abandoned.  It is suspected that the coal 
was of low quality (Swanson, 1990). 
 
In 1891, the Newcastle mine was being worked on a slope angle of 40 to 41 degrees, and to a depth of 
1,350 feet (DNR, 1891, page 15).  The Mine Inspector also reports that the mine has been extensively 
worked and many of the roof support pillars are being crushed by the weight of the overburden.  On page 
16 of DNR (1891), the Mine Inspector indicates that the 1st, 2nd and 3rd levels of the No. 3 seam had not 
been completely worked out due to spontaneous combustion fires.   
 
In 1893 (DNR, 1893, pages 31 and 32) the Mine Inspector reported that there were considerable problems 
with pillar crushing in the Newcastle Mine which required the construction of cribs and sand-filled 
compartments parallel to the pillars.  The Mine Inspection report indicates that the cribbing and other 
shoring had improved the caving problems. 
 
In December 1894, the Newcastle Mine was permanently closed due to a mine fire (DNR, 1894, page 51, 
and McDonald, R.K and McDonald, Lucille, page 47).  PCCC (1928 a and b) does not show detail of the 
workings in the Nos. 3 and 4 seams of the Newcastle Mine.  The 1985 Skelly and Loy report also does not 
show detail of the Newcastle Mine workings.   
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Based on our discussions with Mr. Rounds and Mr. Swanson and our review of the Mine Inspector's 
reports, it is our opinion that the 1st, 2nd, 3rd, 4th and 5th levels of the No. 3 Mine and the 1st, 2nd and 
5th levels of the No. 4 Mine were partially to completely worked out using room-and-pillar mining 
methods. 
 
6.0 GROUND PROOFING PROGRAM 
The Swanson Property is underlain by abandoned underground coal mines summarized as follows: 
 

Mine Swanson Property 
Depth to Mine Workings (feet) 

No. 4 Mine <20 to 350 
No. 3 Mine 300 to 630 
Ford Slope (Muldoon Coal Seam) >930 

 
Only the No. 4 Mine is of concern at the Swanson Property for the purpose of this ground proofing 
program because the mine workings are less than 200 feet below the ground surface within the PAOI and 
SAOI.  The other abandoned underground mines and the No. 4 Mine workings that are more than 200 
feet below the ground surface were previously evaluated for CMS Zone 1 concerns as described in ICE’s 
December 2014 report; these areas were determined to be less than the designated thresholds for ground 
tilt and strain that could cause damage to structures.  As stated in our 2014 report, we recommended that 
the CMS Zone 1 classification was not appropriate for the Swanson Property. 
 
For the current study, subsurface conditions within the PAOI were explored by drilling 16 test borings 
(Borings B-1 through B-16) using air-track drill equipment owned and operated by McCallum Rock Drilling 
for mine targets of less than 100-feet deep (referred to as “shallow test borings” on Figures 2 and 3), and 
mud-rotary drill equipment owned and operated by Gregory Drilling for mine targets of more than 100-
feet deep (referred to as “deep” and “deeper test borings” on Figures 2 and 3).  The mine target depth for 
the deeper test borings was approximately 170 feet.  The borings were drilled between February 8 and 
22, 2016.  The boring locations are shown on Figures 2 and 3.  Exploration locations were established by 
measuring from physical features at the site.  The results of our ground proofing are presented in the Coal 
Mine Hazards Map (No. 4 Mine/Coal Seam), Figure 4. 
 
Soil and bedrock samples (drill cuttings) were observed continuously as the borings were advanced.  The 
subsurface explorations were continuously logged by Jeff Schwartz, a licensed engineering geologist from 
our firm.  Soils were classified in general accordance with ASTM Test Method D 2488 as shown on the 
Explanation for Boring Logs, Figure 5.  Bedrock was classified in general accordance with Chapter 4 of the 
May 2015 WSDOT Geotechnical Design Manual.  The boring logs are presented in Figures 6 through 21. 
  
A summary of the subsurface conditions observed in the test borings is presented below. 
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Test 
Boring 

Number 

Total 
Depth 
(feet) 

Depth to 
Bedrock 
(feet)(1) 

Depth to 
Coal Seam/Mine 

(feet) 

Void 
Thickness 

(feet) 

Unmined - 
Intact Coal 

 

Thickness 
of Intact Coal 

(feet) 

B-1  90 40 Not Encountered(2) - - - 
B-2(3) 90 63 85 No voids Yes 5 
B-3 96 30 86 No voids Yes 7 
B-4 105 30 103 No voids Yes 2+(4) 
B-5 145 45 132 No voids Yes 8 
B-6 125 34 117 No voids Yes 8 
B-7 190 35 178 No voids Yes 7 
B-8 155 14 144 No voids Yes 7 
B-9 91 46 88 No voids Yes 3+(4) 

B-10 90 36 76 No voids Yes 10 
B-11 86 45 85 No voids Yes 1+(4) 
B-12 60 24 40 No voids Yes 9 
B-13 85 45 67 No voids Yes 7 
B-14 118 29 116 1.3(5) -(6) -(6) 
B-15 70 60 Not encountered(2) - - - 
B-16 190 56 178 No voids Yes 5 

(1) The overburden generally consisted of Glacial Till (dense to very dense silty sand with gravel and cobbles). 
(2) Borings B-1 and B-15 encountered drill bit plugging or hole deflection and could not be advanced below the total depth 

indicated. 
(3) Boring B-2 was drilled on an incline (not vertical) at 55 degrees below horizontal. 
(4) The coal seam was not fully penetrated in Borings B-4, B-9 and B-11 because of bit plugging. 
(5) Boring B-14 encountered a 2-foot void which, based on the coal seam inclination of about 40 degrees, is equivalent to a 

1.3-foot true thickness void. 
(6) Lost drill circulation at the void; drilling terminated. 

 
7.0 CONCLUSIONS AND RECOMMENDATIONS 
In our opinion, sufficient subsurface exploration (ground proofing) has been completed within the PAOI 
at the Swanson Property to evaluate the potential for sinkholes within the CMS Zone 2 area.  The results 
of the ground proofing also reinforce our previous conclusions that CMS Zone 1 was not applicable within 
the Swanson Property as described in ICE’s December 2014 report.   
 
It is important to note that the entire CMS Zone 2 area, where test borings were completed for the current 
study, is mantled with 14 to 63 feet of Glacial Till (average thickness of 36 feet) which has the strength of 
reinforced concrete. 
 
Based on our experience in researching sinkhole potential (database of over 1,000 sinkholes in 
Washington State), only three sinkholes have occurred where the mine depth is over 100-feet deep.  In 
these three sinkhole occurrences, the geologic conditions were unique with over 100 feet of clean sand 
and gravel overlying the bedrock.  The mine breached into the sand and gravel overburden resulting in an 
“hour glass effect” of the sand and gravel flowing into the mine.  These conditions do not exist at the 
Swanson Property.  Based on our research and experience, most sinkholes form over the “mine subcrop” 
or where the overburden is less than 50-feet thick.  At the Swanson Property within the PAOI, it appears 
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that the coal is intact (not mined) at a depth up 120 feet, and probably closer to 150 feet, based on our 
ground proofing.  
 
In all borings except one (Boring B-14) intact coal or a completely collapsed mine zone was encountered.  
Boring B-14 encountered a 1.3 foot void at a depth about 118 feet.  In our opinion, this amount of void at 
this depth should be considered substantially collapsed (no risk of sinkhole development). 
 
In our opinion, development should be unrestricted with regard to coal mine hazards within the PAOI as 
shown on Figure 2; we recommend that the PAOI be reclassified as a Declassified Coal Mine Area as shown 
on Figure 4.   
 
Based on the results of our ground proofing study, we recommend that the 100-foot wide “corridor” 
referred to as the SAOI (where an inclined mine shaft is located) be classified as a CMS Zone 2, with further 
classifications as Lower Risk CMS Zone 2 and Higher Risk CMS Zone 2 as shown on Figure 4.  The Lower 
Risk CMS Zone 2 could be used for a stormwater detention pond or underground vault provided that the 
pond/vault site is maintained within the area where the mine shaft is more than 100 feet below the 
ground surface as shown on Figure 4.  No development should occur within remainder of the SAOI where 
the mine shaft is less than 100 feet below the ground surface; this area is shown as the Higher Risk CMS 
Zone 2 on Figure 4. 
 
The SAOI could be utilized for other uses (residential) or the stormwater detention pond or vault shifted 
to areas where the mine shaft is less than 100 feet below the ground surface if additional ground proofing 
is completed within this corridor to evaluate the status of collapse of the mine shaft and the character of 
the overburden soils and bedrock. 
 
At this time, a specific plan for the location of the stormwater detention pond or vault, along with the 
method of discharge to Coal Creek are not known.  ICE should be retained to review and comment for 
the stormwater plan concepts for use of the SAOI area.   
 
8.0 USE OF THIS REPORT 
We have prepared this report for use by Isola Homes in the design of a portion of the project.  Our report, 
conclusions and interpretations should not be construed as a warranty of the subsurface conditions.  This 
report should not be considered a final report; a detailed report will be provided at a later date. 

 
There are always risks to public health and safety and property damage related to development in areas 
of Coal Mine Hazards.  However, this risk can be reduced to an acceptable level by ground proofing of the 
coal seam/mine, as was completed for this evaluation.  This risk cannot be eliminated, just as the risk of 
seismic hazards cannot be eliminated in this area.  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 evaluation of risk 
acceptance. 
 
Variations in subsurface conditions are possible between the locations of the explorations; variations may 
also occur with time.  Some contingency for unanticipated conditions should be included in the project 
budget and schedule.   
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Within the limitations of scope, schedule and budget, our services have been executed in accordance with 
generally accepted practices in this area at the time the report was prepared.  No warranty or other 
conditions, express or implied, should be understood. 
 
 

******************** 
 
We trust this report meets your present needs.  Please call if you have any questions concerning this 
report. 

 
 Yours very truly, 
 Icicle Creek Engineers, Inc. 

 
 

 
   
 Kathy S. Killman, LEG 
 Principal Engineering Geologist 
 
 
         
  
  Brian R. Beaman, PE, LEG, LHG 
  Principal Engineer/Geologist/Hydrogeologist 
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Attachments: Vicinity Map – Figure 1 
 Site Plan – Figure 2 
 Abandoned Underground Coal Mine Map – Figure 3 
 Coal Mine Hazard Map – Figure 4 
 Explanation for Boring Logs – Figure 5 
 Borings Logs – Figures 6 through 21 
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MAJOR DIVISIONS
Soil Classification and 

Generalized Group 
Description

Coarse-
Grained

Soils

More than 50%
retained on the
No. 200 sieve

Fine-
Grained

Soils

More than 50%
passing the 

No. 200 sieve

Highly Organic Soils

GRAVEL

More than 50%
of coarse fraction

retained on the 
No. 4 sieve

SAND

More than 50%
of coarse fraction

passes the 
No. 4 sieve

SILT AND CLAY

Liquid Limit
less than 50

SILT AND CLAY

Liquid Limit
greater than 50

CLEAN GRAVEL

GRAVEL WITH
FINES

CLEAN SAND

SAND WITH
FINES

INORGANIC

ORGANIC

INORGANIC

ORGANIC

GW

GP

GM

GC

SW

SP

SM

SC

ML

CL

OL

MH

CH

OH

PT

Well-graded gravels

Poorly-graded gravels

Gravel and silt mixtures

Gravel and clay mixtures

Well-graded sand

Poorly-graded sand

Sand and silt mixtures

Sand and clay mixtures

Low-plasticity silts

Low-plasticity clays

Low plasicity organic silts
and organic clays

High-plasticity silts

High-plasticity clays

High-plasticity organic silts
and organic clays

PeatPrimarily organic matter with organic odor

Unified Soil Classification System

Component Size Range

Boulders Coarser than 12 inch

Cobbles 3 inch to 12 inch

Gravel 3 inch to No. 4 (4.78 mm)
Coarse 3 inch to 3/4 inch

Fine 3/4 inch to No. 4 (4.78 mm)
Sand

Coarse

No. 4 (4.78 mm) to No. 200
     (0.074mm)
No. 4 (4.78 mm) to No. 10
      (2.0 mm)

Medium No. 10 (2.0 mm) to No. 40 
     (0.42 mm)

Fine No. 40 (0.42 mm) to No. 200 
    (0.074 mm)

Silt and Clay Finer than No. 200 (0.074 mm)

Soil Particle Size Definitions

Soil Moisture Description

Dry

Moist

Wet

Absence of moisture

Damp, but no visible water

Visible water

Soil Moisture ModifiersNotes: 1)  Soil classification based on visual classification of soil is based on ASTM D 2488.
            2) Soil classification using laboratory tests is based on ASTM D 2487.
            3) Description of soil density or consistency is based on interpretation of blow count data and/or test data.

Sampling Method Boring Log
   Symbol

Description

Blows required to drive a 2.4
    inch I.D. split-barrel sampler
    12-inches or other indicated 
    distance using a 300-pound
    hammer falling 30 inches.

Blows required to drive a 1.5-
    inch I.D. split barrel sampler 
    (SPT - Standard Penetration
    Test) 12-inches or other 
    indicated distance using a 
    140-pound hammer falling
    30 inches.

34

12

21

14

30

P

Location of relatively undisturbed sample

Location of disturbed sample

Location of sample attempt with no recovery

Location of sample obtained in general 
    accordance with Standard Penetration Test
    (ASTM D-1586) test procedures.

Location of SPT sampling attempt with no
    recovery.

Pushed Sampler

Grab Sample

Sampler pushed with the weight of the 
    hammer or against weight of the drilling rig.

Sample obtained from drill cuttings.G

Key to Boring Log Symbols

Test Symbol

Density

Grain Size

Percent Fines

Atterberg Limits

Hydrometer Analysis

Consolidation

Compaction

Permeability

Unconfined Compression

Consolidated Undrained TX

Consolidated Drained TX

Chemical Analysis

Laboratory Tests

DN

GS

PF

AL

HA

CN

CP

PM

UC

CU

CD

CA

Icicle Creek Engineers    Explanation for Boring Logs - Figure 5

Unconsolidated Undrained TX UU

Note:  The lines separating soil types on the logs represents approximate boundaries only.  The actual boundaries may 
            vary or be gradual.

Moisture Content MC
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Boring completed at 85.0 feet on 02/09/16
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Brown to reddish-yellow silty fine to medium SAND with gravel
     (Glacial Till)

No groundwater encountered at the 
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Brown to reddish-yellow silty fine to medium SAND with gravel 
     (Weathered Soil)

No groundwater encountered at the 
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Boring completed at 70.0 feet because the drilling fluid surface 
     seal was leaking on 02/18/16

Gray SILTSTONE (Renton Formation bedrock)
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Brown silty fine to medium SAND with gravel (Weathered Soil) No groundwater encountered at the 
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Boring Log - Figure 21

Gray silty fine to medium SAND with gravel and occasional
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Gray SILTSTONE (Renton Formation bedrock)

Boring B-16

Boring Log - Figure 21

Dark brown carbonaceous SHALE and black COAL (Renton 
     Formation bedrock)

Gray SILTSTONE (Renton Formation bedrock)

Gray silty fine to medium SAND with gravel and occasional
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Revised Report 
Geological Engineering Services 
Proposed Park Pointe Property 

Development 
Coal Mine Hazard Assessment and Ground 

Proofing Program 
Swanson Property 
King County Parcel No. 262405-9019 
7331 Lakemont Boulevard SE 
Bellevue, Washington 
ICE File No. 1180-001 

 
1.0 INTRODUCTION 
At the request of Alex Mason of Isola Homes, Icicle Creek Engineers (ICE) has prepared this revised report 
of our geological engineering services related to a coal mine hazard assessment and ground proofing 
program of the Swanson Property located at 7331 Lakemont Boulevard SE (King County Parcel No. 
262405-9019) in Bellevue, Washington.  The Swanson Property occupies the south part of the proposed 
Park Pointe residential project being planned by Isola Homes.  The Swanson Property is shown relative to 
nearby physical features on the Vicinity Map, Figure 1.  The general layout of the Swanson Property is 
shown on the Site Plan, Figure 2. 
 
Our services were completed in general accordance with our Scope of Services and Fee Estimate dated 
January 13, 2016 and were authorized in writing by Ron Froton of Isola Homes on January 26, 2016.     
 
2.0 BACKGROUND INFORMATION 
ICE previously completed a preliminary coal mine hazard evaluation of the Swanson Property and the 
adjoining property to the north (referred to as the “Jentry Property” as shown on Figure 2); the results 
are presented in ICE’s report dated December 1, 2014 that was prepared for David Jentry, owner of the 
Jentry Property.  We understand that Isola Homes may develop the Swanson and Jentry properties for 
residential use (Park Pointe project) including paved access, building lots and stormwater detention.  
 
The City of Bellevue has regionally mapped “Coal Mine Hazard Areas” across most of the Swanson 
Property (City of Bellevue, Critical Areas Maps, Human Created Hazards).  The regulatory aspects of Coal 
Mine Hazard Areas are described in detail in Section 4.0 of this report.  ICE concluded in our December 
2014 report that the south portion of the Swanson Property is within a Coal Mine Subsidence (CMS) Zone 
2 area and recommended subsurface exploration to better evaluate the hazards related to abandoned 
underground coal mines (subject to this report).  
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Residential development of the Park Pointe site will be planned to avoid coal mine hazards that pose a 
risk to potential property damage and human safety (avoid “Coal Mine Subsidence (CMS) Zone 2” 
described in section 4.0 of this report).    
 
We understand that a stormwater vault is planned within the “Lower Risk CMS Zone 2.”  The stormwater 
vault measures about 127 feet by 77 feet with a base level at about Elevation 613 feet.  The excavation 
required to install this vault will need to be about 13 to 18 feet below the existing ground surface. 
 
3.0 SCOPE OF SERVICES 
The purpose of our services was to complete a coal mine hazard assessment and ground proofing program 
targeting the potentially developable (some area is in wetland and is excluded) area at the Swanson 
Property.  Specifically, our services included the following:  
• Review ICE’s 2014 report and readily available historic coal mine records from the Washington State 

Department of Natural Resources. 
• Complete a site visit to perform site reconnaissance and to stake test borings for the purpose of the 

utility locate. 
• Drill 12 test borings in the south part of the Swanson Property where the abandoned underground 

coal mine/seam is less than 100-feet deep using track-mounted drilling equipment (referred to as “air-
track”) owned and operated by McCallum Rock Drilling.   

• Drill four test borings in the south part of the Swanson Property where the abandoned underground 
coal mine/seam are more than 100-feet deep using track-mounted drilling equipment (referred to as 
“mud-rotary”) owned and operated by Gregory Drilling. 

• Reclassify all or part of CMS Zone 2, if appropriate, consistent the City of Bellevue LUC Part 20.25H.130 
C.4. 

• Develop mitigation related to coal mine hazards for site use including road access, stormwater 
detention and/or building design and construction, if appropriate.   

 
4.0 REGULATORY CONSIDERATIONS 
ICE’s analysis of coal mine hazards at the Swanson Property was completed in general accordance with 
the City of Bellevue Land Use Code (LUC) Part 20.25H.130 (Coal Mine Hazard Area).  Specific mine hazard 
categories are summarized below. 
 
CMS Zone 1 is described by the City of Bellevue LUC as areas that are affected by Potential Trough 
Subsidence where ground strain could exceed 0.003 inches per inch, and/or where ground tilt may exceed 
1V:350H (vertical to horizontal) (Bellevue LUC Part 20.25H.130.C.1). 
 
 In our December 2014 report, we concluded that no CMS Zone 1 occurs within the Swanson Property 
area based on our analysis of ground tilt and ground strain for which the magnitudes are less than the 
defined thresholds for property damage. 
 
Based on the City of Bellevue LUC Part 20.25H.130 and available information at the time of our 2014 study 
(primarily a historic mine map review), the south part of the Swanson Property is within a CMS Zone 2.  
This part of the Swanson Property is referred to as the “Primary Area of Interest” (PAOI) and the 
“Secondary Area of Interest” (SAOI) in this report.  The PAOI is where residential development is proposed; 
the SAOI is where a stormwater underground vault is proposed.   
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The PAOI and SAOI were classified as a CMS Zone 2 because the area is underlain by the access tunnel 
(Main Slope) and mine workings of the No. 4 Mine at a depth less than 200 feet as shown on Figure 5 of 
ICE’s December 2014 report. These areas are shown on Figure 2 and on the Abandoned Underground Coal 
Mine Map (No. 4 Mine/Coal Seam), Figure 3.  An updated mine location based on the current ground 
proofing study is also shown on Figure 3.   
 
According to City of Bellevue LUC Part 20.25H.130 C.2, development can occur in CMS Zone 2 only after 
potential public safety mine hazards are investigated and eliminated.  A direct subsurface investigation 
program is required to investigate potential sinkhole development.  This report refers to the “direct 
subsurface investigation program” as “ground proofing.” 
 
The PAOI is divided by a 100-foot-wide corridor where a known inclined mine shaft for the No. 4 Mine 
exists as shown on Figure 3; this corridor is the SAOI. 
 
5.0 NO. 4 MINE BACKGROUND INFORMATION 
ICE’s December 2014 report adequately summarizes the history of mining in the Swanson Property area.  
Additional information related to the No. 4 Mine and reviewed for the current study include the following 
documents: 
• King County iMAP, aerial photograph dated 1936. 
• McDonald, R.K. and McDonald, Lucille, 1987, The Coals of Newcastle, A Hundred Years of History, by 

the Issaquah Alps Trails Club in cooperation with the Newcastle Historical Society. 
• Pacific Coast Coal Company (PCCC), 1928a, "Map of Newcastle Mine, No. 4 Seam," 1 Plate, Scale 1 

inch = 100 feet.  The original of this map was in the possession of Mr. Milt Swanson (deceased, 
formerly of Bellevue, Washington).  A copy of this map is also on file in the mine map collection with 
the State of Washington Department of Natural Resources (DNR). 

• PCCC, 1928b, "Map of Newcastle Mine, Composite," 1 Plate, Scale 1 inch = 100 feet.  The original of 
this map was in the possession of Mr. Swanson.  A copy of this map is also on file in the WDNR mine 
map collection. 

• Skelly and Loy, 1985, "Abandoned Coal Mine Survey, Coal Creek, King County, Washington," prepared 
for U.S. Department of Interior, Office of Surface Mining (OSM), Denver, Colorado, 66 pages.  A copy 
of this document is in the DNR library. 

• USGS, Dunrud, C. Richard, 1990, unpublished compiled abandoned underground mine map of the 
Newcastle area showing the extent of mined out areas and location of surface openings.  A copy of 
this map is in the ICE library. 

• Washington State Department of Natural Resources (DNR), copies of the "Annual Reports of the 
Inspectors of Coal Mines," dated 1887, 1889, 1891, 1892, 1893 and 1894.  Copies of these reports 
were provided to ICE by Mr. Swanson in 1990. 

 
ICE previously completed several interviews with individuals familiar with the coal mining history in the 
Swanson Property area.  We personally interviewed Mr. Swanson and Mr. Timothy Walsh of the DNR in 
1990.  At the time of our 1990 interviews, we were not able to meet with Mr. Fred Rounds, due to his 
poor health.  However, we do have interview notes that are pertinent to the Swanson Property from our 
discussions with Mr. Rounds during a meeting with him in 1987.  Mr. Swanson was a long-time resident 
of this area (the owner of the property subject to this report) and a mine historian.  Mr. Walsh is a 
geologist, recently retired from the DNR, whose past responsibilities included the organization of the 
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historical coal mine map collection for Washington State.  Mr. Rounds (deceased) was a miner that worked 
in the Primrose Seam (a nearby coal mine) during its development in the 1930s. 
 
The detailed history of coal mining in the Bellevue area is well documented in the publication by McDonald 
and McDonald (1987).  This publication also provides useful descriptions of general mining terminology.  
 
A general summary of historic mining activities in the Swanson Property area is presented in the following 
paragraphs. 
 
1879 to December 1894 - Active Mining in the "Newcastle Mine"   
The No. 3 Mine and the No. 4 Mine are referred to collectively in the historical documents as the 
“Newcastle Mine.” 
 
The main entry tunnel or "slope" for the Newcastle Mine accessed the No. 3 seam to five levels extending 
to a depth of over 1,300 feet below the ground surface.  Mines were typically worked in levels extending 
out along the strike of the coal seam from a main slope.  Each level was then worked "up-dip" in order to 
maximize the use of gravity to move loosened coal to the coal cars.   
 
Tunnels were driven in non-coal bearing rock formations from the No. 3 seam (No. 3 Mine) to access the 
No. 4 seam (No. 4 Mine) at the 1st, 2nd and 5th levels.  Rock material separating the No. 3, No. 4 and 
other coal bearing seams consists of sandstone and shale.  The thickness of the No. 3 and No. 4 seams is 
about 10 feet and 5 feet, respectively (McDonald R.K and McDonald, Lucille, 1987, page 4).  The entrance 
to the No. 3 Mine has been crudely backfilled and is located under the pavement of Lakemont Boulevard 
(Swanson, 1990) and was exposed during the gas main installation in Lakemont Boulevard SE in 1990 
(personal observation).  This location corresponds well with the location shown on the historic mine maps 
(Pacific Coast Coal Company, 1928a and 1928b).   
 
In 1887, the Mine Inspector reported (DNR, 1887, page 7) that the No. 4 seam had been abandoned.  
There was no explanation as to why the No. 4 workings had been abandoned.  It is suspected that the coal 
was of low quality (Swanson, 1990). 
 
In 1891, the Newcastle mine was being worked on a slope angle of 40 to 41 degrees, and to a depth of 
1,350 feet (DNR, 1891, page 15).  The Mine Inspector also reports that the mine has been extensively 
worked and many of the roof support pillars are being crushed by the weight of the overburden.  On page 
16 of DNR (1891), the Mine Inspector indicates that the 1st, 2nd and 3rd levels of the No. 3 seam had not 
been completely worked out due to spontaneous combustion fires.   
 
In 1893 (DNR, 1893, pages 31 and 32) the Mine Inspector reported that there were considerable problems 
with pillar crushing in the Newcastle Mine which required the construction of cribs and sand-filled 
compartments parallel to the pillars.  The Mine Inspection report indicates that the cribbing and other 
shoring had improved the caving problems. 
 
In December 1894, the Newcastle Mine was permanently closed due to a mine fire (DNR, 1894, page 51, 
and McDonald, R.K and McDonald, Lucille, page 47).  PCCC (1928 a and b) does not show detail of the  
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workings in the Nos. 3 and 4 seams of the Newcastle Mine.  The 1985 Skelly and Loy report also does not 
show detail of the Newcastle Mine workings.   
 
Based on our discussions with Mr. Rounds and Mr. Swanson and our review of the Mine Inspector's 
reports, it is our opinion that the 1st, 2nd, 3rd, 4th and 5th levels of the No. 3 Mine and the 1st, 2nd and 
5th levels of the No. 4 Mine were partially to completely worked out using room-and-pillar mining 
methods. 
 
6.0 GROUND PROOFING PROGRAM 
The Swanson Property is underlain by abandoned underground coal mines summarized as follows: 
 

Mine Swanson Property 
Depth to Mine Workings (feet) 

No. 4 Mine <20 to 350 
No. 3 Mine 300 to 630 
Ford Slope (Muldoon Coal Seam) >930 

 
Only the No. 4 Mine is of concern at the Swanson Property for the purpose of this ground proofing 
program because the mine workings are less than 200 feet below the ground surface within the PAOI and 
SAOI.  The other abandoned underground mines and the No. 4 Mine workings that are more than 200 
feet below the ground surface were previously evaluated for CMS Zone 1 concerns as described in ICE’s 
December 2014 report; these areas were determined to be less than the designated thresholds for ground 
tilt and strain that could cause damage to structures.  As stated in our 2014 report, we recommended that 
the CMS Zone 1 classification was not appropriate for the Swanson Property. 
 
For the current study, subsurface conditions within the PAOI were explored by drilling 16 test borings 
(Borings B-1 through B-16) using air-track drill equipment owned and operated by McCallum Rock Drilling 
for mine targets of less than 100-feet deep (referred to as “shallow test borings” on Figures 2 and 3), and 
mud-rotary drill equipment owned and operated by Gregory Drilling for mine targets of more than 100-
feet deep (referred to as “deep” and “deeper test borings” on Figures 2 and 3).  The mine target depth for 
the deeper test borings was approximately 170 feet.  The borings were drilled between February 8 and 
22, 2016.  The boring locations are shown on Figures 2 and 3.  Exploration locations were established by 
measuring from physical features at the site.  The results of our ground proofing are presented in the Coal 
Mine Hazards Map (No. 4 Mine/Coal Seam), Figure 4. 
 
Soil and bedrock samples (drill cuttings) were observed continuously as the borings were advanced.  The 
subsurface explorations were continuously logged by Jeff Schwartz, a licensed engineering geologist from 
our firm.  Soils were classified in general accordance with ASTM Test Method D 2488 as shown on the 
Explanation for Boring Logs, Figure 5.  Bedrock was classified in general accordance with Chapter 4 of the 
May 2015 WSDOT Geotechnical Design Manual.  The boring logs are presented in Figures 6 through 21. 
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A summary of the subsurface conditions observed in the test borings is presented below. 
 

Test 
Boring 

Number 

Total 
Depth 
(feet) 

Depth to 
Bedrock 
(feet)(1) 

Depth to 
Coal Seam/Mine 

(feet) 

Void 
Thickness 

(feet) 

Unmined - 
Intact Coal 

 

Thickness 
of Intact Coal 

(feet) 

B-1  90 40 Not Encountered(2) - - - 
B-2(3) 90 63 85 No voids Yes 5 
B-3 96 30 86 No voids Yes 7 
B-4 105 30 103 No voids Yes 2+(4) 
B-5 145 45 132 No voids Yes 8 
B-6 125 34 117 No voids Yes 8 
B-7 190 35 178 No voids Yes 7 
B-8 155 14 144 No voids Yes 7 
B-9 91 46 88 No voids Yes 3+(4) 

B-10 90 36 76 No voids Yes 10 
B-11 86 45 85 No voids Yes 1+(4) 
B-12 60 24 40 No voids Yes 9 
B-13 85 45 67 No voids Yes 7 
B-14 118 29 116 1.3(5) -(6) -(6) 
B-15 70 60 Not encountered(2) - - - 
B-16 190 56 178 No voids Yes 5 
(1) The overburden generally consisted of Glacial Till (dense to very dense silty sand with gravel and cobbles). 
(2) Borings B-1 and B-15 encountered drill bit plugging or hole deflection and could not be advanced below the total depth 

indicated. 
(3) Boring B-2 was drilled on an incline (not vertical) at 55 degrees below horizontal. 
(4) The coal seam was not fully penetrated in Borings B-4, B-9 and B-11 because of bit plugging. 
(5) Boring B-14 encountered a 2-foot void which, based on the coal seam inclination of about 40 degrees, is equivalent to a 

1.3-foot true thickness void. 
(6) Lost drill circulation at the void; drilling terminated. 

 
7.0 CONCLUSIONS AND RECOMMENDATIONS 
In our opinion, sufficient subsurface exploration (ground proofing) has been completed within the PAOI 
at the Swanson Property to evaluate the potential for sinkholes within the CMS Zone 2 area.  The results 
of the ground proofing also reinforce our previous conclusions that CMS Zone 1 was not applicable within 
the Swanson Property as described in ICE’s December 2014 report.   
 
It is important to note that the entire CMS Zone 2 area, where test borings were completed for the current 
study, is mantled with 14 to 63 feet of Glacial Till (average thickness of 36 feet) which has the strength of 
reinforced concrete. 
 
Based on our experience in researching sinkhole potential (database of over 1,000 sinkholes in 
Washington State), only three sinkholes have occurred where the mine depth is over 100-feet deep.  In 
these three sinkhole occurrences, the geologic conditions were unique with over 100 feet of clean sand 
and gravel overlying the bedrock.  The mine breached into the sand and gravel overburden resulting in an 
“hour glass effect” of the sand and gravel flowing into the mine.  These conditions do not exist at the 
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Swanson Property.  Based on our research and experience, most sinkholes form over the “mine subcrop” 
or where the overburden is less than 50-feet thick.  At the Swanson Property within the PAOI, it appears 
that the coal is intact (not mined) at a depth up 120 feet, and probably closer to 150 feet, based on our 
ground proofing.  
 
In all borings except one (Boring B-14) intact coal or a completely collapsed mine zone was encountered.  
Boring B-14 encountered a 1.3 foot void at a depth about 118 feet.  In our opinion, this amount of void at 
this depth should be considered substantially collapsed (no risk of sinkhole development). 
 
In our opinion, development should be unrestricted with regard to coal mine hazards within the PAOI as 
shown on Figure 2; we recommend that the PAOI be reclassified as a Declassified Coal Mine Area as shown 
on Figure 4.   
 
Based on the results of our ground proofing study, we recommend that the 100-foot wide “corridor” 
referred to as the SAOI (where an inclined mine shaft is located) be classified as a CMS Zone 2, with further 
classifications as Lower Risk CMS Zone 2 and Higher Risk CMS Zone 2 as shown on Figure 4.  The Lower 
Risk CMS Zone 2 could be used for a stormwater vault provided that the stormwater vault site is sited 
within the area where the mine shaft is more than 100 feet below the ground surface as shown on Figure 
4 (Lower Risk CMS Zone 2).  No development should occur within the remainder of the SAOI where the 
mine shaft is less than 100 feet below the ground surface; this area is shown as the Higher Risk CMS Zone 
2 on Figure 4. 
 
The SAOI could be utilized for other uses (residential) or the stormwater vault shifted to areas where the 
mine shaft is less than 100 feet below the ground surface if additional ground proofing is completed within 
this corridor to evaluate the status of collapse of the mine shaft and the character of the overburden soils 
and bedrock. 
 
At this time, a specific plan for the method of discharge to Coal Creek is not known.    
 
ICE should review the design plans for the Park Pointe project when available. 
 
8.0 USE OF THIS REPORT 
We have prepared this revised report for use by Isola Homes in the design of a portion of the project.  Our 
report, conclusions and interpretations should not be construed as a warranty of the subsurface conditions.   

 
If there are significant changes in the grades, configurations or types of facilities to be constructed, the 
conclusions and recommendations presented in this report may not be fully applicable.  When the design 
has been finalized, we recommend that we be retained to review those portions of the specifications and 
drawings which relate to geotechnical considerations to see that our recommendations have been 
interpreted and implemented as intended. 
 
There are always risks to public health and safety and property damage related to development in areas 
of Coal Mine Hazards.  However, this risk can be reduced to an acceptable level by ground proofing of the 
coal seam/mine, as was completed for this evaluation.  This risk cannot be eliminated, just as the risk of 
seismic hazards cannot be eliminated in this area.  Potential owner(s) of this property should be informed 
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of the hazards that do exist and be provided a copy of this report for their own evaluation of risk 
acceptance. 
 
Variations in subsurface conditions are possible between the locations of the explorations; variations may 
also occur with time.  Some contingency for unanticipated conditions should be included in the project 
budget and schedule.   
 
Within the limitations of scope, schedule and budget, our services have been executed in accordance with 
generally accepted practices in this area at the time the report was prepared.  No warranty or other 
conditions, express or implied, should be understood. 
 
 

******************** 
 
We trust this revised report meets your present needs.  Please call if you have any questions. 

 
 Yours very truly, 
 Icicle Creek Engineers, Inc. 

 
 

 
   
 Kathy S. Killman, LEG 
 Principal Engineering Geologist 
 
 
         
  
  Brian R. Beaman, PE, LEG, LHG 
  Principal Engineer/Geologist/Hydrogeologist 
 
 
 
 
  
 
Document ID:  1180001.RevRep 
 
Submitted via email (PDF) and surface mail (one original copy) 
 
Attachments: Vicinity Map – Figure 1 
 Site Plan – Figure 2 
 Abandoned Underground Coal Mine Map – Figure 3 
 Coal Mine Hazard Map – Figure 4 
 Explanation for Boring Logs – Figure 5 
 Borings Logs – Figures 6 through 21 
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MAJOR DIVISIONS
Soil Classification and 

Generalized Group 
Description

Coarse-
Grained

Soils

More than 50%
retained on the
No. 200 sieve

Fine-
Grained

Soils

More than 50%
passing the 

No. 200 sieve

Highly Organic Soils

GRAVEL

More than 50%
of coarse fraction

retained on the 
No. 4 sieve

SAND

More than 50%
of coarse fraction

passes the 
No. 4 sieve

SILT AND CLAY

Liquid Limit
less than 50

SILT AND CLAY

Liquid Limit
greater than 50

CLEAN GRAVEL

GRAVEL WITH
FINES

CLEAN SAND

SAND WITH
FINES

INORGANIC

ORGANIC

INORGANIC

ORGANIC

GW

GP

GM

GC

SW

SP

SM

SC

ML

CL

OL

MH

CH

OH

PT

Well-graded gravels

Poorly-graded gravels

Gravel and silt mixtures

Gravel and clay mixtures

Well-graded sand

Poorly-graded sand

Sand and silt mixtures

Sand and clay mixtures

Low-plasticity silts

Low-plasticity clays

Low plasicity organic silts
and organic clays

High-plasticity silts

High-plasticity clays

High-plasticity organic silts
and organic clays

PeatPrimarily organic matter with organic odor

Unified Soil Classification System

Component Size Range

Boulders Coarser than 12 inch

Cobbles 3 inch to 12 inch

Gravel 3 inch to No. 4 (4.78 mm)
Coarse 3 inch to 3/4 inch

Fine 3/4 inch to No. 4 (4.78 mm)
Sand

Coarse

No. 4 (4.78 mm) to No. 200
     (0.074mm)
No. 4 (4.78 mm) to No. 10
      (2.0 mm)

Medium No. 10 (2.0 mm) to No. 40 
     (0.42 mm)

Fine No. 40 (0.42 mm) to No. 200 
    (0.074 mm)

Silt and Clay Finer than No. 200 (0.074 mm)

Soil Particle Size Definitions

Soil Moisture Description

Dry

Moist

Wet

Absence of moisture

Damp, but no visible water

Visible water

Soil Moisture ModifiersNotes: 1)  Soil classification based on visual classification of soil is based on ASTM D 2488.
            2) Soil classification using laboratory tests is based on ASTM D 2487.
            3) Description of soil density or consistency is based on interpretation of blow count data and/or test data.

Sampling Method Boring Log
   Symbol

Description

Blows required to drive a 2.4
    inch I.D. split-barrel sampler
    12-inches or other indicated 
    distance using a 300-pound
    hammer falling 30 inches.

Blows required to drive a 1.5-
    inch I.D. split barrel sampler 
    (SPT - Standard Penetration
    Test) 12-inches or other 
    indicated distance using a 
    140-pound hammer falling
    30 inches.

34

12

21

14

30

P

Location of relatively undisturbed sample

Location of disturbed sample

Location of sample attempt with no recovery

Location of sample obtained in general 
    accordance with Standard Penetration Test
    (ASTM D-1586) test procedures.

Location of SPT sampling attempt with no
    recovery.

Pushed Sampler

Grab Sample

Sampler pushed with the weight of the 
    hammer or against weight of the drilling rig.

Sample obtained from drill cuttings.G

Key to Boring Log Symbols

Test Symbol

Density

Grain Size

Percent Fines

Atterberg Limits

Hydrometer Analysis

Consolidation

Compaction

Permeability

Unconfined Compression

Consolidated Undrained TX

Consolidated Drained TX

Chemical Analysis

Laboratory Tests

DN

GS

PF

AL

HA

CN

CP

PM

UC

CU

CD

CA

Icicle Creek Engineers    Explanation for Boring Logs - Figure 5

Unconsolidated Undrained TX UU

Note:  The lines separating soil types on the logs represents approximate boundaries only.  The actual boundaries may 
            vary or be gradual.

Moisture Content MC

DSD - 000711
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3
/0
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6

Gray silty fine to medium SAND with gravel and occasional
     cobbles (Glacial Till) 

Gray SILTSTONE (Renton Formation bedrock)

Groundwater encountered at about 
12 feet at the time of drilling
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0
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SM

Rock

Rock

SM

SM

SM

SM

SM

SM

Brown to reddish-yellow silty fine to medium SAND with gravel 
     (Weathered Soil)

Top of bedrock encountered at
about 40 feet

SM

47.5362530°, -122.1300539°
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Light gray SILTSTONE (Renton Formation bedrock)

Boring completed at 90.0 feet due to plugged drill bit
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Boring completed at 90.0 feet on 02/08/16

Boring Log - Figure 7

Light gray SILTSTONE (Renton Formation bedrock)

Brown carbonaceous SHALE (Renton Formation bedrock)

Black COAL (Renton Formation bedrock)
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Gray silty fine to medium SAND with gravel and occasional
     cobbles (Glacial Till)

SM

SM

SM

Top of bedrock encountered at
about 63 feet

No. 4 Coal Seam - intact/not
mined

Lo
gg

ed
 b

y:
 J

M
S 

   
   

   
   

   
   

   
   

   
   

   
   

SA
B

: 0
3

/0
7

/1
6 DSD - 000715



0

5

10

15

20

25

30

35

40

45

50

Soil/Rock Profile

Description

G
ra

p
h

ic
 

Lo
g 

D
ep

th
 in

 F
ee

t
Boring B-3

Approximate Ground Surface Elevation: 628 feet Page 1 of 2

Comments
Groundwater
Observations

0

5

10

15

20

25

30

35

40

45

50

D
ep

th
 in

 F
ee

t

So
il

C
la

ss
if

ic
at

io
n

Sy
m

b
o

l

Sa
m

p
le

Lo
ca

ti
o

n

Icicle Creek Engineers

See Figure 5 for explanation of symbols 

IC
E 

P
ro

je
ct

 N
o

. 1
0

8
0

-0
0

1
P

ro
je

ct
 N

am
e:

 S
w

an
so

n
 P

ro
p

er
ty

Brown silty fine to coarse GRAVEL with sand (Weathered Soil)

Boring Log - Figure 8

Gray silty fine to medium SAND with gravel and occasional
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Boring completed at 96.0 feet on 02/09/16

Boring Log - Figure 8
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Brown silty fine to coarse GRAVEL with sand (Weathered Soil)

Boring Log - Figure 9
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Boring Log - Figure 9
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Boring completed at 105.0 feet on 02/09/16
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Brown silty fine to medium SAND with gravel (Glacial Till) No groundwater encountered at the 
time of drilling
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Dark brown carbonaceous SHALE and black COAL (Renton 
     Formation bedrock)
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Boring Log - Figure 10
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Boring completed at 145.0 feet on 02/15/16
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Brown silty fine to medium SAND with gravel (Weathered Soil) No groundwater encountered at the 
time of drilling
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Boring Log - Figure 11

Gray silty fine to medium SAND with gravel and occasional
    cobbles (Glacial Till)

Gray SILTSTONE (Renton Formation bedrock)
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Brown to reddish-yellow silty fine to medium SAND with gravel 
     (Weathered Soil)

No groundwater encountered at the 
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     seal was leaking on 02/18/16
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May 17, 2018 
 
 
John Jackels 
Isola Homes 
13555 SE 36th Street. Suite 320 
Bellevue, Washington 98006 
 

Letter 
Geotechnical Consultation 
Response to Comments – Coal Mine 

Hazards 
Park Pointe PUD – 16-145946-LO and 

16-143970-LK 
Bellevue, Washington 
ICE File No. 1180-001 

 
INTRODUCTION 
This letter provides a summary of Icicle Creek Engineers (ICE’s) Response to Comments for the Park Pointe 
PUD as outlined in the City of Bellevue (Peter Rosen) review letter related to coal mine hazards.  ICE 
previously completed a Geological Engineering report for the project, the results are presented in our report 
referenced as follows:   
• ICE, October 5, 2016, Geological Engineering Services, Proposed Park Pointe Development, Coal Mine 

Hazard Assessment and Ground Proofing Program, Swanson Property, King County Parcel No. 262405-
9019, 7332 Lakemont Boulevard SE, Bellevue, Washington, prepared for Isola Homes, 57 pages. 

 
BACKGROUND INFORMATION 
The City of Bellevue review letter is referenced as follows:  
• City of Bellevue, November 22, 2017, Park Point PUD – 16-145946-OL and 16-1433970-LK, prepared by 

Peter Rosen, 8 pages. 
 
Toby Coenen, PE, of PACE provided ICE with the design plan referenced as follows:  
• PACE, May 4, 2018, Park Pointe PUD, 7219 & 7331 Lakemont Blvd SE, Stormwater Site Plan, PUD Revision 

1, sheet E5. 
 
ICE RESPONSE TO CITY OF BELLEVUE COMMENTS 
Our Response to City of Bellevue Comments follows a restatement of the review comment in bold/italics.  
 
Coal Mine Hazards – The Revised Coal Mine Hazard Assessment (Icicle Creek Engineers, October 5, 2016) 
provides results of a ground-proofing study and includes Figure 4 which identifies a higher and lower risk 
Coal Mine Subsidence (CMS) Zone 2. The report recommends that the stormwater vault can be sited within 
the lower risk CMS Zone 2, but no development should occur within the higher risk CMS Zone 2 (where the 
mine shaft is less than 100 feet below the ground surface). Please confirm the proposed site plan is 
consistent with identified boundaries of the higher risk CMS Zone 2 in Figure 4, and that no development 
including the stormwater vault, access Road E, or the sewer lift station would encroach into the higher 
risk CMZ Zone 2. 

DSD - 000754
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I c i c l e   C r e e k   E n g i n e e r s 1180001/051718 

ICE has reviewed the design plan referenced above by PACE; no other plans were reviewed.  Based on our 
review of the Stormwater Plan, no drainage structures, including the stormwater vault and the sewer lift 
station, are proposed within the Higher Risk CMS Zone 2.   The current Stormwater Plan is consistent with 
recommendations presented in ICE’s report dated October 5, 2016.  According to email correspondence 
from Mr. Coenen, Access Road E has been eliminated.   
. 
 

******************** 
 
We trust this letter meets your present needs.  Please call if you have any questions. 
 

Yours very truly, 
Icicle Creek Engineers, Inc. 
 
 
 
Brian R. Beaman, PE, LEG, LHG 
Principal Engineer/Geologist/Hydrogeologist 

 
 
 
 
 
Document ID:  1180001.CMH Response 
 
Submitted via email and surface mail (one original copy) 
cc:  Toby Coenen, PE, Project Manager, PACE (email) 
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November 4, 2020 
 
 
Jeff Wegener, Isola Homes 
c/o Scott Sherrow, PACE 
11255 Kirkland Way, Suite 300 
Kirkland, Washington  98033 

 
Letter 
Geotechnical Consultation 
Response to Comments 
Park Pointe PUD (19-121109-LL, 16-

143970-LK, 16-145946-LO) 
Residential Development 
Bellevue, Washington  
ICE File No. 1180-001  
 

This letter presents the results of Icicle Creek Engineers’ (ICE’s) geotechnical consultation regarding our 
response to City of Bellevue design plans comments prepared by Tom McFarlane, Development Services.  
These comments are related to the Park Pointe PUD in Bellevue, Washington.  The following is a summary 
of Mr. McFarlane’s comments: 
 
“I have reviewed the plans and documents that were submitted for the Park Pointe PUD Planned Unit 
Development (16-143970 LK), Critical Areas permit (16-145946 LO), and Preliminary Plat (19-121109 LL).  
The following comments are based on review of the preliminary plat application and are related to the 
coal mine hazard assessment provided by Icicle Creek Engineers. 
   
The hazard assessment identifies a CMS (Coal Mine Subsidence) Zone 2 on the subject property.  The CMS 
Zone 2 is subdivided into a higher risk zone and a lower risk zone.  The report recommends that 
development on the lower risk zone be limited to a stormwater detention pond or underground vault, and 
that no development occur within the higher risk zone (see attached excerpt from the report). 
 
On review of the preliminary plat plans, it was noted that a portion of lot 16 and a section of a sanitary 
sewer line and a sewer force main extend onto the lower risk CMS Zone 2 (see attached scans of Sheet P2-
Base Density Calculation, and P5-Site Plan B).  This configuration is contrary to the recommendations in 
the hazard assessment.  No development is shown in the higher risk CMS Zone 2. 
 
The project plans must be revised to exclude any development other than the stormwater vault and 
associated storm lines from the lower risk CMS Zone 2.” 
 
ICE Response:  We have reviewed sheet P2 and sheet E8 of the current civil design plans (PACE, revised 
October 30, 2020).  It appears that about 40 feet of sanitary sewer (SS - gravity) and 50 feet of force main 
(FM) are planned to cross the northwest corner of a Lower Risk CMS Zone 2.  A “Lower Risk CMS Zone 2” 
is described by ICE in our report dated October 5, 2016 (Coal Mine Hazard Assessment and Ground 
Proofing Program) as being suitable for siting a stormwater vault, where the abandoned mine “is more 
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than 100 feet below the ground surface.”   At the SS and FM crossing area, the mine is about 150 to 200 
feet below the ground surface.  In addition, Boring B-15 and Boring B-16 that were completed as part of 
ICE’s October 2016 Coal Mine Hazard Assessment and Ground Proofing Program were located less than 
50 feet from the SS and FM area (within the Lot 16 area).  These borings encountered about  55 and 51 
feet, respectively, of Glacial Till overlying the Renton Formation Bedrock.  Glacial Till has the strength of 
unreinforced concrete and this thickness of any mine caving should effectively be bridged by the Glacial 
Till.    
 
In our opinion, the 40- and 50-foot segments of SS and FM should be “sleeved” with a structural pipe 
capable of providing support to span a 10-foot void to mitigate sinkhole risk within Lower Risk CMS Zone 
2.   No mitigation is required to mitigate this condition within the affected area of Lot 16 as the building 
site is located outside of Lower Risk CMS Zone 2. 
 
 
 

******************** 
 
 
We trust this information meets your present needs.  If you have any questions or if we can be of further 
assistance, please call.  
 

 
Yours very truly, 
Icicle Creek Engineers, Inc. 

 
 
 

Brian R. Beaman, PE, LEG, LHG 
Principal Engineer/Geologist/Hydrogeologist 

 
 
 
Document ID:  1180001.RspCom 
 
Submitted via email (pdf) and surface mail (one original copy)  
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SECTION 1:  PROJECT OVERVIEW 

Jurisdictional Requirements 

This report supports the Park Pointe Planned Unit Development (PUD) proposed by Isola 
Homes.  The project involves constructing 35 single-family detached homes on two existing 
lots at 7219 and 7331 Lakemont Boulevard.  The City of Bellevue provided initial project 
input during a pre-application meeting and summarized their finding in a letter dated July 
14, 2015 (City reference number 15-115585-DB).  

The City of Bellevue Utilities Department regulates development impacts on stormwater 
with the January 2016 Storm and Surface Water Engineering Standards (SSWES).  This 
manual establishes minimum requirements for development and also outlines the report 
and plan requirements necessary to document compliance of these standards.  This report 
follows the general outline provided by the Standards. 

The reviewer should recognize that this report is preliminary.  A final report will be 
submitted in conjunction with construction documents following review and approval of the 
PUD application. 

This preliminary report was revised for the November, 2020 resubmittal of the Park Pointe 
PUD application.  As part of this revision, the overall project underwent significant revisions 
in response to City of Bellevue staff review as summarized in Peter Rosen’s December 2, 
2019 review letter.  This report documents the following significant project changes 
including (1) removal of the underlying plat subdivision request, and (2) the revision of the 
stormwater discharge approach eliminating the surface dispersion adjacent to Coal Creek.  

Additionally, this revision provides greater detail to explain how the project complies with 
the overall regulatory framework, and expands the discussion of LID design features to 
highlight non-structural methods used on the project.  The intent is to focus reviewers’ 
efforts to specific areas of expertise and oversight (i.e., public works’ emphasis on the 
SSWES Minimum Requirements, and planning staff’s focus on general site layout and 
overall design issues. 

Project Description 

The subject property is an irregularly-shaped assemblage of two tax parcels located on the 
west side of Lakemont Boulevard within the City of Bellevue, Washington.  The two parcels 
total to an area of 12.29 acres, and is currently occupied with single-family residences, 
maintained pasture, and mowed lawn. 

The site is located in the SE ¼ of Section 26, Township 24 North, Range 5 East of the 
Willamette Meridian in King County, WA.  See Figure 1-1:  Vicinity Map on the following 
page. The site is bordered on the east by Lakemont Boulevard Southeast, and 
undeveloped forest to the north, south, and west.  Coal Creek and the Coal Creek Trail are 
adjacent to the site in the south west corner of the site.  The two tax parcels comprising the 
project area are, 262405-9019 and 262405-9022. 

Proposed development of the property includes the construction of 35 single-family 
residences, driveways, sidewalks, landscaping, stormwater flow control facilities, and 
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SECTION 3:  OFFSITE ANALYSIS 
 

Downstream Resource Review: 
The following resources were reviewed in preparation of this report.   
 

• Site Survey 

• FEMA – Flood Insurance Rate Map (FIRM #53033C0667 F) 

• FEMA Flood Insurance Rate (FIRM) Map 53033C0667 F, dated May 16, 1995, was 
reviewed.  The project site is located within Zone X, with no flood areas identified on 
the site.  See FIRM map included at the end of this section. 

• Geotechnical Report by Geotech Consultants, Inc. January 19, 2016 

• Coal Mine Hazard Assessment and Ground Proofing Program by Icicle Creek 
Engineers, Inc. August 2, 2016. 

 
Downstream Investigation: 

 

Figure 3-1:  Downstream Map 
 
 
The site lies within the Coal Creek Drainage Basin and proposes to route stormwater to a 
vault on-site before controlled discharge to Stream 1.  Stream 1 is tributary to Coal Creek 
which discharges into Lake Washington approximate 4.25 miles downstream of the site. 
 
Field Inspection: 
The field investigation was conducted on September 26, 2016.  The weather was mostly 
sunny with a temperature of 68 degrees under dry conditions.  The existing site generally 
slopes from the northeast to the southwest.  Storm drainage sheet flows southwesterly 
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The Stormwater Site Planning process is integrated with the project’s overall Low Impact 
Development (LID) efforts.  LID strategies are difficult to separate from the project’s On-Site 
Stormwater Management Best Management Practices (BMPs) that are covered in 
Minimum Requirement 5 (MR 5).  We have therefore combined our discussion of both 
requirements in Section 4 of this report. 
 
Minimum Requirement #2:  Construction Stormwater Pollution Prevention:  
A Construction Stormwater Pollution Prevention Plan Long Form (SWPPP) will be included 
with the final engineering design of this project.  
 
Minimum Requirement #3:  Source Control of Pollution:  
This site is not a high-use site and therefore is not required to provide specific source 
control BMPs to address pollution containment. 
 
Minimum Requirement #4:  Preservation of Natural Drainage Systems and Outfalls:  
The subject project is a redevelopment of an existing developed property; however, the 
project is classified as new development per Table 2.2 of the 2016 SSWES.  
 
For the purposes of this report, this discussion is confined to the developed part of the site 
that is occupied by the existing houses and pasture.  This area does not have a piped 
stormwater conveyance system.  Instead, runoff exits the area as sheet and shallow 
concentrated flow into the three streams that bound the north, west and south sides of the 
development area.  These streams combine in Coal Creek near the southwest corner of the 
development area.  Under proposed conditions, runoff will discharge to the same southwest 
location via a storm sewer.  The proposed storm drain outfall system will avoid erosion 
between the site and the existing streams. 
 
Minimum Requirement #5:  On-Site Stormwater Management:  
Projects proposing greater than 2,000 square feet shall employ On-Site Stormwater 
Management.  This project will employ On-site Stormwater Best Management Practices 
(BMPs) to infiltrate, disperse, and retain stormwater runoff onsite to the maximum extent 
feasible without causing flooding or erosion impacts.   
 
The expanded discussion is included in Section 4 of this report. 
 
Minimum Requirement #6:  Runoff Treatment:  
SSWES Chapter D5 establishes thresholds for requiring stormwater treatment facilities: 

• Projects in which the total of pollution generating impervious surface (PGIS) is 
5,000 square feet or more in a threshold discharge area of the project, or 

• Projects in which the total of pollution-generating pervious surfaces (PGPS) is 
three-quarters (3/4) of an acre or more in a threshold discharge area, and from 
which there is a surface discharge in a natural or man-made conveyance system 
from the site. 

 
This project produces approximately 59,747 square feet of new and replaced PGIS.  Runoff 
treatment is required per Table 2.1 of the SSWES.  Basic Water Quality treatment will be 
accomplished through the use of Contech StormFilters located downstream of the 
detention vault.  Additional benefit is derived from the Flow Through Bioretention Planter 
though that BMP is not counted toward fulfilment of Minimum Requirement #6.  
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See Section 5 for sizing of the water quality features. 
 
Minimum Requirement #7:  Flow Control:  
Per Table 2.2 of the 2016 SSWES, the following require construction of flow control 
facilities and/or On-site Stormwater Management BMPs: 

• Projects in which the total effective impervious surface is 10,000 square feet or more in 
a threshold discharge area; or 

• Projects that convert ¾ acres or more of native vegetation to lawn or landscape, or 
convert 2.5 acres or more of native vegetation to pasture in a threshold discharge area, 
and from which there is a surface discharge in a natural or man-made conveyance 
system from the site; or 

• Projects that through a combination of impervious surfaces and converted pervious 
surfaces cause a 0.1 cubic feet per second increase in the 100-year flow frequency 
from a threshold discharge area as estimated using the Western Washington Hydrology 
Model or other approved model. 

 
The project results in 137,900-sf (3.16 ac) of new and replaced impervious surfaces, 
therefore, the project is required to provide flow control.  Flow control will be provided with 
the construction of a detention vault.  The detention vault has been sized using MGS Flood.  
See Section 5 for flow control calculations. 
 
Minimum Requirement #8:  Wetlands Protection:  
 
The initial review of this report raised concerns that development could alter runoff patterns 
and impact the hydrology of the wetlands west of the project’s developed area.  To address 
this, clean roof runoff from portions of 3 houses adjacent to Wetland A will be dispersed 
and allowed to drain directly to it.  The reviewer is directed to Figure 2-1 which depicts the 
specific areas routed to Wetland A and the difference in flows between pre- and post-
developed conditions flowing to the wetland.  As seen in the figure, the additional flow 
conveyed to Wetland A will not adversely affect it.  Runoff from these roof areas will bypass 
the detention vault and no flow control is provided for the runoff.  To compensate for this 
uncontrolled runoff, runoff from a similar existing area is routed to the detention vault.  In 
this case, flows from the Lakemont Boulevard pavement are detained.  This area trade is 
explained further in Section 5 of this report. 
 
Site wetlands have been delineated adjacent to the streams on the property.  Talasea 
Consultants provided an in-depth review of the wetlands and other critical areas; consult 
that report for additional information. 
 
Minimum Requirement #9:  Operation and Maintenance:  
An operation and Maintenance (O&M) Manual will be developed as part of the final 
engineering submittal.   
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SECTION 3:  OFFSITE ANALYSIS 
 

Downstream Resource Review: 
The following resources were reviewed in preparation of this report.   
 

• Site Survey 

• FEMA – Flood Insurance Rate Map (FIRM #53033C0667 F) 

• FEMA Flood Insurance Rate (FIRM) Map 53033C0667 F, dated May 16, 1995, was 
reviewed.  The project site is located within Zone X, with no flood areas identified on 
the site.  See FIRM map included at the end of this section. 

• Geotechnical Report by Geotech Consultants, Inc. January 19, 2016 

• Coal Mine Hazard Assessment and Ground Proofing Program by Icicle Creek 
Engineers, Inc. August 2, 2016. 

 
Downstream Investigation: 

 

Figure 3-1:  Downstream Map 
 
 
The site lies within the Coal Creek Drainage Basin and proposes to route stormwater to a 
vault on-site before controlled discharge to Coal Creek.  Coal Creek discharges into Lake 
Washington approximate 4.25 miles downstream of the site. 
 
Field Inspection: 
The field investigation was conducted on September 26, 2016.  The weather was mostly 
sunny with a temperature of 68 degrees under dry conditions.  The existing site generally 
slopes from the northeast to the southwest.  Storm drainage sheet flows southwesterly 

 

DSD - 000764



 

6 

through grass and forested land before entering Coal Creek and flowing northwest towards 
Lake Washington.  
 
The proposed site development will not produce backwater effects upstream of the site and 
therefore the upstream area has been excluded from this analysis. 
 
The existing site was not observed to have a piped conveyance system.  Storm runoff 
generated from the site appears to sheet flow towards the nearby stream.  Runoff is 
collected along the side of the trail and flows through piped culverts that discharge into the 
stream.  No signs of erosion were observed on-site or between the site and the stream.  
The stream was observed for approximately ¼ mile downstream.  The stream was dry 
during the field inspection and water was only encountered after the waterfall from another 
stream.  Due to signs of erosion in the stream bed, outfall protection will be utilized where 
the pipe from the vault connects to the stream. 
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SECTION 4:  LID AND ON-SITE STORMWATER MANAGEMENT STRATEGIES 
 
Section 4 expands on project conformance with Minimum Requirement 1 (Preparation of 
Stormwater Site Plan) and Minimum Requirement 5 (On-Site Stormwater Management).  
These are combined because the requirement for designing with Low Impact Development 
(LID) strategies is imposed through both Minimum Requirements 1 and 5.   
 
This discussion follows the general outline contained in SSWES Chapter D6.  We also 
relied on the Department of Ecology Low Impact Development Manual for Puget Sound 
(LID Manual) in considering certain aspects site planning and design.  
 
A. Tier #1 – Minimize Runoff Generation 

The first priority in managing stormwater runoff on-site is to minimize the amount of 
stormwater runoff that is generated.  The project has evaluated Tier 1 BMPs in the order 
presented in Table 6.1 of the 2016 SWES and has implemented all Tier 1 techniques that 
are applicable to the site without causing erosion or flooding on-site or downstream. 

 
Smart Site Design 

The Smart Site Design goals are best described by the LID Manual.  Specifically, the Park 
Pointe site planning effort adheres to the specific LID opportunities for new suburban 
development outlined in Section 3.2 of the LID manual including: 
 
Section 3.2.1 Roads, Driveways and Parking – The proposed development layout 
minimizes impervious surface – a primary goal of Smart Site Design – by: 

• Reducing the overall roadway length when compared to a conventional subdivision 
by eliminating lengthy cul-de-sacs. 

• Reducing road widths relative to conventional road standards (Road B is 20 feet 
wide versus a conventional 22- or 24-foot section). 

• Reducing typical driveway lengths (only half the homes are expected to provide 
driveway parking). 

• Minimizing the amount of on-street parking.  Only 5 on-street parking spaces are 
provided for the 35 homes. 

• Sidewalks are located strategically to reflect expected pedestrian movement instead 
of prescriptive standards that frequently require walks on both side of a street. 

 
These planning efforts reduce the transportation system’s impervious area by roughly 20% 
compared with conventional road and driveway layouts. 
 
Section 3.2.2 Building Design – House choice greatly affects the overall development 
impact.  Par Pointe reduces these impacts through the following: 

• Comparatively modest house size  

• Selecting house designs that are better suited to increased density when compared 
to conventional suburban housing stock.  
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Preserve Native Vegetation 

Approximately half the overall site will remain undeveloped.  This includes enhancing native 
vegetation within critical areas buffers.  
 
Full Dispersion or Full Infiltration 

Neither full dispersion nor full infiltration are practical on this site to natural constraints.   

• Full infiltration is infeasible on the site due to the site being underlain by soils with 
low permeability and high groundwater.  Only limited infiltration is anticipated. 

• Full dispersion is not feasible.  This BMP requires dispersion through a vegetative 
flow path that must be comprised of (a) native vegetation, (b) minimum length, and 
(c) maximum slope.  The site topography does not offer an adequate flow path 
between the discharge point and receiving water.  

 
Amended Soils 

The soil within all developed pervious areas will be amended to meet the specifications of 
BMP T5.13, Post-Construction Soil Quality and Depth.  This includes landscaped areas, 
grass lawns, as well as those stream and wetland buffers where plantings are proposed for 
enhancement and mitigation. 
 
B. Tier #2 Retain Runoff On-site 

The following Tier 2 BMPs must be evaluated for implementation in the order presented to 
retain runoff generated by the project.  All runoff from impervious surfaces should be 
managed with at least one of the BMPs from Table 6.2A of the SSWES as site conditions 
allow, without causing erosion or flooding on-site or downstream.  Natural Drainage 
Practices (NDPs) may be substituted for the required roof downspout controls and 
dispersion BMPs or used in addition to those required BMPs wherever site conditions allow 
and design criteria can be met (Table 6.2B).  
 
The Required Tier 2 On-site stormwater management BMPs have been evaluated for 
feasibility on the project.   
 
Roof downspout infiltration 

Direct roof-to-infiltration is not proposed for two reasons: 

• The overall density of the development lacks the physical space to accommodate 
setbacks to infiltration trenches or drywells. 

• Infiltration capacity is restricted because the site is underlain with soils with limited 
permeability and high groundwater. 

 
Roof Downspout Dispersion – Splash Blocks or Pop-up Drainage Emitter 

Roof runoff from parts of all houses will discharge to splash blocks.  From there, a number 
of alternative flow paths are depicted on Plan Sheet E4 including: 

• Roof/downspout to dispersion through stream and wetland buffer.  The direct 
discharge is necessary to maintain hydrology and runoff patterns to critical areas. 
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• Roof/downspout dispersion to developed site with splash-blocks.  Portions of five 
houses discharge directly to lawn/landscape before draining to the impervious 
paved roadway. 

• Roof/downspout dispersion to pervious pavement.  Splash-blocks discharge 
adjacent to the proposed pervious pavement.  We recognize that the native soils 
below the permeable pavement offer limited infiltration.  However, the intent of the 
BMP is not complete infiltration, but rather to retain as much rainfall on site as 
practical while attenuating overall runoff peaks and volumes.   

•  Roof/downspout dispersion to bioretention swale.  Where physical space permits, 
narrow bioretention swales are proposed between houses to further slow runoff. 

 
All of the above BMPs are identified as allowable alternatives with the exception of the 
required discharges to critical areas. 
 
C. Natural Drainage Practices used in conjunction with Tier 2 BMPs 

Natural Drainage Practices in Table 6.2B of the 2016 SWES have been evaluated and 
utilized for this project in concert with the BMPs previously evaluated.  All are shown on 
Sheet E4 of the engineering plans. 
 
Bioretention  

Six narrow bioretention swales have been designed to collect limited amounts of roof 
runoff.  The design of this facility adheres to the requirements listed in SSWES Section D6-
03.2A1.  To avoid prolonged ponding during the winter, the swales will be equipped with 
underdrains. 
 
Pervious Pavement 

Pervious pavement will be used on the property and will be connected to the detention 
vault.  The design of this facility adheres to the requirements listed in SSWES Section D6-
03.2B.  An underdrain system will be provided to accept water in excess of the soil’s 
infiltration capacity. 
 
Rain Recycling 

A below grade cistern will accept roof runoff from house numbers 17, 18 and 19.  This 
runoff will be routed to a below grade cistern that will provide water for pea patch gardeners 
with an overflow to the detention vault west of the lots. 
 
Vegetated Roofs 

Consideration not required as all roof runoff addressed through lower tier BMPs. 
 
Reverse Slope Sidewalks 

Topography constraints preclude extensive consideration.  BMP not practical where walk is 
adjacent to retaining walls.  Other sidewalks are not adjacent to down-gradient vegetated 
areas (i.e. adjacent ground drains onto walk rather than away from walk).  BMP deemed 
impractical. 
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Minimal Excavation Foundation Systems 

The extensive site grading needed to achieve the design grades throughout the site 
severely limits the number of houses where this BMP can be used because mass grading 
will disturb the native soil profile.  Additional constraints imposed by this BMP are not 
understood at this preliminary project stage (e.g. viability of pile foundations with proposed 
buildings).  BMP not considered further at this time. 
 
D. Tier 3 – Infiltrate or Disperse Runoff Prior to Discharge 

After evaluating and implementing all possible techniques and BMPs from Tiers 1 and 2, 
the following techniques must be implemented in the order presented below and used to 
infiltrate or disperse as much of the remaining runoff as possible, as site conditions allow, 
without causing flooding or erosion. 
 
Perforated Stub-Out Connections  

Roof runoff previously addressed through lower tier BMPs. 
 
Dispersion Trenches  

Topographical constraints preclude the implementation of dispersion trenches.  Runoff from 
the detention vault was once designed to discharge to a dispersion trench upslope from 
Coal Creek, but it was ultimately decided infeasible due to existing slopes.   
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SECTION 5:  FLOW CONTROL AND WATER QUALITY ANALYSIS AND DESIGN 
 
A. Hydrologic Analysis 

The drainage analysis for detention and water quality sizing was performed following 
SSWES requirements.  Per the Geotechnical Engineering Study provided by Geotech 
Consultants, Inc., the site is underlain with glacial till with very low permeability. 
 
Pre-developed Conditions 

The subject property is approximately 12.29 acres with a disturbed area of 6.37 acres.  This 
analysis is confined to the disturbed area.  The existing property is developed with two 
single-family houses.  
 
Runoff from the site naturally sheet flows to the southwest into Coal Creek and eventually 
flows into Lake Washington.  Pre-developed conditions for the entire project site were 
analyzed based on historic forested conditions.  See Pre-developed Conditions in Table 1. 
 
 

Table 1 – Pre-developed conditions land use 
 

Site Basin Area 

Land Use 
Area 

(SF) (Acre) 

Forested 277,314 6.366 

   

Total 277,314 6.366 

 
 
Developed Conditions 

Proposed development of the property will include construction of 35 single-family 
residences, driveways, sidewalks, landscaping, stormwater flow control facilities, and 
underground utilities. 
 
All proposed impervious areas were measured from the proposed site plan and include 
disturbed area within the ROW.  These areas are depicted and tabulated in Figure 4-1. 
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Table 2 – Developed conditions land use 

 

Site Basin Area 

Land Use 
Area Impervious Pervious 

(SF) (Acre) (SF) (Acre) (SF) (Acre) 

Total 277,314 6.37 137,900 3.16 139,414 3.21 

 
The area tributary to the proposed stormwater vault has changed from the initial report 
draft.  We altered the overall boundary in response to the site redesign, and also included 
the existing pavement within Lakemont Boulevard that drains to the new conveyance 
system.  This 11,900 square feet of additional paved area cannot be separated from the 
site runoff due to topographic constraints.   
 
To prevent oversizing the detention vault, runoff from an equal quantity of new impervious 
surface can be diverted away from the detention vault.  We achieved this area trade by 
diverting runoff from 9,510 square feet of roof area to the critical area buffers adjacent to 
the buildings.  The reviewer is directed to plan sheet E4 for the location of the specific roof 
areas.  An additional area trade comes from the far south end of the proposed Lakemont 
Boulevard improvements where 1,050 square feet of new sidewalk and pavement are 
located at an elevation that will not drain to the detention vault.   
 
The total area trade involves (a) 10,560 square feet of new impervious area requiring 
detention that bypasses the vault, and (b) 11,900 square feet of existing pavement from 
Lakemont Boulevard that does not require flow control, but is nonetheless diverted to the 
detention vault.  See Figure 4-1 for a graphical depiction. 
 
B. Water Quality Calculations 

Per Table 2.1 of the 2016 SSWES, projects in which the total pollution generating 
impervious surface (PGIS) is 5,000 square feet or more in a threshold discharge area are 
required to provide water quality.  The developed site is proposing approximately 59,748 sf 
of PGIS (see Figure 4-2 and Table 3 below), therefore, water quality is required. 
 

Table 3 – PGIS areas 

 

Site Basin Area 

Land Use 
Impervious 

(SF) (Acre) 

Road 30,378 0.70 

Driveways 22,493 0.52 

ROW Road 6,877 0.16 

 
Water quality is provided by Contech StormFilters at the outflow of the vault.  A preliminary 
sizing by Contech requires five 27-inch cartridges to provide basic water quality.  The 
calculation to determine the number of cartridges required have been dictated by mass-
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loading criteria, because the significance of the PGIS area is greater than the detained 
flows out of the vault. 
 
C. Detention Calculations 

Per Table 2.2 of the SSWES, flow control facilities are required for projects that have more 
than 10,000 sf of effective impervious area.  According to Table 2 of this report, this project 
proposes approximately 137,900 sf of effective impervious area.  Because the project’s 
effective impervious area is more than 10,000 sf, this project is required to provide flow 
control.   
 
The Site revisions eliminated the interconnected flow-through bioretention planters and 
modified the quantity of pervious and impervious areas.  As a result, the detention system 
was re-modeled to arrive at an accurate understanding of flows and volumes.  The flow 
control standard requires matching developed discharge durations to predeveloped levels 
over a range of flows between 50% of the 2-year peak flow up to the full 50-year peak flow.  
The LID standard which extends the range of predeveloped rates down to 8% of the 2-year 
peak is not used.  Software output contained in the initial draft of the report displayed 
included these results and indicated the vault did not meet the LID standard.  This was 
mistakenly interpreted to imply the proposed BMPs we inadequate.  This software modeling 
results were corrected to eliminate this source of confusion. 
 
On-Site Stormwater Management BMPs reduce runoff intensity, duration, and volume.  
SSWES Section D6-03.3 quantifies the benefits by providing Flow Control or Sizing 
Credits.  The results are typically a reduction in the overall detention volume.  To simplify 
modeling and provide a margin of safety, the flow control credit for the bioretention swales 
and the rain recycling was not included in the modeling.  The lone BMP considered in the 
simulation was the limited infiltration available through the pervious pavement.  We 
anticipate the final engineering will consider all BMPs. 
 
The vault calculations in Appendix A indicate the vault stores 92,400 cubic feet at the riser 
with one foot of freeboard. 
 
SECTION 6:  CONVEYANCE SYSTEM ANALYSIS AND DESIGN 
 
The Site revisions eliminated the stormwater discharge to the existing 24-inch culvert on 
the southeast corner of the site. Therefore, conveyance calculations have been removed as 
well as the previously submitted Figure 6-1 indicating the tributary area to the existing 
culvert. Conveyance calculations for onsite storm pipes will be performed and included with 
the final engineering design. 
 
SECTION 7:  SPECIAL REPORTS AND STUDIES 
 
The PUD application package includes reports discussing geotechnical site conditions, the 
existing mine hazard critical area, and streams and wetlands. 
 
The report amendment includes a memorandum summarizing slope stability responding to 
the initial application review comments. 
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SECTION 8:  OTHER PERMITS 
 
Additional permits anticipated for this project include: 

• City of Bellevue: 

o Right-Of-Way Use Permit 

o Utility Extension Permit 

o Clearing and Grading Permit 

o Building Permits 

• Washington State Department of Fish & Wildlife 

o Hydraulic Project Approval for working within stream (storm outfall) 

• Washington State Department of Ecology 

o Coverage under the Construction Stormwater General Permit (construction 
site erosion control) 

 
SECTION 9:  CSWPPP ANALYSIS AND DESIGN 
 
Detailed TESC calculations and CSWPPP Long Form will be included in final engineering 
design. 
 
SECTION 10:  BOND QUANTITIES, FACILITY SUMMARIES, AND DECLARATION OF 
COVENANT 
 
An engineering cost estimate will be provided prior to final engineering approval for this 
project. 
 
SECTION 11:  OPERATION AND MAINTENANCE MANUAL 
 
An Operations and Maintenance Manual will be included with the final engineering design. 
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———————————————————————————————
—— 

MGS FLOOD 
PROJECT REPORT 

 
Program Version: MGSFlood 4.50 
Program License Number: 201610006 
Project Simulation Performed on: 11/09/2020 4:35 PM 
Report Generation Date: 11/09/2020 4:36 PM 

 ———————————————————————————————
—— 

 
Input File Name:  PUD Vault Sizing 15min.fld 
Project Name:     Lakemont 
Analysis Title:     Detention Sizing 
Comments:          
———————————————— PRECIPITATION INPUT ———————————————— 
 
Computational Time Step (Minutes):  15 
 
Extended Precipitation Time Series Selected 
Climatic Region Number:  19 
 
Full Period of Record Available used for Routing 
Precipitation Station :   96005605 Puget East 56 in_5min 10/01/1939-10/01/2097 
Evaporation Station   :   961056 Puget East 56 in MAP 
Evaporation Scale Factor   :  0.750 
 
HSPF Parameter Region Number:  1 
HSPF Parameter Region Name  :  USGS Default 
 
 ********** Default HSPF Parameters Used (Not Modified by User) *************** 
 
 
********************** WATERSHED DEFINITION *********************** 
 
    Predevelopment/Post Development Tributary Area Summary 
      Predeveloped        Post Developed 
 Total Subbasin Area (acres)       6.370      6.370 
 Area of Links that Include Precip/Evap (acres)      0.000      0.000 
 Total (acres)         6.370      6.370 
 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Subbasins:  1 
 
 
 ---------- Subbasin : PREDEV ----------  
                     -------Area (Acres) -------- 
Till Forest   6.370 
---------------------------------------------- 
Subbasin Total   6.370 
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----------------------SCENARIO: POSTDEVELOPED 
Number of Subbasins:  1 
 
 
 ---------- Subbasin : POST DEV ----------  
                     -------Area (Acres) -------- 
Till Grass   3.210 
Impervious   3.160 
---------------------------------------------- 
Subbasin Total   6.370 
 
 
 
************************* LINK DATA ******************************* 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Links:  0 
 
 
************************* LINK DATA ******************************* 
 
----------------------SCENARIO: POSTDEVELOPED 
Number of Links:  1 
 
 
------------------------------------------ 
Link Name: DET VAULT                                                    
Link Type:  Structure 
Downstream Link: None 
 
Prismatic Pond Option Used 
Pond Floor Elevation (ft)  :    616.00 
Riser Crest Elevation (ft)  :    627.00 
Max Pond Elevation (ft)  :    627.50 
Storage Depth (ft)  :    11.00 
Pond Bottom Length (ft)  :     120.0 
Pond Bottom Width (ft)  :     70.0 
Pond Side Slopes (ft/ft)  : L1= 0.00   L2= 0.00  W1= 0.00  W2= 0.00 
Bottom Area (sq-ft)  :    8400. 
Area at Riser Crest El (sq-ft) :    8,400. 
   (acres) :     0.193 
Volume at Riser Crest (cu-ft) :    92,400. 
   (ac-ft) :    2.121 
Area at Max Elevation  (sq-ft) :    8400. 
   (acres) :     0.193 
Vol at Max Elevation  (cu-ft) :   96,600. 
   (ac-ft) :    2.218 
 
Massmann Infiltration Option Used 
Hydraulic Conductivity (in/hr) :  0.00 
Massmann Regression Used to Estimate Hydralic Gradient 
Depth to Water Table (ft)  : 100.00 
Bio-Fouling Potential  : Low 
Maintenance   : Average or Better 
 
Riser Geometry 
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Riser Structure Type  : Circular 
Riser Diameter (in)  : 18.00 
Common Length (ft)  : 0.000 
Riser Crest Elevation  : 627.00 ft 
 
 Hydraulic Structure Geometry   
 
Number of Devices:    3 
 
      ---Device Number   1 --- 
Device Type  :  Circular Orifice  
Control Elevation (ft) :  616.00 
Diameter (in)  :  1.42 
Orientation   : Horizontal 
Elbow    : No 
 
      ---Device Number   2 --- 
Device Type  :  Circular Orifice  
Control Elevation (ft) :  622.50 
Diameter (in)  :  1.90 
Orientation   : Horizontal 
Elbow    : No 
 
      ---Device Number   3 --- 
Device Type  :  Circular Orifice  
Control Elevation (ft) :  623.80 
Diameter (in)  :  1.20 
Orientation   : Horizontal 
Elbow    : Yes 
 
 
-------------------------------------------------------------- 
Structure Stage, Storage Discharge Tables 
 
Link: Lnk2  DET VAULT                                                    
 Elev  Storage  Discharge Infilt Discharge 
 (ft)  (ac-ft)    (cfs)   (cfs) 
--------------------------------------------------------------------------------------- 
616.000   0.000   0.000   0.000  
616.035  6.744E-03  0.010   0.000  
616.070  1.349E-02  0.014   0.000  
616.140  2.699E-02  0.020   0.000  
616.280  5.399E-02  0.028   0.000  
616.420  8.099E-02  0.035   0.000  
616.560   0.108   0.040   0.000  
616.700   0.135   0.045   0.000  
616.840   0.162   0.049   0.000  
616.980   0.189   0.053   0.000  
617.120   0.216   0.057   0.000  
617.260   0.243   0.060   0.000  
617.400   0.270   0.064   0.000  
617.540   0.297   0.067   0.000  
617.680   0.324   0.070   0.000  
617.820   0.351   0.073   0.000  
617.960   0.378   0.075   0.000  
618.100   0.405   0.078   0.000  
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618.240   0.432   0.081   0.000  
618.380   0.459   0.083   0.000  
618.520   0.486   0.085   0.000  
618.660   0.513   0.088   0.000  
618.800   0.540   0.090   0.000  
618.940   0.567   0.092   0.000  
619.080   0.594   0.094   0.000  
619.220   0.621   0.097   0.000  
619.360   0.648   0.099   0.000  
619.500   0.675   0.101   0.000  
619.640   0.702   0.103   0.000  
619.780   0.729   0.105   0.000  
619.920   0.756   0.107   0.000  
620.060   0.783   0.108   0.000  
620.200   0.810   0.110   0.000  
620.340   0.837   0.112   0.000  
620.480   0.864   0.114   0.000  
620.620   0.891   0.116   0.000  
620.760   0.918   0.117   0.000  
620.901   0.945   0.119   0.000  
621.041   0.972   0.121   0.000  
621.181   0.999   0.122   0.000  
621.321   1.026   0.124   0.000  
621.461   1.053   0.126   0.000  
621.601   1.080   0.127   0.000  
621.741   1.107   0.129   0.000  
621.881   1.134   0.130   0.000  
622.021   1.161   0.132   0.000  
622.161   1.188   0.134   0.000  
622.301   1.215   0.135   0.000  
622.351   1.225   0.136   0.000  
622.400   1.234   0.136   0.000  
622.450   1.244   0.137   0.000  
622.500   1.253   0.137   0.000  
622.535   1.260   0.156   0.000  
622.570   1.267   0.163   0.000  
622.605   1.274   0.169   0.000  
622.640   1.280   0.175   0.000  
622.780   1.307   0.191   0.000  
622.920   1.334   0.204   0.000  
623.060   1.361   0.215   0.000  
623.200   1.388   0.225   0.000  
623.340   1.415   0.234   0.000  
623.480   1.442   0.243   0.000  
623.620   1.469   0.250   0.000  
623.665   1.478   0.253   0.000  
623.710   1.487   0.255   0.000  
623.755   1.495   0.258   0.000  
623.800   1.504   0.260   0.000  
623.835   1.511   0.269   0.000  
623.870   1.518   0.273   0.000  
623.905   1.524   0.277   0.000  
623.940   1.531   0.281   0.000  
624.080   1.558   0.293   0.000  
624.220   1.585   0.304   0.000  
624.360   1.612   0.314   0.000  
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624.500   1.639   0.324   0.000  
624.640   1.666   0.333   0.000  
624.780   1.693   0.341   0.000  
624.920   1.720   0.349   0.000  
625.060   1.747   0.357   0.000  
625.200   1.774   0.365   0.000  
625.340   1.801   0.372   0.000  
625.480   1.828   0.379   0.000  
625.620   1.855   0.386   0.000  
625.760   1.882   0.393   0.000  
625.900   1.909   0.400   0.000  
626.040   1.936   0.406   0.000  
626.180   1.963   0.413   0.000  
626.320   1.990   0.419   0.000  
626.460   2.017   0.425   0.000  
626.600   2.044   0.431   0.000  
626.740   2.071   0.437   0.000  
626.880   2.098   0.443   0.000  
627.020   2.125   0.495   0.000  
627.160   2.152   1.468   0.000  
627.300   2.179   2.964   0.000  
627.440   2.206   4.526   0.000  
627.580   2.233   5.745   0.000  
627.720   2.260   6.444   0.000  
627.860   2.287   7.055   0.000  
628.000   2.314   7.575   0.000  
 
 
**********************FLOOD FREQUENCY AND DURATION STATISTICS******************* 
 
----------------------SCENARIO: PREDEVELOPED 
Number of Subbasins:  1 
Number of Links:  0 
 
 
----------------------SCENARIO: POSTDEVELOPED 
Number of Subbasins:  1 
Number of Links:  1 
 
 
********** Link: DET VAULT                                                    **********    Link WSEL Stats 
Annual Maxima WSEL   
Max Date  WSEL (ft)  
====================================== 
12/07/1939  622.547 
01/18/1941  620.007 
12/20/1941  621.168 
11/23/1942  622.578 
10/17/1943  618.473 
02/07/1945  622.880 
02/06/1946  620.231 
11/23/1946  621.539 
10/19/1947  623.019 
02/23/1949  621.291 
01/22/1950  623.027 
02/09/1951  624.311 
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10/03/1951  619.548 
01/12/1953  622.964 
01/06/1954  621.298 
11/19/1954  619.995 
01/06/1956  623.745 
02/26/1957  622.532 
01/17/1958  621.812 
01/13/1959  623.323 
11/21/1959  622.971 
11/24/1960  623.268 
12/21/1961  619.983 
02/04/1963  620.337 
11/15/1963  620.410 
12/01/1964  621.546 
12/29/1965  621.379 
12/16/1966  622.729 
01/20/1968  620.946 
12/11/1968  621.838 
01/27/1970  622.944 
12/07/1970  622.265 
03/05/1972  624.643 
12/23/1972  623.977 
01/18/1974  622.355 
12/27/1974  620.868 
12/04/1975  621.613 
08/26/1977  619.261 
12/15/1977  623.488 
03/05/1979  619.063 
12/18/1979  626.001 
12/30/1980  621.858 
10/06/1981  624.772 
01/08/1983  622.370 
03/21/1984  619.438 
11/04/1984  620.285 
01/19/1986  623.362 
11/24/1986  625.116 
04/06/1988  620.868 
04/06/1989  620.727 
01/09/1990  626.888 
04/05/1991  625.067 
01/31/1992  623.338 
03/23/1993  619.351 
03/03/1994  619.820 
12/27/1994  622.662 
02/09/1996  627.052 
01/02/1997  625.374 
10/08/1997  619.577 
11/26/1998  625.250 
03/29/2000  621.278 
05/05/2001  620.599 
11/15/2001  620.224 
03/31/2003  624.505 
10/24/2003  621.678 
02/08/2005  620.145 
11/28/2005  622.689 
11/27/2006  621.259 
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01/07/2008  622.723 
02/18/2009  624.981 
01/10/2010  622.556 
11/17/2010  624.699 
10/02/2011  621.168 
01/20/2013  626.161 
01/29/2014  621.846 
03/30/2015  620.207 
01/06/2016  623.964 
11/01/2016  620.842 
01/31/2018  621.453 
01/12/2019  622.983 
03/31/2020  620.150 
02/11/2021  623.989 
12/21/2021  621.412 
03/31/2023  622.502 
01/25/2024  622.342 
12/22/2024  625.210 
01/03/2026  623.362 
01/29/2027  621.306 
02/21/2028  622.631 
12/11/2028  621.404 
01/22/2030  623.739 
12/31/2030  621.867 
01/21/2032  623.241 
12/23/2032  621.753 
01/16/2034  625.954 
02/20/2035  620.450 
02/27/2036  622.003 
03/09/2037  619.618 
12/15/2037  622.594 
12/01/2038  619.311 
01/14/2040  621.777 
12/26/2040  622.734 
04/15/2042  622.482 
02/23/2043  621.603 
03/21/2044  620.863 
02/11/2045  622.508 
02/18/2046  622.098 
02/02/2047  620.891 
12/04/2047  623.157 
03/18/2049  620.326 
12/05/2049  620.955 
04/09/2051  620.596 
02/22/2052  619.468 
06/05/2053  619.972 
12/11/2053  620.185 
11/01/2054  624.210 
02/08/2056  627.019 
11/19/2056  625.701 
05/21/2058  622.103 
12/02/2058  623.395 
01/23/2060  620.186 
10/27/2060  622.615 
01/03/2062  620.853 
01/01/2063  622.482 
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12/23/2063  624.231 
12/02/2064  621.245 
01/13/2066  619.284 
12/17/2066  622.982 
01/20/2068  623.509 
09/23/2069  619.708 
12/14/2069  620.143 
02/14/2071  619.545 
11/04/2071  620.583 
12/25/2072  627.082 
12/16/2073  622.357 
11/20/2074  619.420 
10/17/2075  623.175 
08/26/2077  618.763 
12/02/2077  620.782 
02/25/2079  619.896 
12/17/2079  626.800 
11/21/2080  623.635 
02/15/2082  623.599 
02/20/2083  623.159 
11/26/2083  623.960 
12/14/2084  621.182 
01/19/2086  621.446 
11/23/2086  622.544 
12/10/2087  620.433 
11/05/2088  623.012 
11/10/2089  621.739 
12/09/2090  624.259 
01/31/2092  624.454 
03/23/2093  619.432 
12/14/2093  619.520 
12/27/2094  621.245 
12/15/2095  622.798 
03/19/2097  623.081 
 
Ranked Annual Maxima Water Surface Elevation (ft)  
Tr (Years) WSEL (ft)  
============================== 
 1.004  618.473 
 1.010  618.763 
 1.016  619.063 
 1.023  619.261 
 1.030  619.284 
 1.036  619.311 
 1.043  619.351 
 1.050  619.420 
 1.057  619.432 
 1.064  619.438 
 1.072  619.468 
 1.079  619.520 
 1.086  619.545 
 1.094  619.548 
 1.101  619.577 
 1.109  619.618 
 1.117  619.708 
 1.125  619.820 
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 1.133  619.896 
 1.141  619.972 
 1.149  619.983 
 1.158  619.995 
 1.166  620.007 
 1.175  620.143 
 1.184  620.145 
 1.193  620.150 
 1.202  620.185 
 1.211  620.186 
 1.220  620.207 
 1.230  620.224 
 1.240  620.231 
 1.249  620.285 
 1.259  620.326 
 1.269  620.337 
 1.280  620.410 
 1.290  620.433 
 1.301  620.450 
 1.312  620.583 
 1.323  620.596 
 1.334  620.599 
 1.345  620.727 
 1.357  620.782 
 1.368  620.842 
 1.380  620.853 
 1.392  620.863 
 1.405  620.868 
 1.417  620.868 
 1.430  620.891 
 1.443  620.946 
 1.457  620.955 
 1.470  621.168 
 1.484  621.168 
 1.498  621.182 
 1.512  621.245 
 1.527  621.245 
 1.542  621.259 
 1.557  621.278 
 1.572  621.291 
 1.588  621.298 
 1.604  621.306 
 1.621  621.379 
 1.638  621.404 
 1.655  621.412 
 1.672  621.446 
 1.690  621.453 
 1.708  621.539 
 1.727  621.546 
 1.746  621.603 
 1.766  621.613 
 1.785  621.678 
 1.806  621.739 
 1.827  621.753 
 1.848  621.777 
 1.870  621.812 

DSD - 000789



 

 

 1.892  621.838 
 1.915  621.846 
 1.939  621.858 
 1.963  621.867 
 1.987  622.003 
 2.013  622.098 
 2.039  622.103 
 2.065  622.265 
 2.093  622.342 
 2.121  622.355 
 2.150  622.357 
 2.179  622.370 
 2.210  622.482 
 2.241  622.482 
 2.273  622.502 
 2.306  622.508 
 2.340  622.532 
 2.376  622.544 
 2.412  622.547 
 2.449  622.556 
 2.488  622.578 
 2.527  622.594 
 2.569  622.615 
 2.611  622.631 
 2.655  622.662 
 2.700  622.689 
 2.747  622.723 
 2.796  622.729 
 2.846  622.734 
 2.898  622.798 
 2.952  622.880 
 3.008  622.944 
 3.067  622.964 
 3.127  622.971 
 3.190  622.982 
 3.256  622.983 
 3.325  623.012 
 3.396  623.019 
 3.471  623.027 
 3.548  623.081 
 3.630  623.157 
 3.715  623.159 
 3.805  623.175 
 3.898  623.241 
 3.997  623.268 
 4.101  623.323 
 4.210  623.338 
 4.325  623.362 
 4.447  623.362 
 4.575  623.395 
 4.712  623.488 
 4.856  623.509 
 5.010  623.599 
 5.174  623.635 
 5.349  623.739 
 5.536  623.745 
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 5.737  623.960 
 5.953  623.964 
 6.186  623.977 
 6.438  623.989 
 6.711  624.210 
 7.009  624.231 
 7.334  624.259 
 7.691  624.311 
 8.084  624.454 
 8.519  624.505 
 9.005  624.643 
 9.548  624.699 
 10.162  624.772 
 10.860  624.981 
 11.661  625.067 
 12.589  625.116 
 13.678  625.210 
 14.973  625.250 
 16.540  625.374 
 18.472  625.701 
 20.915  625.954 
 24.104  626.001 
 28.439  626.161 
 34.675  626.800 
 44.416  626.888 
 61.766  627.019 
 101.359  627.052 
 282.357  627.082 
 
 WSEL Frequency Data(ft) 
 (Recurrence Interval Computed Using Gringorten Plotting Position) 
Tr (yrs)        WSEL Peak (ft) 
====================================== 
   1.05-Year 619.424 
   1.11-Year 619.641 
   1.25-Year 620.287 
   2.00-Year 622.051 
   3.33-Year 623.013 
      5-Year 623.593 
     10-Year 624.753 
     25-Year 626.037 
     50-Year 626.935 
   100-Year 627.051 
 
 
 
 ***********Groundwater Recharge Summary *************  
Recharge is computed as input to Perlnd Groundwater Plus Infiltration in Structures 
 
               Total Predeveloped Recharge During Simulation 
Model Element                         Recharge Amount (ac-ft) 
----------------------------------------------------------------------------------------------- 
Subbasin: PREDEV               1494.548 
_____________________________________ 
Total:                                   1494.548 
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             Total Post Developed Recharge During Simulation 
Model Element                         Recharge Amount (ac-ft) 
----------------------------------------------------------------------------------------------- 
Subbasin: POST DEV             469.767 
Link:     DET VAULT            0.000 
_____________________________________ 
Total:                                       469.767 
 
Total Predevelopment Recharge is Greater than Post Developed 
Average Recharge Per Year, (Number of Years= 158) 
Predeveloped:   9.459 ac-ft/year,  Post Developed:   2.973 ac-ft/year 
 
 ***********Water Quality Facility Data *************  
 
----------------------SCENARIO: PREDEVELOPED 
 
Number of Links:  0 
 
 
----------------------SCENARIO: POSTDEVELOPED 
 
Number of Links:  1 
 
 
********** Link: DET VAULT                                                    ********** 
 
 Basic Wet Pond Volume (91% Exceedance):  24120. cu-ft 
 Computed Large Wet Pond Volume, 1.5*Basic Volume:  36180. cu-ft 
 
 
 Infiltration/Filtration Statistics-------------------- 
 Inflow Volume (ac-ft):  3333.55 
 Inflow Volume Including PPT-Evap (ac-ft):  3333.55 
 Total Runoff Infiltrated (ac-ft):  0.00,  0.00% 
 Total Runoff Filtered (ac-ft):  0.00,  0.00% 
 Primary Outflow To Downstream System (ac-ft):  3333.21 
 Secondary Outflow To Downstream System (ac-ft):  0.00 
 Percent Treated (Infiltrated+Filtered)/Total Volume: 0.00% 
 
 
 ***********Compliance Point Results ************* 
 
Scenario Predeveloped Compliance Subbasin: PREDEV 
 
Scenario Postdeveloped Compliance Link: DET VAULT                                                    
 **Point of Compliance Annual Maxima Flow Data ** 
 
 Predevelopment Runoff    Postdevelopment Runoff 
 Date  Annual Max Q (cfs)  Date  Annual Max Q (cfs) 
------------------------------------------------------------------------------------------------------------------------------- 
05/01/1940      0.258  12/07/1939      0.158 
12/20/1940      0.176  01/18/1941      0.108 
11/24/1941      0.370  12/20/1941      0.122 
11/23/1942      0.313  11/23/1942      0.165 
01/23/1944      0.121  10/17/1943  8.460E-02 
02/07/1945      0.352  02/07/1945      0.200 
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02/05/1946      0.220  02/06/1946      0.111 
02/02/1947      0.210  11/23/1946      0.127 
03/21/1948      0.313  10/19/1947      0.212 
11/27/1948      0.234  02/23/1949      0.124 
03/03/1950      0.705  01/22/1950      0.212 
02/09/1951      0.338  02/09/1951      0.311 
01/30/1952      0.113  10/03/1951      0.101 
01/18/1953      0.185  01/12/1953      0.207 
01/22/1954      0.226  01/06/1954      0.124 
02/28/1955      0.111  11/19/1954      0.108 
01/06/1956      0.230  01/06/1956      0.257 
04/05/1957      0.258  02/26/1957      0.154 
01/16/1958      0.299  01/17/1958      0.130 
01/12/1959      0.250  01/13/1959      0.233 
01/28/1960      0.438  11/21/1959      0.208 
11/20/1960      0.236  11/24/1960      0.229 
03/04/1962      0.144  12/21/1961      0.107 
02/03/1963      0.163  02/04/1963      0.112 
01/01/1964      0.225  11/15/1963      0.113 
05/04/1965      0.556  12/01/1964      0.127 
04/11/1966      0.198  12/29/1965      0.125 
01/19/1967      0.323  12/16/1966      0.185 
02/04/1968      0.189  01/20/1968      0.120 
04/19/1969      0.242  12/11/1968      0.130 
01/14/1970      0.177  01/27/1970      0.206 
12/06/1970      0.213  12/07/1970      0.135 
02/27/1972      0.497  03/05/1972      0.333 
12/23/1972      0.217  12/23/1972      0.284 
02/19/1974      0.249  01/18/1974      0.136 
12/27/1974      0.340  12/27/1974      0.119 
12/03/1975      0.214  12/04/1975      0.127 
05/31/1977      0.131  08/26/1977  9.716E-02 
12/15/1977      0.229  12/15/1977      0.243 
03/04/1979      0.180  03/05/1979  9.416E-02 
12/17/1979      0.351  12/18/1979      0.405 
12/26/1980      0.165  12/30/1980      0.130 
10/06/1981      0.524  10/06/1981      0.341 
01/05/1983      0.252  01/08/1983      0.136 
03/14/1984      0.216  03/21/1984  9.976E-02 
02/11/1985      0.159  11/04/1984      0.111 
01/18/1986      0.453  01/19/1986      0.235 
11/24/1986      0.423  11/24/1986      0.360 
04/06/1988      0.216  04/06/1988      0.119 
04/05/1989      0.201  04/06/1989      0.117 
01/09/1990      0.638  01/09/1990      0.446 
04/04/1991      0.778  04/05/1991      0.357 
01/27/1992      0.310  01/31/1992      0.234 
03/23/1993      0.178  03/23/1993  9.849E-02 
03/03/1994      0.152  03/03/1994      0.105 
02/19/1995      0.283  12/27/1994      0.177 
02/09/1996      0.592  02/09/1996      0.714 
01/02/1997      0.349  01/02/1997      0.374 
03/23/1998      0.148  10/08/1997      0.102 
11/04/1998      1.017  11/26/1998      0.367 
01/26/2000      0.269  03/29/2000      0.124 
05/05/2001      0.197  05/05/2001      0.115 

DSD - 000793



 

 

05/03/2002      1.009  11/15/2001      0.111 
02/06/2003      0.435  03/31/2003      0.324 
01/23/2004      0.130  10/24/2003      0.128 
02/05/2005      0.188  02/08/2005      0.110 
11/27/2005      0.255  11/28/2005      0.180 
12/14/2006      0.225  11/27/2006      0.123 
03/21/2008      0.517  01/07/2008      0.184 
02/17/2009      0.408  02/18/2009      0.353 
01/06/2010      0.521  01/10/2010      0.160 
11/17/2010      0.364  11/17/2010      0.336 
01/31/2012      0.212  10/02/2011      0.122 
01/20/2013      0.524  01/20/2013      0.412 
04/05/2014      0.252  01/29/2014      0.130 
03/30/2015      0.176  03/30/2015      0.110 
01/04/2016      0.382  01/06/2016      0.283 
06/14/2017      0.811  11/01/2016      0.118 
04/17/2018      0.351  01/31/2018      0.126 
03/30/2019      0.239  01/12/2019      0.209 
04/14/2020      0.197  03/31/2020      0.110 
02/10/2021      0.357  02/11/2021      0.285 
12/20/2021      0.216  12/21/2021      0.125 
02/02/2023      0.349  03/31/2023      0.138 
01/19/2024      0.229  01/25/2024      0.136 
12/22/2024      0.481  12/22/2024      0.365 
03/09/2026      0.233  01/03/2026      0.235 
01/28/2027      0.231  01/29/2027      0.124 
02/19/2028      0.289  02/21/2028      0.173 
12/04/2028      0.235  12/11/2028      0.125 
01/22/2030      0.270  01/22/2030      0.257 
12/30/2030      0.287  12/31/2030      0.130 
01/20/2032      0.436  01/21/2032      0.228 
03/01/2033      0.166  12/23/2032      0.129 
01/16/2034      0.441  01/16/2034      0.402 
02/19/2035      0.246  02/20/2035      0.113 
03/24/2036      0.246  02/27/2036      0.132 
03/08/2037      0.112  03/09/2037      0.102 
11/24/2037      0.226  12/15/2037      0.168 
12/11/2038      0.150  12/01/2038  9.790E-02 
01/14/2040      0.362  01/14/2040      0.129 
12/25/2040      0.262  12/26/2040      0.186 
04/15/2042      0.323  04/15/2042      0.137 
03/31/2043      0.450  02/23/2043      0.127 
06/29/2044      0.209  03/21/2044      0.119 
03/23/2045      0.220  02/11/2045      0.142 
02/16/2046      0.231  02/18/2046      0.133 
02/01/2047      0.160  02/02/2047      0.119 
06/07/2048      0.242  12/04/2047      0.222 
03/16/2049      0.161  03/18/2049      0.112 
12/04/2049      0.304  12/05/2049      0.120 
04/05/2051      0.199  04/09/2051      0.115 
04/30/2052      0.179  02/22/2052      0.100 
06/04/2053      1.977  06/05/2053      0.107 
04/08/2054      0.113  12/11/2053      0.110 
02/17/2055      0.310  11/01/2054      0.303 
02/07/2056      0.568  02/08/2056      0.494 
11/19/2056      0.702  11/19/2056      0.390 
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01/24/2058      0.397  05/21/2058      0.133 
12/28/2058      0.298  12/02/2058      0.237 
01/19/2060      0.145  01/23/2060      0.110 
10/23/2060      0.356  10/27/2060      0.171 
02/03/2062      0.990  01/03/2062      0.119 
12/30/2062      0.233  01/01/2063      0.137 
12/23/2063      0.349  12/23/2063      0.305 
11/30/2064      0.186  12/02/2064      0.123 
01/13/2066      0.132  01/13/2066  9.750E-02 
01/19/2067      0.221  12/17/2066      0.209 
01/18/2068      0.406  01/20/2068      0.244 
01/04/2069      0.148  09/23/2069      0.104 
04/09/2070      0.147  12/14/2069      0.110 
02/14/2071      0.145  02/14/2071      0.101 
11/03/2071      0.192  11/04/2071      0.115 
12/25/2072      0.510  12/25/2072      0.924 
03/16/2074      0.277  12/16/2073      0.136 
01/17/2075      0.110  11/20/2074  9.951E-02 
03/24/2076      0.257  10/17/2075      0.223 
02/12/2077  9.918E-02  08/26/2077  8.944E-02 
12/02/2077      0.157  12/02/2077      0.118 
11/03/2078      0.231  02/25/2079      0.106 
12/17/2079      0.600  12/17/2079      0.440 
11/21/2080      0.300  11/21/2080      0.251 
02/14/2082      0.329  02/15/2082      0.249 
02/12/2083      0.204  02/20/2083      0.222 
11/26/2083      0.250  11/26/2083      0.283 
12/14/2084      0.192  12/14/2084      0.122 
01/18/2086      0.256  01/19/2086      0.126 
11/23/2086      0.269  11/23/2086      0.157 
01/14/2088      0.187  12/10/2087      0.113 
11/05/2088      0.344  11/05/2088      0.211 
12/03/2089      0.161  11/10/2089      0.129 
12/04/2090      0.243  12/09/2090      0.307 
04/28/2092      0.767  01/31/2092      0.321 
03/22/2093      0.155  03/23/2093  9.967E-02 
03/02/2094      0.130  12/14/2093      0.101 
11/29/2094      0.194  12/27/2094      0.123 
11/10/2095      0.232  12/15/2095      0.193 
01/29/2097      0.422  03/19/2097      0.217 
 
****Point of Compliance Ranked Maxima Flow Data **** 
 
  Predevelopment   Postdevelopment  
 Tr (yrs)  Q (cfs)    Tr (yrs)   Q (cfs) 
------------------------------------------------------------------------------------------------------------------------------- 
 1.004  9.918E-02  1.004  8.460E-02 
 1.010      0.110  1.010  8.944E-02 
 1.016      0.111  1.016  9.416E-02 
 1.023      0.112  1.023  9.716E-02 
 1.030      0.113  1.030  9.750E-02 
 1.036      0.113  1.036  9.790E-02 
 1.043      0.121  1.043  9.849E-02 
 1.050      0.130  1.050  9.951E-02 
 1.057      0.130  1.057  9.967E-02 
 1.064      0.131  1.064  9.976E-02 
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 1.072      0.132  1.072      0.100 
 1.079      0.144  1.079      0.101 
 1.086      0.145  1.086      0.101 
 1.094      0.145  1.094      0.101 
 1.101      0.147  1.101      0.102 
 1.109      0.148  1.109      0.102 
 1.117      0.148  1.117      0.104 
 1.125      0.150  1.125      0.105 
 1.133      0.152  1.133      0.106 
 1.141      0.155  1.141      0.107 
 1.149      0.157  1.149      0.107 
 1.158      0.159  1.158      0.108 
 1.166      0.160  1.166      0.108 
 1.175      0.161  1.175      0.110 
 1.184      0.161  1.184      0.110 
 1.193      0.163  1.193      0.110 
 1.202      0.165  1.202      0.110 
 1.211      0.166  1.211      0.110 
 1.220      0.176  1.220      0.110 
 1.230      0.176  1.230      0.111 
 1.240      0.177  1.240      0.111 
 1.249      0.178  1.249      0.111 
 1.259      0.179  1.259      0.112 
 1.269      0.180  1.269      0.112 
 1.280      0.185  1.280      0.113 
 1.290      0.186  1.290      0.113 
 1.301      0.187  1.301      0.113 
 1.312      0.188  1.312      0.115 
 1.323      0.189  1.323      0.115 
 1.334      0.192  1.334      0.115 
 1.345      0.192  1.345      0.117 
 1.357      0.194  1.357      0.118 
 1.368      0.197  1.368      0.118 
 1.380      0.197  1.380      0.119 
 1.392      0.198  1.392      0.119 
 1.405      0.199  1.405      0.119 
 1.417      0.201  1.417      0.119 
 1.430      0.204  1.430      0.119 
 1.443      0.209  1.443      0.120 
 1.457      0.210  1.457      0.120 
 1.470      0.212  1.470      0.122 
 1.484      0.213  1.484      0.122 
 1.498      0.214  1.498      0.122 
 1.512      0.216  1.512      0.123 
 1.527      0.216  1.527      0.123 
 1.542      0.216  1.542      0.123 
 1.557      0.217  1.557      0.124 
 1.572      0.220  1.572      0.124 
 1.588      0.220  1.588      0.124 
 1.604      0.221  1.604      0.124 
 1.621      0.225  1.621      0.125 
 1.638      0.225  1.638      0.125 
 1.655      0.226  1.655      0.125 
 1.672      0.226  1.672      0.126 
 1.690      0.229  1.690      0.126 
 1.708      0.229  1.708      0.127 
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 1.727      0.230  1.727      0.127 
 1.746      0.231  1.746      0.127 
 1.766      0.231  1.766      0.127 
 1.785      0.231  1.785      0.128 
 1.806      0.232  1.806      0.129 
 1.827      0.233  1.827      0.129 
 1.848      0.233  1.848      0.129 
 1.870      0.234  1.870      0.130 
 1.892      0.235  1.892      0.130 
 1.915      0.236  1.915      0.130 
 1.939      0.239  1.939      0.130 
 1.963      0.242  1.963      0.130 
 1.987      0.242  1.987      0.132 
 2.013      0.243  2.013      0.133 
 2.039      0.246  2.039      0.133 
 2.065      0.246  2.065      0.135 
 2.093      0.249  2.093      0.136 
 2.121      0.250  2.121      0.136 
 2.150      0.250  2.150      0.136 
 2.179      0.252  2.179      0.136 
 2.210      0.252  2.210      0.137 
 2.241      0.255  2.241      0.137 
 2.273      0.256  2.273      0.138 
 2.306      0.257  2.306      0.142 
 2.340      0.258  2.340      0.154 
 2.376      0.258  2.376      0.157 
 2.412      0.262  2.412      0.158 
 2.449      0.269  2.449      0.160 
 2.488      0.269  2.488      0.165 
 2.527      0.270  2.527      0.168 
 2.569      0.277  2.569      0.171 
 2.611      0.283  2.611      0.173 
 2.655      0.287  2.655      0.177 
 2.700      0.289  2.700      0.180 
 2.747      0.298  2.747      0.184 
 2.796      0.299  2.796      0.185 
 2.846      0.300  2.846      0.186 
 2.898      0.304  2.898      0.193 
 2.952      0.310  2.952      0.200 
 3.008      0.310  3.008      0.206 
 3.067      0.313  3.067      0.207 
 3.127      0.313  3.127      0.208 
 3.190      0.323  3.190      0.209 
 3.256      0.323  3.256      0.209 
 3.325      0.329  3.325      0.211 
 3.396      0.338  3.396      0.212 
 3.471      0.340  3.471      0.212 
 3.548      0.344  3.548      0.217 
 3.630      0.349  3.630      0.222 
 3.715      0.349  3.715      0.222 
 3.805      0.349  3.805      0.223 
 3.898      0.351  3.898      0.228 
 3.997      0.351  3.997      0.229 
 4.101      0.352  4.101      0.233 
 4.210      0.356  4.210      0.234 
 4.325      0.357  4.325      0.235 
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 4.447      0.362  4.447      0.235 
 4.575      0.364  4.575      0.237 
 4.712      0.370  4.712      0.243 
 4.856      0.382  4.856      0.244 
 5.010      0.397  5.010      0.249 
 5.174      0.406  5.174      0.251 
 5.349      0.408  5.349      0.257 
 5.536      0.422  5.536      0.257 
 5.737      0.423  5.737      0.283 
 5.953      0.435  5.953      0.283 
 6.186      0.436  6.186      0.284 
 6.438      0.438  6.438      0.285 
 6.711      0.441  6.711      0.303 
 7.009      0.450  7.009      0.305 
 7.334      0.453  7.334      0.307 
 7.691      0.481  7.691      0.311 
 8.084      0.497  8.084      0.321 
 8.519      0.510  8.519      0.324 
 9.005      0.517  9.005      0.333 
 9.548      0.521  9.548      0.336 
 10.162      0.524  10.162      0.341 
 10.860      0.524  10.860      0.353 
 11.661      0.556  11.661      0.357 
 12.589      0.568  12.589      0.360 
 13.678      0.592  13.678      0.365 
 14.973      0.600  14.973      0.367 
 16.540      0.638  16.540      0.374 
 18.472      0.702  18.472      0.390 
 20.915      0.705  20.915      0.402 
 24.104      0.767  24.104      0.405 
 28.439      0.778  28.439      0.412 
 34.675      0.811  34.675      0.440 
 44.416      0.990  44.416      0.446 
 61.766      1.009  61.766      0.494 
 101.359      1.017  101.359      0.714 
 282.357      1.977  282.357      0.924 
 
      *** Point of Compliance Flow Frequency Data ***  
      Recurrence Interval Computed Using Gringorten Plotting Position 
 
 Predevelopment Runoff   Postdevelopment Runoff 
Tr (Years) Discharge (cfs)   Tr (Years) Discharge (cfs) 
---------------------------------------------------------------------------------------------------------------------- 
   2-Year            0.242  2-Year            0.132 
   5-Year            0.396  5-Year            0.249 
   10-Year           0.523  10-Year           0.339 
   25-Year           0.770  25-Year           0.406 
   50-Year           0.996  50-Year           0.463 
   100-Year          1.016  100-Year          0.708 
   200-Year          1.654  200-Year          0.853 
   500-Year          2.513  500-Year          1.041 
 ** Record too Short to Compute Peak Discharge for These Recurrence Intervals 
 
 *** Point of Compliance Flow Duration Data *** 
 
 Predevelopment Runoff     Postdevelopment Runoff 
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 Discharge  Exceedance  Discharge  Exceedance  
     (cfs)   Probability      (cfs)   Probability 
-------------------------------------------------------------------------------------------------------------------------------------
----------- 
 0.000E+00  1.0000E+00  0.000E+00  1.0000E+00 
 9.886E-03  2.5597E-01  4.619E-03  5.5767E-01 
 1.977E-02  1.8586E-01  9.237E-03  5.3231E-01 
 2.966E-02  1.4060E-01  1.386E-02  5.0335E-01 
 3.954E-02  1.0736E-01  1.847E-02  4.7170E-01 
 4.943E-02  8.2420E-02  2.309E-02  4.3916E-01 
 5.932E-02  6.3715E-02  2.771E-02  4.0854E-01 
 6.920E-02  4.9694E-02  3.233E-02  3.7732E-01 
 7.909E-02  3.8905E-02  3.695E-02  3.4692E-01 
 8.897E-02  3.0550E-02  4.157E-02  3.1683E-01 
 9.886E-02  2.3965E-02  4.619E-02  2.8706E-01 
     0.109  1.8850E-02      0.051  2.5813E-01 
     0.121  1.4041E-02      0.055  2.3003E-01 
     0.129  1.1800E-02      0.060  2.0307E-01 
     0.138  9.4951E-03      0.065  1.7671E-01 
     0.148  7.6541E-03      0.069  1.5167E-01 
     0.158  6.2637E-03      0.074  1.2816E-01 
     0.168  5.1539E-03      0.079  1.0708E-01 
     0.178  4.2540E-03      0.083  8.8402E-02 
     0.188  3.4960E-03      0.088  7.2097E-02 
     0.198  2.9085E-03      0.092  5.8208E-02 
     0.208  2.4509E-03      0.097  4.6396E-02 
     0.217  2.0366E-03      0.102  3.7173E-02 
     0.227  1.7067E-03      0.106  2.9869E-02 
     0.237  1.4349E-03      0.111  2.3698E-02 
     0.242  1.3332E-03      0.115  1.8597E-02 
     0.257  1.0867E-03      0.121  1.3593E-02 
     0.267  9.6464E-04      0.125  1.0976E-02 
     0.277  8.3339E-04      0.129  8.1834E-03 
     0.287  7.2581E-04      0.134  5.8015E-03 
     0.297  6.3360E-04      0.139  4.0815E-03 
     0.306  5.6160E-04      0.143  3.9761E-03 
     0.316  5.0795E-04      0.148  3.8950E-03 
     0.326  4.5437E-04      0.152  3.8174E-03 
     0.336  4.0835E-04      0.157  3.7249E-03 
     0.346  3.5006E-04      0.162  3.6212E-03 
     0.356  3.0690E-04      0.166  3.5036E-03 
     0.366  2.6989E-04      0.171  3.3860E-03 
     0.376  2.3615E-04      0.176  3.2503E-03 
     0.386  2.1070E-04      0.180  3.1034E-03 
     0.396  1.8483E-04      0.185  2.9507E-03 
     0.405  1.5724E-04      0.189  2.8085E-03 
     0.415  1.3739E-04      0.194  2.6621E-03 
     0.425  1.2136E-04      0.199  2.5057E-03 
     0.435  1.0473E-04      0.203  2.3429E-03 
     0.445  9.6619E-05      0.208  2.1836E-03 
     0.455  8.3983E-05      0.212  2.0419E-03 
     0.465  7.5102E-05      0.217  1.9155E-03 
     0.475  6.5029E-05      0.222  1.7844E-03 
     0.484  5.6207E-05      0.226  1.6594E-03 
     0.494  4.6253E-05      0.231  1.5307E-03 
     0.504  3.4869E-05      0.236  1.4054E-03 
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     0.514  2.5153E-05      0.242  1.2494E-03 
     0.524  2.0266E-05      0.245  1.1937E-03 
     0.534  1.7524E-05      0.249  1.0836E-03 
     0.544  1.4126E-05      0.254  9.9278E-04 
     0.554  1.0312E-05      0.259  9.1267E-04 
     0.564  7.0930E-06      0.263  8.7512E-04 
     0.573  5.6624E-06      0.268  8.4752E-04 
     0.583  4.5300E-06      0.272  8.1843E-04 
     0.593  3.8147E-06      0.277  7.8452E-04 
     0.603  3.4571E-06      0.282  7.4190E-04 
     0.613  3.2783E-06      0.286  6.9767E-04 
     0.623  3.2783E-06      0.291  6.7008E-04 
     0.633  3.2783E-06      0.296  6.3920E-04 
     0.643  3.0994E-06      0.300  6.0743E-04 
     0.652  3.0994E-06      0.305  5.7334E-04 
     0.662  2.9206E-06      0.309  5.4443E-04 
     0.672  2.7418E-06      0.314  5.2166E-04 
     0.682  2.5630E-06      0.319  4.9877E-04 
     0.692  2.3842E-06      0.323  4.7243E-04 
     0.702  2.0266E-06      0.328  4.4680E-04 
     0.712  1.6689E-06      0.333  4.1628E-04 
     0.722  1.6689E-06      0.337  3.8868E-04 
     0.732  1.6689E-06      0.342  3.5781E-04 
     0.741  1.6689E-06      0.346  3.3057E-04 
     0.751  1.6689E-06      0.351  2.9987E-04 
     0.761  1.6689E-06      0.356  2.7370E-04 
     0.771  1.3113E-06      0.360  2.4825E-04 
     0.781  9.5367E-07      0.365  2.3055E-04 
     0.791  9.5367E-07      0.369  2.1231E-04 
     0.801  9.5367E-07      0.374  1.9968E-04 
     0.811  9.5367E-07      0.379  1.8215E-04 
     0.821  7.7486E-07      0.383  1.7118E-04 
     0.830  7.7486E-07      0.388  1.5277E-04 
     0.840  7.7486E-07      0.393  1.3775E-04 
     0.850  7.7486E-07      0.396  1.3040E-04 
     0.860  7.7486E-07      0.402  1.1158E-04 
     0.870  7.7486E-07      0.406  9.8228E-05 
     0.880  7.7486E-07      0.411  8.3804E-05 
     0.890  7.7486E-07      0.416  7.3493E-05 
     0.900  7.7486E-07      0.420  6.5565E-05 
     0.910  7.7486E-07      0.425  5.5432E-05 
     0.919  7.7486E-07      0.430  4.7147E-05 
     0.929  7.7486E-07      0.434  3.9935E-05 
     0.939  7.7486E-07      0.439  3.1114E-05 
     0.949  7.7486E-07      0.443  2.1696E-05 
     0.959  7.7486E-07      0.448  1.8477E-05 
     0.969  7.7486E-07      0.453  1.6987E-05 
     0.979  7.7486E-07      0.457  1.5736E-05 
     0.989  7.7486E-07      0.462  1.4842E-05 
     0.996  6.2846E-07      0.466  1.3411E-05 
     1.008  5.9605E-07      0.471  1.1981E-05 
     1.018  2.3842E-07      0.476  1.0669E-05 
     1.028  2.3842E-07      0.480  9.2387E-06 
     1.038  2.3842E-07      0.485  7.4506E-06 
     1.048  2.3842E-07      0.490  6.3777E-06 
     1.058  2.3842E-07      0.494  4.5300E-06 
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     1.068  2.3842E-07      0.499  4.1723E-06 
     1.078  2.3842E-07      0.503  4.1723E-06 
     1.087  2.3842E-07      0.508  4.1723E-06 
     1.097  2.3842E-07      0.513  4.1723E-06 
     1.107  2.3842E-07      0.517  4.1723E-06 
     1.117  2.3842E-07      0.522  3.8147E-06 
     1.127  2.3842E-07      0.527  3.8147E-06 
     1.137  2.3842E-07      0.531  3.8147E-06 
     1.147  2.3842E-07      0.536  3.8147E-06 
     1.157  2.3842E-07      0.540  3.8147E-06 
     1.167  2.3842E-07      0.545  3.6359E-06 
     1.176  2.3842E-07      0.550  3.4571E-06 
     1.186  2.3842E-07      0.554  3.4571E-06 
     1.196  2.3842E-07      0.559  3.4571E-06 
     1.206  2.3842E-07      0.563  3.4571E-06 
     1.216  2.3842E-07      0.568  3.4571E-06 
     1.226  2.3842E-07      0.573  3.4571E-06 
     1.236  2.3842E-07      0.577  3.4571E-06 
     1.246  2.3842E-07      0.582  3.2783E-06 
     1.256  2.3842E-07      0.587  3.2783E-06 
     1.265  2.3842E-07      0.591  3.0994E-06 
     1.275  2.3842E-07      0.596  3.0994E-06 
     1.285  2.3842E-07      0.600  3.0994E-06 
     1.295  2.3842E-07      0.605  3.0994E-06 
     1.305  2.3842E-07      0.610  2.9206E-06 
     1.315  2.3842E-07      0.614  2.9206E-06 
     1.325  2.3842E-07      0.619  2.9206E-06 
     1.335  2.3842E-07      0.624  2.9206E-06 
     1.344  2.3842E-07      0.628  2.9206E-06 
     1.354  2.3842E-07      0.633  2.9206E-06 
     1.364  2.3842E-07      0.637  2.7418E-06 
     1.374  2.3842E-07      0.642  2.7418E-06 
     1.384  2.3842E-07      0.647  2.5630E-06 
     1.394  2.3842E-07      0.651  2.5630E-06 
     1.404  2.3842E-07      0.656  2.5630E-06 
     1.414  2.3842E-07      0.660  2.5630E-06 
     1.424  2.3842E-07      0.665  2.5630E-06 
     1.433  2.3842E-07      0.670  2.5630E-06 
     1.443  2.3842E-07      0.674  2.5630E-06 
     1.453  2.3842E-07      0.679  2.5630E-06 
     1.463  2.3842E-07      0.684  2.3842E-06 
     1.473  2.3842E-07      0.688  2.2054E-06 
     1.483  2.3842E-07      0.693  2.0266E-06 
     1.493  2.3842E-07      0.697  2.0266E-06 
     1.503  2.3842E-07      0.702  1.8477E-06 
     1.513  2.3842E-07      0.707  1.6689E-06 
     1.522  2.3842E-07      0.711  1.6689E-06 
     1.532  2.3842E-07      0.716  1.4901E-06 
     1.542  2.3842E-07      0.721  1.3113E-06 
     1.552  2.3842E-07      0.725  1.3113E-06 
     1.562  2.3842E-07      0.730  1.3113E-06 
     1.572  2.3842E-07      0.734  1.3113E-06 
     1.582  2.3842E-07      0.739  1.1325E-06 
     1.592  2.3842E-07      0.744  1.1325E-06 
     1.602  2.3842E-07      0.748  1.1325E-06 
     1.611  2.3842E-07      0.753  1.1325E-06 
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     1.621  2.3842E-07      0.757  9.5367E-07 
     1.631  2.3842E-07      0.762  9.5367E-07 
     1.641  2.3842E-07      0.767  9.5367E-07 
     1.651  2.3842E-07      0.771  9.5367E-07 
     1.661  2.3842E-07      0.776  9.5367E-07 
     1.671  2.3842E-07      0.781  9.5367E-07 
     1.681  2.3842E-07      0.785  9.5367E-07 
     1.691  2.3842E-07      0.790  9.5367E-07 
     1.700  2.3842E-07      0.794  9.5367E-07 
     1.710  2.3842E-07      0.799  9.5367E-07 
     1.720  2.3842E-07      0.804  7.7486E-07 
     1.730  2.3842E-07      0.808  7.7486E-07 
     1.740  2.3842E-07      0.813  7.7486E-07 
     1.750  2.3842E-07      0.817  7.7486E-07 
     1.760  2.3842E-07      0.822  7.7486E-07 
     1.770  2.3842E-07      0.827  7.7486E-07 
     1.779  2.3842E-07      0.831  7.7486E-07 
     1.789  2.3842E-07      0.836  7.7486E-07 
     1.799  2.3842E-07      0.841  7.7486E-07 
     1.809  2.3842E-07      0.845  7.7486E-07 
     1.819  2.3842E-07      0.850  7.7486E-07 
     1.829  2.3842E-07      0.854  7.7486E-07 
     1.839  2.3842E-07      0.859  7.7486E-07 
     1.849  2.3842E-07      0.864  5.9605E-07 
     1.859  2.3842E-07      0.868  4.1723E-07 
     1.868  2.3842E-07      0.873  4.1723E-07 
     1.878  2.3842E-07      0.878  4.1723E-07 
     1.888  2.3842E-07      0.882  4.1723E-07 
     1.898  2.3842E-07      0.887  4.1723E-07 
     1.908  2.3842E-07      0.891  4.1723E-07 
     1.918  2.3842E-07      0.896  4.1723E-07 
     1.928  2.3842E-07      0.901  4.1723E-07 
     1.938  2.3842E-07      0.905  4.1723E-07 
     1.948  2.3842E-07      0.910  4.1723E-07 
     1.957  2.3842E-07      0.914  4.1723E-07 
     1.967  2.3842E-07      0.919  2.3842E-07 
     1.977  1.8050E-07      0.924  1.7881E-07 
 
**** Flow Duration Performance **** 
Excursion at Predeveloped 50%Q2 (Must be Less Than or Equal to 0%):       -4.3%   PASS 
Maximum Excursion from 50%Q2 to Q2 (Must be Less Than or Equal to 0%):      -4.3%   PASS 
Maximum Excursion from Q2 to Q50 (Must be less than 10%):         0.6%   PASS 
Percent Excursion from Q2 to Q50 (Must be less than 50%):         3.9%   PASS 
 
------------------------------------------------------------------------------------------------- 
MEETS ALL FLOW DURATION DESIGN CRITERIA:   PASS 
------------------------------------------------------------------------------------------------- 
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1. PROJECT OVERVIEW 

The City of Bellevue Utilities Department regulates development impacts on stormwater with 

the January 2021 Storm and Surface Water Engineering Standards (SSWES) and the 2019 DOE 

Surface Water Management Manual of Western Washington (SWMMWW). Together, these 

manuals will be referred to from hereon as the “Drainage Manual”. The drainage manual 

establishes minimum requirements for development and also outlines the report and plan 

requirements necessary to document compliance of these standards. This report follows the 

general outline provided by the Standards. The subject property is an irregularly shaped 

assemblage of two tax parcels (parcel #: 2624059022 & 2624059019) located on the west side 

of Lakemont Boulevard SE within the City of Bellevue, Washington. The two parcels total to an 

area of 12.29 acres, and is currently occupied with single-family residences, maintained 

pasture, and mowed lawn. The total project site encompasses approximately 5.93 acres of the 

on-site area with approximately 0.36 acres of frontage improvements.  

 

The site is located in the SE ¼ of Section 26, 

Township 24 North, Range 5 East of the Willamette 

Meridian in King County, WA. See Figure 1-1: 

Vicinity Map on the following page. The site is 

bordered on the east by Lakemont Boulevard 

Southeast, and undeveloped forest to the north, 

south, and west. Coal Creek and the Coal Creek 

Trail are adjacent to the site in the southwest 

corner of the site.  

 

Proposed development of the property includes 

the construction of 35 single-family residences, 

driveways, sidewalks, landscaping, stormwater 

flow control facilities, and sanitary sewer lift station.  The property is located in the Coal Creek 

Drainage Basin. The existing stormwater discharge point will be maintained under post-

developed conditions per Minimum Requirement #4, “Preservation of Natural Drainage 

Systems and Outfalls” described in the SSWES. The project site is subject to Minimum 

Requirement #5, “On-Site Stormwater Management”, which requires LID stormwater design 

BMPs to be evaluated to the maximum extent feasible. Please see Section 3 of this report for 

detailed information regarding LID BMP feasibilities. Additionally, the project site is subject to 

Minimum Requirements #6 & #7 called “Runoff Treatment” and “Flow Control”, respectively, 

due to the large size of the proposed development. The project proposes a detention vault and 

an OldCastle BioPod to meet flow control and water quality requirements. Please see Section 6 

of this report for more information.  

 

The Geotechnical Report prepared by Geotech Consultants, Inc indicates that the site is 

underlain by glacial till with very low permeability. The site is generally not suitable for 

infiltration. Additionally, the project abuts steep slopes which makes dispersion BMPs 

unfavorable.  
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The proposed development is located just east of two existing wetlands, Wetland A and 

Wetland B, that will be downstream of the proposed improvements. A Critical Areas Report, 

Habitat Evaluation, and Conceptual Mitigation Plan has been provided by Talasaea Consultants, 

Inc. (please see APPENDIX C) for the adjacent critical areas that have been considered when 

performing our stormwater design and stormwater outfall location. Due to an adjacent 

wetland, the project is also subject to Minimum Requirement #8, “Wetland Protection”. Further 

analysis can be found in Section 6 of the report.   

 

The City of Bellevue Utilities Department regulates development impacts on stormwater with 

the January 2021 Storm and Surface Water Engineering Standards (SSWES) and the 2019 DOE 

Surface Water Management Manual of Western Washington (SWMMWW). Together, these 

manuals will be referred to from hereon as the “Drainage Manual”. The drainage manual 

establishes minimum requirements for development and also outlines the report and plan 

requirements necessary to document compliance of these standards. This report follows the 

general outline provided by the Standards.  
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2. EXISTING CONDITIONS 

The subject property is approximately 12.29 acres with the project area encompassing 

approximately 6.29 acres. This analysis is confined to the disturbed project area. The existing 

property currently contains two single-family residences with associated landscaping, 

hardscapes, and utilities required to support the development. Please see the Existing Conditions 

Map and the Existing Conditions Area Table found below for more information regarding 

existing site topography, land cover, and land uses.  

 

Generally speaking, the site naturally sheet flows from the northeast to the southwest into Coal 

Creek and eventually combines into Lake Washington. No existing piped conveyance system is 

known to exist on the project site.  

 

Existing Conditions Area Table 

 

 

  
Existing Project Site Areas 

Land Use Area (SF) Area (Acre) 

Impervious 

(On-Site) 
16,054 0.368 

Impervious 

(ROW) 
8,783 0.202 

Lawn (ROW) 6,970 0.160 

Pasture (On-

Site) 
242,090 5.558 

Total 273,897 6.288 
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3. PROPOSED CONDITIONS 

Proposed development of the property includes the construction of 35 single-family residences, 

driveways, sidewalks, landscaping, a stormwater flow control facility, a stormwater water quality 

facility, and other supporting utilities required for the development. Generally, the project site 

has maintained similar topography to the existing condition, sloping from northeast to southwest. 

Generally, the developed site will increase stormwater runoff quantities due to the large scale of 

the development. Supporting the development is a roadway network that will need to be treated 

prior to discharging to the natural drainage discharge location. Please see Section 6 for detention 

vault sizing and water quality facility sizing, both proposed to mitigate the stormwater impacts 

generated from the project site.  

 

Please see the Proposed Conditions Map found at the end of this section and the Proposed 

Conditions Area Table found below for more information regarding site topography, land cover, 

and land uses.  

 

Proposed Conditions Area Table 

 

Proposed Project Site Areas 

Land Use Area (SF) Area (Acre) 

Impervious 

(On-Site) 
129,632 2.976 

Impervious 

(ROW) 
11,785 0.270 

Pasture (On-

Site) 
128,472 2.950 

Pasture 

(ROW) 
4,008 0.092 

Total 273,897 6.288 
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3.1 Conditions and Requirements Summary 

Minimum Requirement #1: Preparation of Stormwater Site Plans 

The Stormwater Site Planning process is integrated with the project’s overall Low Impact 

Development (LID) efforts. LID strategies are difficult to separate from the project’s On-Site 

Stormwater Management Best Management Practices (BMPs) that are covered in Minimum 

Requirement 5 (MR 5). We have therefore combined our discussion of both requirements in 

Section 4 of this report.  

 

Minimum Requirement #2: Construction Stormwater Pollution Prevention:  

A Construction Stormwater Pollution Prevention Plan Long Form (SWPPP) will be included with 

the final engineering design of this project.  

 

Minimum Requirement #3: Source Control of Pollution:  

This site is not a high-use site and therefore is not required to provide specific source control 

BMPs to address pollution containment.  

 

Minimum Requirement #4: Preservation of Natural Drainage Systems and Outfalls:  

The subject project is a redevelopment of an existing developed property; however, the project 

is classified as new development per Figure 1.4 of the SSWES (see APPENDIX G).  

 

For the purposes of this report, this discussion is confined to the developed part of the site that 

is occupied by the existing houses and pasture. This area does not have a piped stormwater 

conveyance system. Instead, runoff exits the area as sheet and shallow concentrated flow into 

the three streams that bound the north, west and south sides of the development area. These 

streams combine in Coal Creek near the southwest corner of the development area. Under 

proposed conditions, runoff will discharge to the same southwest location via a storm sewer. 

Additionally, there are two downstream wetlands that will need to be recharged in the 

developed conditions. Both existing wetlands (Wetland A & Wetland B) have upstream 

tributary areas in the proposed condition that will closely mimic the existing drainage patterns 

for protection purposes. The proposed storm drain outfall system will avoid erosion between 

the site and the existing streams.  

 

Minimum Requirement #5: On-Site Stormwater Management:  

Projects proposing greater than 2,000 square feet shall employ On-Site Stormwater 

Management. This project will employ On-site Stormwater Best Management Practices (BMPs) 

to infiltrate, disperse, and retain stormwater runoff onsite to the maximum extent feasible 

without causing flooding or erosion impacts per List #2 of Section D1-04.2(e) of the Drainage 

Manual. Please see a detailed evaluation of List #2 below:  

 

Lawn and Landscaped Areas:  

1. Post-Construction Soil Quality and Depth in accordance with Chapter D5 of this manual 

and BMP T5.13 in Chapter 5 of Volume V of the DOE SWMMWW.  

Post-Construction Soil Quality and Depth is proposed for all landscaped areas 

proposed on the project.  

 

DSD - 000814
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Roofs:  

1. Full Dispersion in accordance with Chapter D5 of this manual and BMP T5.30 in Chapter 

5 of Volume V of the DOE Manual, or Downspout Full Infiltration Systems in accordance 

with Chapter D5 of this manual and BMP T5.10A in Section 3.1.1 in Chapter 3 of Volume 

III of the DOE Manual.  

Full dispersion cannot be achieved per Chapter D5 of the Drainage Manual due to a 

lack space suitable to provide a 100’ vegetated flowpath. Full infiltration is not 

feasible on-site due to the City of Bellevue Infiltration Potential mapping and the 

project geotechnical evaluation indicating shallow hardpan layers, high groundwater 

tables, and to not direct stormwater runoff to steep sloped areas.  

2. Bioretention (See Chapter D5 of this manual and Chapter 7 of Volume V of the DOE 

Manual) facilities that have a minimum horizontally projected surface area below the 

overflow which is at least 5% of the total surface area draining to it.  

Bioretention BMPs are infeasible due to infiltration not being feasible due to the City 

of Bellevue Infiltration Potential Mapping, the proximity to steep slopes, and perched 

groundwater found in test pits per the geotechnical evaluation.  

3. Downspout Dispersion Systems in accordance with Chapter D5 of this Manual and BMP 

T5.10B in Section 3.1.2 in Chapter 3 of Volume III of the DOE Manual.  

Downspout Dispersion Systems is not feasible due to the lack of vegetated flowpath 

and proximity to steep slopes.  

4. Perforated Stub-out Connections in accordance with Chapter D5 of this Manual and 

BMP T5.10C in Section 3.1.3 in Chapter 3 of Volume III of the DOE Manual.  

Infiltration BMPs are not feasible on-site due to the City of Bellevue Infiltration 

Potential mapping and the project’s geotechnical evaluation indicating shallow 

hardpan layers and high groundwater tables.  

 

Other Hard Surfaces:  

1. Full Dispersion in accordance with Chapter D5 of this manual and BMP T5.30 in Chapter 

5 of Volume V of the DOE Manual.  

Full dispersion cannot be achieved per Chapter D5 of the Drainage Manual due to a 

lack space suitable to provide a 100’ vegetated flowpath. 

2. Permeable Pavement in accordance with Chapter D5 of this manual and BMP T5.15 in 

Chapter 5 of Volume V of the DOE Manual.  

Permeable Pavement is infeasible per the City of Bellevue Infiltration Potential 

Mapping indicating infiltration infeasibility, the proximity to steep slopes, and perched 

groundwater found in test pits per the geotechnical evaluation. 

3. Bioretention BMPs (See Chapter D5 of this manual and Chapter 7 of Volume V of the 

DOE Manual) that have a minimum horizontally projected surface area below the 

overflow which is at least 5% of the total surface area draining to it. 

Bioretention BMPs are infeasible due to infiltration not being feasible due to the City 

of Bellevue Infiltration Potential Mapping, the proximity to steep slopes, and perched 

groundwater found in test pits per the geotechnical evaluation.  

4. Sheet Flow Dispersion in accordance with Chapter D5 of this manual and BMP T5.12, or 

Concentrated Flow Dispersion in accordance with Chapter D5 of this manual and BMP 

T5.11 in Chapter 5 of Volume V of the DOE Manual.  

DSD - 000815
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Sheet Flow Dispersion cannot be achieved due to a lack of space suitable for a 10’ 

vegetated flowpath in addition to the proximity to steep slopes.  

 

 

Minimum Requirement #6: Runoff Treatment:  

SSWES Chapter D5 establishes thresholds for requiring stormwater treatment facilities:  

• Projects in which the total of pollution generating impervious surface (PGIS) is 5,000 

square feet or more in a threshold discharge area of the project, or  

• Projects in which the total of pollution-generating pervious surfaces (PGPS) is three-

quarters (3/4) of an acre or more in a threshold discharge area, and from which there is 

a surface discharge in a natural or man-made conveyance system from the site.  

 

This project produces approximately 54,392 square feet of new and replaced PGIS. Runoff 

treatment is required per Section D1-04.2(f) of the SSWES. Enhanced Water Quality treatment 

will be accomplished using a BioPod Underground water quality facility (BPU-612IB) located 

downstream of the detention vault. The BioPod is an approved water quality device through 

the Technology Assessment Protocol – Ecology (TAPE) program meeting the General Use Level 

Designation (GULD) to provide water quality meeting the enhanced requirements.  

 

Minimum Requirement #7: Flow Control:  

Per Section D1-04.2(g) of the SSWES, the following require construction of flow control facilities 

and/or On-site Stormwater Management BMPs:  

• Projects in which the total effective impervious surface is 10,000 square feet or 

more in a threshold discharge area; or  

• Projects that convert ¾ acres or more of native vegetation to lawn or landscape, or 

convert 2.5 acres or more of native vegetation to pasture in a threshold discharge 

area, and from which there is a surface discharge in a natural or man-made 

conveyance system from the site; or  

• Projects that through a combination of impervious surfaces and converted pervious 

surfaces cause a 0.1 cubic feet per second increase in the 100-year flow frequency 

from a threshold discharge area as estimated using the Western Washington 

Hydrology Model or other approved model.  

 

The project results in 141,416-sf (3.25 ac) of new and replaced impervious surfaces,  

therefore, the project is required to provide flow control. Flow control will be provided with  

the construction of a detention vault. The detention vault has been sized using WWHM.  

See Section 6 for flow control calculations.  

 

Minimum Requirement #8: Wetlands Protection:  

Please see the Critical Areas Report, Habitat Evaluation, and Conceptual Mitigation Plan 

prepared by Talasaea Consultants, Inc included in APPENDIX C of this report. The report raised 

concerns that the development could alter runoff patterns and impact the hydrology of both 

Wetland A and Wetland B located downstream of the proposed development. Wetland AA is 

outside of the project area and is not expected to remain protected throughout the 

construction process. Please see the following pages which contains Figure I-3.5 from the 

DSD - 000816
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Drainage Manual filled out for each of the downstream wetlands (Wetland A & Wetland B) to 

determine the level of protection required for each. For both Wetland A and Wetland B, 

general protection, protection from pollutants, and wetland hydroperiod protection is required.  

 

Wetland buffers and construction fencing is proposed to provide general protection to each of 

these wetlands. All on-site PGIS surfaces are proposed to be treated prior to being discharged 

from the project site to the stormwater runoff’s natural drainage location. Therefore, all 

downstream wetlands will be protected from upstream pollutants generated as part of the 

project improvements.  

 

Wetland A per Figure I-3.5 of the SWMMWW needs general protection, protection from 

pollutants, and wetland hydroperiod protection. Wetland A, per email correspondence with 

Talasea Consultants included in APPENDIX I of this report, is a riverine wetland, meaning that 

the wetland hydrology occurs through stream overbank flooding that occurs at least once every 

two years. The project proposes to bypass the backyard proposed pervious areas of Units 1-4 to 

maintain similar surface water runoff rates tributary to the wetland. Since the wetland is 

recharged primarily from stream flooding and we are maintaining similar flowrates into the 

wetland as the existing overland flowrates, Wetland A has general protection, protection from 

pollutants, and has met the wetland hydroperiod protection requirements. Please review the 

wetland hydrology WWHM located in Appendix J of this report. 

 

Wetland B is a small 45 square foot wetland located at the base of steep slopes ranging from 

25%-55%, identified as a steep slope area per the Bellevue Map Viewer and an erosion hazard 

area per the King County iMap. This wetland that is required to meet general protection, 

protection from pollutants, and wetland hydroperiod protection. The project is proposing to 

meet wetland buffers and provide construction fencing to provide general protection and 

protection from construction related pollutants. All pollutants from the project site will be 

collected and conveyed into a water quality facility prior to being discharged to the natural 

drainage location downstream of this wetland, protecting Wetland B from pollutants. However, 

recharging this wetland is deemed infeasible per dispersion recommendations in the Drainage 

Manual. Per V-3 Dispersion BMPs Design Guidelines, “No erosion or flooding of downstream 

properties may result” and, “Runoff discharged towards landslide hazard areas must be 

evaluated by a geotechnical engineer or qualified geologist. Do not place the discharge point on 

or above slopes greater than 20%, or above erosion hazard areas, without assessment by a 

geotechnical engineer or qualified geologist and approval by the Local Plan Approval 

Authority.” Per the Geotechnical Report included in APPENDIX B of this report, “Water from 

roof, storm water, and foundation drains should not be discharged onto slopes; it should be 

tightlined to a suitable outfall located away from any slopes.” Due to this recommendation, 

recharging the wetland located within a steep sloped critical area is infeasible. Minor 

unconcentrated landscaped areas will flow towards this wetland in the developed condition 

partially recharging the wetland. Please review the wetland hydrology WWHM located in 

Appendix J of this report.  

 

Minimum Requirement #9: Operation and Maintenance:  
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An operation and Maintenance (O&M) Manual will be developed as part of the final 

engineering submittal. 

4. INFILTRATION FEASIBILITY ASSESSMENT AND INFILTRATION BMP 

DESIGN 

Per the Bellevue Map Viewer, the project site is mapped as an infiltration infeasible area. To 

support the infiltration infeasibility per the Bellevue Map Viewer, please refer to the 

Geotechnical Engineering Study prepared by the Geotech Consultants, Inc. included in the 

Appendix of this report. On-site soils are generally medium-dense soil within a few feet of the 

ground surface, generally getting denser with depth. The northwestern portion of the project 

site is underlain by fill soils which will need to be over excavated to facilitate the proposed 

buildings in that area. The report goes on to say, “We also observed numerous instances of 

relatively high perched groundwater at the site; based on our findings, the site soils are not 

suitable for concentrated stormwater infiltration.” In a document titled, “Summary Letter” 

provided by Geotech Consultants, Inc., “Impermeable soils (dense glacial till or silt) were 

encountered at depths of 2.5 to 5 feet below the original ground level and perched 

groundwater was observed in test pits 9, 10, and 12 at depths of 6-10 feet. Additionally, the 

project site is adjacent to steep slopes which is not advantageous to locate stormwater 

infiltration BMPs adjacent to. Due to shallow impermeable soils, perched groundwater located 

in sections of the project site, and the steep slopes present just off the project site, no 

infiltration BMPs are proposed as part of the development. 
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5. OFF-SITE ANALYSIS 

Please refer to the off-site analysis performed by PACE Engineers, Inc. on September 26, 2016 

included in Appendix K of this report.  
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6. HYDROLOGIC ANALYSIS 

6.1 Hydrologic Analysis  

The drainage analysis for detention and water quality sizing was performed following SSWES 

requirements. Per the Geotechnical Engineering Study provided by Geotech Consultants, Inc., 

the site is underlain with glacial till with very low permeability, indicating that Soil Group C 

should be utilized for the purposes of stormwater modeling.  

 

Pre-developed Conditions  

The subject property is approximately 12.29 acres with a disturbed area of 6.29 acres. This 

analysis is confined to the disturbed area (project site). The existing property is developed with 

two single-family houses with sheds and supporting utilities and landscaping.  

 

Runoff from the site naturally sheet flows to the southwest into Coal Creek and eventually 

flows into Lake Washington. Pre-developed conditions for the entire project site were analyzed 

based on historic forested conditions. See Pre-Developed Conditions in Table 1 utilized for 

WWHM Modeling. For existing land use areas, please see the Existing Conditions Map located 

in Section 2 of this report.  

 

Table 1: Pre-Developed Conditions Land Use (WWHM) 

Existing Project Site Areas (WWHM) 

Land Use Area (SF) Area (Acre) 

Forested 273,897 6.288 

Total 273,897 6.288 

 

Developed Conditions  

Proposed development of the property will include construction of 35 single-family residences, 

driveways, sidewalks, landscaping, stormwater flow control facilities, and underground utilities.  

 

All proposed impervious areas were measured from the proposed site plan and include 

disturbed area within the ROW. These areas are depicted and tabulated in Figure 4-1. A 

mitigation swap with a portion of the upstream area that will flow onto our site has been 

proposed to mitigate for some of the bypassed areas located on-site. Approximately 0.27 acre 

of upstream area will be collected and conveyed to the on-site detention system and will 

mitigate for the “On-Site Drainage Bypass Basin” and the “Frontage Drainage Bypass Basin”. 

Please see the Proposed Conditions Map included at the end of Section 3.  
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Table 2: Developed Conditions Land Use 

Developed Project Site Areas (WWHM) 

Land Use Area (SF) Area (Acre) 

**Impervious (On-

Site) 
129,632 2.976 

**Impervious 

(ROW) 
10,890 0.250 

**Impervious 

(Upstream) 
11,761 0.270 

*Impervious (ROW 

Bypass) 
871 0.020 

**Pasture (On-Site) 115,732 2.657 

*Pasture (On-Site 

Bypass) 
12,741 0.292 

**Pasture (ROW) 3,790 0.087 

*Pasture (ROW 

Bypass) 
218 0.005 

Total 285,635 6.557 

 

*These areas were included in the mitigation swap. The Upstream Area totaling to 0.270 acre of 

impervious roadway will account for the Impervious (ROW Bypass) [871 SF, 0.020 AC], Pasture 

(ROW Bypass) [218 SF, 0.005 AC], Pasture (On-Site Bypass) [12,741 SF, 0.292]. The leftover 

bypass after the mitigation swap is 0.047 AC of pasture.  

**These areas are conveyed to the proposed detention vault on-site and have been designed to 

meet flow control discharge requirements. 

 

The total developed project site areas increased from the existing conditions due to the 

collected upstream area to support the mitigation swap for the on-site and frontage bypass 

areas. The upstream area includes all the upstream area west of the Lakemont Boulevard SE 

centerline that was not part of the frontage improvements. The road transitions from a 

centerline crown to a superelevated roadway which sheet flows stormwater runoff from both 

lanes of Lakemont Boulevard SE to our proposed detention vault.  

 

To prevent oversizing the detention vault, a mitigation swap is proposed. A portion of on-site 

area and frontage area cannot be routed through gravity conveyance to the proposed 

detention vault and water quality system. Please see the Proposed Conditions Map included in 

Section 3 of this report for a visualization of these areas.  

 

The total area trade involves collecting 11,761 SF (0.270 AC) of upstream PGIS surface and 

bypassing 13,830 SF (0.317 AC) of on-site and frontage area. The remaining 0.047 AC of pasture 

surface will bypass the proposed flow control and water quality facilities, however, those areas 

will provide wetland recharge to the two wetlands downstream.  

DSD - 000821
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6.2 Water Quality Calculations  

Per Section D1-04.2(f) of the SSWES, projects in which the total proposed pollution generating 

impervious surface (PGIS) is 5,000 square feet or more in a threshold discharge area is required 

to provide water quality. The developed site proposes greater than 5,000 SF and therefore, 

water quality requirements are triggered for the project.  

 

Water quality will be provided by a OldCastle BioPod Underground water quality facility (BPU-

612IB) downstream of the detention vault. Per the OldCastle General Use Level Designation 

(GULD) for enhanced level treatment, the water quality facility must be sized to mitigate the full 

2-year release rate from the detention facility. Please see the following pages for the BioPod 

detail and GULD for more information.  

 

The full 2-year release rate from the proposed detention facility is 0.1632 CFS. Please see the 

WWHM printout below:  

 

 
 

The BioPod water quality facility (BPU-612IB) has the capacity to treat 0.213 cfs of flow, which 

is greater than the full 2-year release rate from the detention facility. Therefore, the water 

quality facility has been sized to mitigate for the enhanced water quality requirements 

triggered by the project site.  
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6.3 Detention Calculations  

Per Section D1-04.2(g) of the SSWES, flow control facilities are required for projects that have 

more than 10,000 SF or more of effective impervious surfaces in a threshold discharge area. 

According to Table 2: Developed Conditions Land Use of this report, the project proposes 

approximately 129,632 SF of effective impervious area on-site, and therefore is required to 

provide flow control for the entirety of the project improvements.  

 

The project site’s stormwater network does not include any Low Impact Development (LID) 

BMPs due to the nature of the soils, high groundwater, and steep slopes adjacent to the project 

site. Therefore, the majority of the stormwater runoff is proposed to be collected and conveyed 

in a tight-lined system consisting of catch basins, inlets, and pipes and routed to the detention 

facility located on the low end of the project site. Flow control requirements indicate that the 

developed stormwater discharge durations shall match the fully forested pre-developed 

discharge rates between 50% of the 2-year to the 50-year peak flow. The LID Standard which 

extends the range of the pre-developed rates down to 8% of the 2-year peak flow is not used.  

 

Hydrologic modeling has been included in Appendix D of this stormwater report. Stormwater 

calculations were performed utilizing WWHM2012 utilizing 15-minute timestep. Stormwater 

calculations require a total storage of 74,844 cubic feet at the top of the riser with half a foot of 

freeboard. The flow control riser is 9.9’ tall providing 9.9’ of live storage volume within the 

detention vault. The detention vault provides the below three orifices to restrict the flows 

leaving the project site:  

 

• A 1 13/32” (1.40625”) orifice is provided at the bottom of the riser, below the outlet 

pipe elevation.  

• A 1 9/16” (1.5625”) orifice is provided 5.1’ above the bottom of the riser.  

• A 2 3/16” (2.1875”) orifice is provided 8.2’ above the bottom of the riser.   
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6.4 Conveyance System Analysis and Design 

The conveyance system on the project site has been designed to meet the 100-year storm 

event. The below analysis evaluates the most constrained pipe on the project site when 

compared to the 100-year flow event in WWHM.  

 

The most constrained pipe on the project site is the pipe exiting the detention vault during the 

100-year storm event. This pipe is an 18” diameter PVC pipe running at 1.0%. The peak flows of 

the stormwater runoff entering the detention vault (assuming the vault is full and all flows 

entering are bypassing the system) total to 4.2869 CFS. Please see the below WWHM Printout:  

 

 
 

The most constrained pipe on the project site is an 18” PVC storm line running at 1%. Per 

Manning’s Equation for uniform pipe flow, the capacity of an 18” PVC pipe is 11.378 CFS which 

is greater than the 100-year flow generated from the site. Therefore, the proposed stormwater 

system can convey the 100-year storm event. Please see the calculations included below:  

 

Manning’s Equation | 18” PVC Pipe @ 1.0% 

� �
�.���∙	 ∙��
�⋅�

�
�

�
 = 11.378 CFS 

 

Q = Volume of Flow (CFS)  

A = Area of Pipe  

 = ���= 3.14 (0.75) (0.75) = 1.767 ft2 
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R = Hydraulic Radius = 
	

��
 = 1.767 ft2 / 4.712 ft = 0.375 ft 

 Pw = wetted perimeter (full) = �� = 1.5’ (3.14) = 4.712 ft 

S = Slope = 0.011/2 = 0.1 

n = Manning Coefficient = 0.012 (PVC) 

 

 

 

 

 

 

 

DSD - 000833



 

APPENDICES 

APPENDIX A – COMPLETED INFILTRATION FEASIBILITY CHECKLIST 

APPENDIX B – GEOTECHNICAL/HYDROGEOLOGIC REPORT 

APPENDIX C – TALASAEA WETLAND REPORT 

APPENDIX D – WWHM MODEL 

APPENDIX E – OPERATIONS AND MAINTENANCE MANUAL FOR STORMWATER 

MANAGEMENT FACILITIES (TO BE PROVIDED AT FINAL ENGINEERING) 

APPENDIX F – SSWES FIGURE 2 

APPENDIX G – FEMA FIRM MAP #53033C0652F 

APPENDIX H – WETLAND HYDROLOGY COORDINATION 

APPENDIX I – WETLAND HYDROLOGY WWHM 

APPENDIX J – OFF-SITE ANALYSIS (BY PACE ENGINEERS, INC) 

APPENDIX K – COLE MINE HAZARD ASSESSMENT AND GROUND PROOFING 

                           PROGRAM 

 

 

 

 

DSD - 000834



DSD - 000835



DSD - 000836



DSD - 000837



DSD - 000838



DSD - 000839



DSD - 000840



DSD - 000841



DSD - 000842



DSD - 000843



DSD - 000844



DSD - 000845



DSD - 000846



DSD - 000847



DSD - 000848



DSD - 000849



DSD - 000850



DSD - 000851



DSD - 000852



DSD - 000853



DSD - 000854



DSD - 000855



DSD - 000856



DSD - 000857



DSD - 000858



DSD - 000859



DSD - 000860



DSD - 000861



DSD - 000862



DSD - 000863



DSD - 000864



DSD - 000865



DSD - 000866



DSD - 000867



DSD - 000868



DSD - 000869



DSD - 000870



DSD - 000871



DSD - 000872



DSD - 000873



DSD - 000874



DSD - 000875



DSD - 000876



DSD - 000877



DSD - 000878



DSD - 000879



DSD - 000880



DSD - 000881



DSD - 000882



DSD - 000883



DSD - 000884



DSD - 000885



DSD - 000886



DSD - 000887



DSD - 000888



DSD - 000889



DSD - 000890



DSD - 000891



DSD - 000892



DSD - 000893



DSD - 000894



DSD - 000895



DSD - 000896



DSD - 000897



DSD - 000898



DSD - 000899



DSD - 000900



DSD - 000901



DSD - 000902



DSD - 000903



DSD - 000904



DSD - 000905



DSD - 000906



DSD - 000907



DSD - 000908



DSD - 000909



DSD - 000910



DSD - 000911



DSD - 000912



DSD - 000913



DSD - 000914



DSD - 000915



DSD - 000916



DSD - 000917



DSD - 000918



DSD - 000919



DSD - 000920



DSD - 000921



DSD - 000922



DSD - 000923



DSD - 000924



DSD - 000925



DSD - 000926



DSD - 000927



DSD - 000928



DSD - 000929



DSD - 000930



DSD - 000931



DSD - 000932



DSD - 000933



DSD - 000934



DSD - 000935



DSD - 000936



DSD - 000937



DSD - 000938



DSD - 000939



DSD - 000940



DSD - 000941



DSD - 000942



DSD - 000943



DSD - 000944



DSD - 000945



DSD - 000946



DSD - 000947



DSD - 000948



DSD - 000949



DSD - 000950



DSD - 000951



DSD - 000952



DSD - 000953



DSD - 000954



DSD - 000955



DSD - 000956



DSD - 000957



DSD - 000958



DSD - 000959



DSD - 000960



DSD - 000961



DSD - 000962



DSD - 000963



DSD - 000964



DSD - 000965



DSD - 000966



DSD - 000967



DSD - 000968



DSD - 000969



DSD - 000970



DSD - 000971



DSD - 000972



DSD - 000973



DSD - 000974



DSD - 000975



DSD - 000976



DSD - 000977



DSD - 000978



October 2022 City of Bellevue | Transportation 

Certificate of Concurrency 

Date: ______________________ 

Project Name: ______________________________________________________________________ 

Project Address: ____________________________________________________________________ 

Permit Number: ____________________________________________________________________ 

Mobility Units Allocated: ____________________________________________________________ 

This decision is subject to appeal as set forth in BCC 14.10.040.D. This reservation will become 

invalid one year from the date above unless a complete building permit application is filed prior to 

that date. If this is a phased project, the concurrency certificate will remain valid for up to six years 

if continuous permitting activity is maintained (BCC 14.10.040.C). 

Certificate Number: ________ 

Director 

City of Bellevue Transportation Department 

1/26/2023

Park Pointe PUD

7219 Lakemont Boulevard SE

16-143970 LK

32
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2802 Wetmore Avenue  Suite 220  Everett WA, 98201 
Tel: 425-339-8266  Fax: 425-258-2922  E-mail: info@gibsontraffic.com 

 
MEMORANDUM 

 
To: Abdy Farid, City of Bellevue  
From: Matthew Palmer  
Subject: 7219 Lakemont Blvd SE 
Date: May 20, 2016 
Project: GTC #16-132 
 
Gibson Traffic Consultants, Inc. (GTC) has been retained to provide a preliminary trip generation for 
the concurrency evaluation of a 42 single-family lot development located at 7219 Lakemont Blvd SE. 
The purpose of this memorandum is to document the preliminary trip generation so that the City of 
Bellevue can run a concurrency test. 
 
PROPOSED SITE DEVELOPMENT 
 
The site is located at 7219 Lakemont Blvd SE, Bellevue, WA. The site is proposing two full access 
points to Lakemont Blvd SE.  There are 3 existing houses on the two parcels which will be removed; 
these units would be credited towards the developments trip generation.  With credit for the 3 houses 
the 39 new single-family units will generate 39 new PM peak-hour trips (25 Inbound/14 Outbound). 
This is the number of trips that concurrency should be calculated based on credit being given for 2 
houses on one parcel and one house on the other parcel. 
 
TRIP GENERATION 
 
Traffic generation for the development is based on national research data contained in the Institute of 
Transportation Engineers (ITE) Trip Generation, 9th Edition (2012).  ITE Land Use Code 210, single-
family, and the average rates were utilized for all of the calculations. 
 

Table 1: Trip Generation Summary 
 

39 New 
Single-Family 

Residential Units 

Average Daily Trips AM Peak-Hour Trips PM Peak-Hour Trips 

Inbound Outbound Total Inbound Outbound Total Inbound Outbound Total 

Generation Rate 9.52 trips per unit 0.75 trips per unit 1.00 trips per unit 

Splits 50% 50% 100% 25% 75% 100% 63% 37% 100% 

Trips 186 185 371 7 22 29 25 14 39 

 
 
Attachments (A – Site Plan, B – Parcel Data) 
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Site Plan 
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B 

 
 

Parcel Data 
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Invite people
when they're
looking for
what you
offer.

Deloitte Advisory
Emerge Stronger and More Resilient. Deloitte Advisory Services.

ADVERTISEMENT

New Search Property Tax Bill Map This Property Glossary of Terms Area Report Print Property Detail

PARCEL DATA

Parcel 262405-9022
Name JENTRY DAVID G 

Site Address 7219 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
POR OF N 324 FT OF NW 1/4 OF SE 1/4 TGW POR OF S 100 FT OF SW 1/4 OF NE 1/4 LY W OF EDWARD 
LEIFHELM RD LESS C/M RGTS LESS POR OF SE 1/4 & NE 1/4 OF SEC 26 DAF - BEG AT CTR OF SEC TH N 
1-04-35 E ALG N-S C/L OF SD SEC 100 FT TO TPOB TH S 16-27-31 E 445.05 FT TH N 88-46-03 W PLT E-W C/L 
OF SEC 134.09 FT TO SD N-S C/L TH N 1-04-35 E 424 FT ALG SD N-S C/L TO TPOB ELY LN OF ABOVE DESC 
TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 284,011
Acres 6.52

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental YES

Environmental 
Type

Information 
Source

Delineation 
study

Percentage 
Affected

Wetland JURISDICTION N 20

BUILDING

1 2

Building Number 1
Year Built 1964

Click the camera to see more pictures.

ADVERTISE

DSD - 000985



Year Renovated 0
Stories 1
Living Units 1
Grade 7 Average
Grade Variant 0
Condition Good
Basement Grade 6 Low Average
1st Floor 2,040
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 1,500
Total Finished Area 3,540
Total Basement 2,040
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 2,040
Attached Garage 440
Bedrooms 3
Full Baths 1
3/4 Baths 1
1/2 Baths 1
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 350
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 95
Fireplace Single Story 0
Fireplace Muilti Story 1
Fireplace Free Standing 0
Fireplace Additional 1
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement YES
View Utilization

1 2

Picture of Building 1

Click the camera to see more floor plans.

Floor plan of Building 1

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405902202 2015 2016 0391 676,000 403,000 1,079,000 0 676,000 403,000 1,079,000
262405902202 2014 2015 0391 612,000 367,000 979,000 0 612,000 367,000 979,000
262405902202 2013 2014 0391 557,000 289,000 846,000 0 557,000 289,000 846,000
262405902202 2012 2013 0391 507,000 252,000 759,000 0 507,000 252,000 759,000
262405902202 2011 2012 0391 507,000 243,000 750,000 0 507,000 243,000 750,000
262405902202 2010 2011 0385 535,000 262,000 797,000 0 535,000 262,000 797,000
262405902202 2009 2010 0385 531,000 228,000 759,000 0 531,000 228,000 759,000
262405902202 2008 2009 6981 590,000 371,000 961,000 0 590,000 371,000 961,000
262405902202 2007 2008 6981 532,000 346,000 878,000 0 532,000 346,000 878,000
262405902202 2006 2007 6981 463,000 313,000 776,000 0 463,000 313,000 776,000
262405902202 2005 2006 6981 429,000 308,000 737,000 0 429,000 308,000 737,000
262405902202 2004 2005 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2003 2004 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2002 2003 6981 467,000 322,000 789,000 0 467,000 322,000 789,000
262405902202 2001 2002 6981 441,000 308,000 749,000 0 441,000 308,000 749,000
262405902202 2000 2001 6981 401,000 297,000 698,000 0 401,000 297,000 698,000
262405902202 1999 2000 6981 349,000 239,000 588,000 0 349,000 239,000 588,000
262405902202 1998 1999 6981 304,000 192,000 496,000 0 304,000 192,000 496,000
262405902202 1997 1998 6760 0 0 0 0 290,000 180,000 470,000
262405902202 1996 1997 6760 0 0 0 0 293,400 1,000 294,400
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New Search Property Tax Bill Map This Property Glossary of Terms Area Report Print Property Detail

PARCEL DATA

Parcel 262405-9022
Name JENTRY DAVID G 

Site Address 7219 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
POR OF N 324 FT OF NW 1/4 OF SE 1/4 TGW POR OF S 100 FT OF SW 1/4 OF NE 1/4 LY W OF EDWARD 
LEIFHELM RD LESS C/M RGTS LESS POR OF SE 1/4 & NE 1/4 OF SEC 26 DAF - BEG AT CTR OF SEC TH N 
1-04-35 E ALG N-S C/L OF SD SEC 100 FT TO TPOB TH S 16-27-31 E 445.05 FT TH N 88-46-03 W PLT E-W C/L 
OF SEC 134.09 FT TO SD N-S C/L TH N 1-04-35 E 424 FT ALG SD N-S C/L TO TPOB ELY LN OF ABOVE DESC 
TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 284,011
Acres 6.52

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental YES

Environmental 
Type

Information 
Source

Delineation 
study

Percentage 
Affected

Wetland JURISDICTION N 20

BUILDING

1 2

Building Number 2
Year Built 1949

Click the camera to see more floor plans.
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Year Renovated 0
Stories 1
Living Units 1
Grade 6 Low Average
Grade Variant 0
Condition Good
Basement Grade
1st Floor 1,000
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 0
Total Finished Area 1,000
Total Basement 0
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 1,000
Attached Garage 320
Bedrooms 1
Full Baths 1
3/4 Baths 0
1/2 Baths 0
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 0
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 0
Fireplace Single Story 1
Fireplace Muilti Story 0
Fireplace Free Standing 0
Fireplace Additional 0
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement
View Utilization

1 2

Floor plan of Building 2

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405902202 2015 2016 0391 676,000 403,000 1,079,000 0 676,000 403,000 1,079,000
262405902202 2014 2015 0391 612,000 367,000 979,000 0 612,000 367,000 979,000
262405902202 2013 2014 0391 557,000 289,000 846,000 0 557,000 289,000 846,000
262405902202 2012 2013 0391 507,000 252,000 759,000 0 507,000 252,000 759,000
262405902202 2011 2012 0391 507,000 243,000 750,000 0 507,000 243,000 750,000
262405902202 2010 2011 0385 535,000 262,000 797,000 0 535,000 262,000 797,000
262405902202 2009 2010 0385 531,000 228,000 759,000 0 531,000 228,000 759,000
262405902202 2008 2009 6981 590,000 371,000 961,000 0 590,000 371,000 961,000
262405902202 2007 2008 6981 532,000 346,000 878,000 0 532,000 346,000 878,000
262405902202 2006 2007 6981 463,000 313,000 776,000 0 463,000 313,000 776,000
262405902202 2005 2006 6981 429,000 308,000 737,000 0 429,000 308,000 737,000
262405902202 2004 2005 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2003 2004 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2002 2003 6981 467,000 322,000 789,000 0 467,000 322,000 789,000
262405902202 2001 2002 6981 441,000 308,000 749,000 0 441,000 308,000 749,000
262405902202 2000 2001 6981 401,000 297,000 698,000 0 401,000 297,000 698,000
262405902202 1999 2000 6981 349,000 239,000 588,000 0 349,000 239,000 588,000
262405902202 1998 1999 6981 304,000 192,000 496,000 0 304,000 192,000 496,000
262405902202 1997 1998 6760 0 0 0 0 290,000 180,000 470,000
262405902202 1996 1997 6760 0 0 0 0 293,400 1,000 294,400
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PARCEL DATA

Parcel 262405-9019
Name MORTON LORRAINE 

Site Address 7331 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
S 356 FT OF N 680 FT OF NW 1/4 OF SE 1/4 LY W OF EDWARD LEIFHELM RD LESS W 215 FT LESS C/M 
RGTS LESS POR OF SEC 26 DAF - BEG AT CTR OF SEC TH S 1-04-35 W ALG N/S C/L OF SEC 324 FT TH S 
88-46-03 E PLW E-W C/L OF SEC 215 FT TO TPOB TH S 32-02-50 E 425.85 FT TH N 88-46-03 W PLT E-W C/L 
232.72 FT TH N 1-04-35 E 356 FT TO TPOB ELY LN OF ABOVE DESC TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 168,577
Acres 3.87

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental NO

BUILDING

Building Number 1
Year Built 1918
Year Renovated 0
Stories 1
Living Units 1
Grade 6 Low Average
Grade Variant 0

ADVERTISE
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Condition Good
Basement Grade 5 Fair
1st Floor 1,220
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 650
Total Finished Area 1,870
Total Basement 900
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 1,220
Attached Garage 0
Bedrooms 3
Full Baths 1
3/4 Baths 0
1/2 Baths 0
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 0
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 0
Fireplace Single Story 0
Fireplace Muilti Story 0
Fireplace Free Standing 0
Fireplace Additional 0
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement YES
View Utilization

Picture of Building 1

Floor plan of Building 1

Accessory Of Building Number: 1

Accessory Type Picture Description SqFt Grade Eff Year % Value Date Valued

PRK:DET GAR 360 5 Fair 1936
MISC IMP 20x50 Barn 8000
MISC IMP 20x15 Outbldg 2000
MISC IMP 10x25 Outbldg 1000

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405901907 2015 2016 0391 499,000 190,000 689,000 0 499,000 190,000 689,000
262405901907 2014 2015 0391 452,000 173,000 625,000 0 452,000 173,000 625,000
262405901907 2013 2014 0391 411,000 125,000 536,000 0 411,000 125,000 536,000
262405901907 2012 2013 0391 374,000 107,000 481,000 0 374,000 107,000 481,000
262405901907 2011 2012 0391 374,000 123,000 497,000 0 374,000 123,000 497,000
262405901907 2010 2011 0385 395,000 125,000 520,000 0 395,000 125,000 520,000
262405901907 2009 2010 0385 405,000 128,000 533,000 0 405,000 128,000 533,000
262405901907 2008 2009 6981 451,000 222,000 673,000 0 451,000 222,000 673,000
262405901907 2007 2008 6981 407,000 208,000 615,000 0 407,000 208,000 615,000
262405901907 2006 2007 6981 354,000 190,000 544,000 0 354,000 190,000 544,000
262405901907 2005 2006 6981 328,000 189,000 517,000 0 328,000 189,000 517,000
262405901907 2004 2005 6981 310,000 180,000 490,000 0 310,000 180,000 490,000
262405901907 2003 2004 6981 310,000 180,000 490,000 0 310,000 180,000 490,000
262405901907 2002 2003 6981 279,000 212,000 491,000 0 279,000 212,000 491,000
262405901907 2001 2002 6981 264,000 201,000 465,000 0 264,000 201,000 465,000
262405901907 2000 2001 6981 240,000 193,000 433,000 0 240,000 193,000 433,000
262405901907 1999 2000 6981 209,000 83,000 292,000 0 209,000 83,000 292,000
262405901907 1998 1999 6981 182,000 64,000 246,000 0 182,000 64,000 246,000
262405901907 1997 1998 6760 0 0 0 0 174,000 60,000 234,000
262405901907 1996 1997 6760 0 0 0 0 174,000 1,000 175,000
262405901907 1994 1995 6760 0 0 0 0 174,000 1,000 175,000
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2813 Rockefeller Avenue  Suite B  Everett, WA 98201 
Tel: 425-339-8266  Fax: 425-258-2922  E-mail: info@gibsontraffic.com 

 
MEMORANDUM 

 
To: Ian Nisbet, Engineering Technician - City of Bellevue  
From: Matthew Palmer, P.E.  
Subject: 7219 Lakemont Blvd SE 
Date: May 15, 2018 
Project: GTC #16-132 
 
Gibson Traffic Consultants, Inc. (GTC) has been retained to provide a preliminary trip generation for 
the concurrency evaluation of a 35 single-family lot development located at 7219 Lakemont Blvd SE. 
The purpose of this memorandum is to document the preliminary trip generation so that the City of 
Bellevue can run a concurrency test. 
 
PROPOSED SITE DEVELOPMENT 
 
The site is located at 7219 Lakemont Blvd SE, Bellevue, WA. The site is proposing two full access 
points to Lakemont Blvd SE.  There are 3 existing houses on the two parcels which will be removed; 
these units would be credited towards the developments trip generation.  With credit for the 3 existing 
houses the 32 new single-family units will generate 32 new PM peak-hour trips (20 Inbound/12 
Outbound). This is the number of trips that concurrency should be calculated based on credit being 
given for 2 houses on one parcel and one house on the other parcel. 
 
TRIP GENERATION 
 
Traffic generation for the development is based on trip generation rates located in the City of 
Bellevue’s Transportation Mitigation Impact Fees & Trip Rates table and national research data 
contained in the Institute of Transportation Engineers (ITE) Trip Generation, 9th Edition (2012).  ITE 
Land Use Code 210, single-family, and the average rates were utilized for all of the calculations. 
 

Table 1: Trip Generation Summary 
 

32 New 
Single-Family 

Residential Units 

Average Daily Trips AM Peak-Hour Trips PM Peak-Hour Trips 

Inbound Outbound Total Inbound Outbound Total Inbound Outbound Total 

Generation Rate 9.52 trips per unit 0.75 trips per unit 1.00 trips per unit 

Splits 50% 50% 100% 25% 75% 100% 63% 37% 100% 

Trips 152 152 304 6 18 24 20 12 32 

 
 
Attachments (A – Site Plan, B – Parcel Data) 
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Invite people
when they're
looking for
what you
offer.
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PARCEL DATA

Parcel 262405-9022
Name JENTRY DAVID G 

Site Address 7219 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
POR OF N 324 FT OF NW 1/4 OF SE 1/4 TGW POR OF S 100 FT OF SW 1/4 OF NE 1/4 LY W OF EDWARD 
LEIFHELM RD LESS C/M RGTS LESS POR OF SE 1/4 & NE 1/4 OF SEC 26 DAF - BEG AT CTR OF SEC TH N 
1-04-35 E ALG N-S C/L OF SD SEC 100 FT TO TPOB TH S 16-27-31 E 445.05 FT TH N 88-46-03 W PLT E-W C/L 
OF SEC 134.09 FT TO SD N-S C/L TH N 1-04-35 E 424 FT ALG SD N-S C/L TO TPOB ELY LN OF ABOVE DESC 
TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 284,011
Acres 6.52

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental YES

Environmental 
Type

Information 
Source

Delineation 
study

Percentage 
Affected

Wetland JURISDICTION N 20

BUILDING

1 2

Building Number 1
Year Built 1964

Click the camera to see more pictures.
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Year Renovated 0
Stories 1
Living Units 1
Grade 7 Average
Grade Variant 0
Condition Good
Basement Grade 6 Low Average
1st Floor 2,040
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 1,500
Total Finished Area 3,540
Total Basement 2,040
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 2,040
Attached Garage 440
Bedrooms 3
Full Baths 1
3/4 Baths 1
1/2 Baths 1
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 350
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 95
Fireplace Single Story 0
Fireplace Muilti Story 1
Fireplace Free Standing 0
Fireplace Additional 1
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement YES
View Utilization

1 2

Picture of Building 1

Click the camera to see more floor plans.

Floor plan of Building 1

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405902202 2015 2016 0391 676,000 403,000 1,079,000 0 676,000 403,000 1,079,000
262405902202 2014 2015 0391 612,000 367,000 979,000 0 612,000 367,000 979,000
262405902202 2013 2014 0391 557,000 289,000 846,000 0 557,000 289,000 846,000
262405902202 2012 2013 0391 507,000 252,000 759,000 0 507,000 252,000 759,000
262405902202 2011 2012 0391 507,000 243,000 750,000 0 507,000 243,000 750,000
262405902202 2010 2011 0385 535,000 262,000 797,000 0 535,000 262,000 797,000
262405902202 2009 2010 0385 531,000 228,000 759,000 0 531,000 228,000 759,000
262405902202 2008 2009 6981 590,000 371,000 961,000 0 590,000 371,000 961,000
262405902202 2007 2008 6981 532,000 346,000 878,000 0 532,000 346,000 878,000
262405902202 2006 2007 6981 463,000 313,000 776,000 0 463,000 313,000 776,000
262405902202 2005 2006 6981 429,000 308,000 737,000 0 429,000 308,000 737,000
262405902202 2004 2005 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2003 2004 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2002 2003 6981 467,000 322,000 789,000 0 467,000 322,000 789,000
262405902202 2001 2002 6981 441,000 308,000 749,000 0 441,000 308,000 749,000
262405902202 2000 2001 6981 401,000 297,000 698,000 0 401,000 297,000 698,000
262405902202 1999 2000 6981 349,000 239,000 588,000 0 349,000 239,000 588,000
262405902202 1998 1999 6981 304,000 192,000 496,000 0 304,000 192,000 496,000
262405902202 1997 1998 6760 0 0 0 0 290,000 180,000 470,000
262405902202 1996 1997 6760 0 0 0 0 293,400 1,000 294,400
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PARCEL DATA

Parcel 262405-9022
Name JENTRY DAVID G 

Site Address 7219 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
POR OF N 324 FT OF NW 1/4 OF SE 1/4 TGW POR OF S 100 FT OF SW 1/4 OF NE 1/4 LY W OF EDWARD 
LEIFHELM RD LESS C/M RGTS LESS POR OF SE 1/4 & NE 1/4 OF SEC 26 DAF - BEG AT CTR OF SEC TH N 
1-04-35 E ALG N-S C/L OF SD SEC 100 FT TO TPOB TH S 16-27-31 E 445.05 FT TH N 88-46-03 W PLT E-W C/L 
OF SEC 134.09 FT TO SD N-S C/L TH N 1-04-35 E 424 FT ALG SD N-S C/L TO TPOB ELY LN OF ABOVE DESC 
TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 284,011
Acres 6.52

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental YES

Environmental 
Type

Information 
Source

Delineation 
study

Percentage 
Affected

Wetland JURISDICTION N 20

BUILDING

1 2

Building Number 2
Year Built 1949

Click the camera to see more floor plans.
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Year Renovated 0
Stories 1
Living Units 1
Grade 6 Low Average
Grade Variant 0
Condition Good
Basement Grade
1st Floor 1,000
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 0
Total Finished Area 1,000
Total Basement 0
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 1,000
Attached Garage 320
Bedrooms 1
Full Baths 1
3/4 Baths 0
1/2 Baths 0
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 0
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 0
Fireplace Single Story 1
Fireplace Muilti Story 0
Fireplace Free Standing 0
Fireplace Additional 0
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement
View Utilization

1 2

Floor plan of Building 2

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405902202 2015 2016 0391 676,000 403,000 1,079,000 0 676,000 403,000 1,079,000
262405902202 2014 2015 0391 612,000 367,000 979,000 0 612,000 367,000 979,000
262405902202 2013 2014 0391 557,000 289,000 846,000 0 557,000 289,000 846,000
262405902202 2012 2013 0391 507,000 252,000 759,000 0 507,000 252,000 759,000
262405902202 2011 2012 0391 507,000 243,000 750,000 0 507,000 243,000 750,000
262405902202 2010 2011 0385 535,000 262,000 797,000 0 535,000 262,000 797,000
262405902202 2009 2010 0385 531,000 228,000 759,000 0 531,000 228,000 759,000
262405902202 2008 2009 6981 590,000 371,000 961,000 0 590,000 371,000 961,000
262405902202 2007 2008 6981 532,000 346,000 878,000 0 532,000 346,000 878,000
262405902202 2006 2007 6981 463,000 313,000 776,000 0 463,000 313,000 776,000
262405902202 2005 2006 6981 429,000 308,000 737,000 0 429,000 308,000 737,000
262405902202 2004 2005 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2003 2004 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2002 2003 6981 467,000 322,000 789,000 0 467,000 322,000 789,000
262405902202 2001 2002 6981 441,000 308,000 749,000 0 441,000 308,000 749,000
262405902202 2000 2001 6981 401,000 297,000 698,000 0 401,000 297,000 698,000
262405902202 1999 2000 6981 349,000 239,000 588,000 0 349,000 239,000 588,000
262405902202 1998 1999 6981 304,000 192,000 496,000 0 304,000 192,000 496,000
262405902202 1997 1998 6760 0 0 0 0 290,000 180,000 470,000
262405902202 1996 1997 6760 0 0 0 0 293,400 1,000 294,400

DSD - 000999



ADVERTISEMENT

New Search Property Tax Bill Map This Property Glossary of Terms Area Report Print Property Detail

PARCEL DATA

Parcel 262405-9019
Name MORTON LORRAINE 

Site Address 7331 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
S 356 FT OF N 680 FT OF NW 1/4 OF SE 1/4 LY W OF EDWARD LEIFHELM RD LESS W 215 FT LESS C/M 
RGTS LESS POR OF SEC 26 DAF - BEG AT CTR OF SEC TH S 1-04-35 W ALG N/S C/L OF SEC 324 FT TH S 
88-46-03 E PLW E-W C/L OF SEC 215 FT TO TPOB TH S 32-02-50 E 425.85 FT TH N 88-46-03 W PLT E-W C/L 
232.72 FT TH N 1-04-35 E 356 FT TO TPOB ELY LN OF ABOVE DESC TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 168,577
Acres 3.87

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental NO

BUILDING

Building Number 1
Year Built 1918
Year Renovated 0
Stories 1
Living Units 1
Grade 6 Low Average
Grade Variant 0

ADVERTISE

DSD - 001000



Condition Good
Basement Grade 5 Fair
1st Floor 1,220
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 650
Total Finished Area 1,870
Total Basement 900
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 1,220
Attached Garage 0
Bedrooms 3
Full Baths 1
3/4 Baths 0
1/2 Baths 0
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 0
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 0
Fireplace Single Story 0
Fireplace Muilti Story 0
Fireplace Free Standing 0
Fireplace Additional 0
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement YES
View Utilization

Picture of Building 1

Floor plan of Building 1

Accessory Of Building Number: 1

Accessory Type Picture Description SqFt Grade Eff Year % Value Date Valued

PRK:DET GAR 360 5 Fair 1936
MISC IMP 20x50 Barn 8000
MISC IMP 20x15 Outbldg 2000
MISC IMP 10x25 Outbldg 1000

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405901907 2015 2016 0391 499,000 190,000 689,000 0 499,000 190,000 689,000
262405901907 2014 2015 0391 452,000 173,000 625,000 0 452,000 173,000 625,000
262405901907 2013 2014 0391 411,000 125,000 536,000 0 411,000 125,000 536,000
262405901907 2012 2013 0391 374,000 107,000 481,000 0 374,000 107,000 481,000
262405901907 2011 2012 0391 374,000 123,000 497,000 0 374,000 123,000 497,000
262405901907 2010 2011 0385 395,000 125,000 520,000 0 395,000 125,000 520,000
262405901907 2009 2010 0385 405,000 128,000 533,000 0 405,000 128,000 533,000
262405901907 2008 2009 6981 451,000 222,000 673,000 0 451,000 222,000 673,000
262405901907 2007 2008 6981 407,000 208,000 615,000 0 407,000 208,000 615,000
262405901907 2006 2007 6981 354,000 190,000 544,000 0 354,000 190,000 544,000
262405901907 2005 2006 6981 328,000 189,000 517,000 0 328,000 189,000 517,000
262405901907 2004 2005 6981 310,000 180,000 490,000 0 310,000 180,000 490,000
262405901907 2003 2004 6981 310,000 180,000 490,000 0 310,000 180,000 490,000
262405901907 2002 2003 6981 279,000 212,000 491,000 0 279,000 212,000 491,000
262405901907 2001 2002 6981 264,000 201,000 465,000 0 264,000 201,000 465,000
262405901907 2000 2001 6981 240,000 193,000 433,000 0 240,000 193,000 433,000
262405901907 1999 2000 6981 209,000 83,000 292,000 0 209,000 83,000 292,000
262405901907 1998 1999 6981 182,000 64,000 246,000 0 182,000 64,000 246,000
262405901907 1997 1998 6760 0 0 0 0 174,000 60,000 234,000
262405901907 1996 1997 6760 0 0 0 0 174,000 1,000 175,000
262405901907 1994 1995 6760 0 0 0 0 174,000 1,000 175,000

DSD - 001001



 

2813 Rockefeller Avenue  Suite B  Everett, WA 98201 
Tel: 425-339-8266  Fax: 425-258-2922  E-mail: info@gibsontraffic.com 

 
MEMORANDUM 

 
To: Ryan Miller, P.E. – COB Senior Transportation Engineer   
From: Matthew Palmer, P.E.  
Subject: 7219 Lakemont Blvd SE 
Date: August 16, 2019 
Project: GTC #16-132 
 
 
Gibson Traffic Consultants, Inc. (GTC) has been retained to provide a preliminary trip generation for 
the concurrency evaluation of a 35 single-family lot development located at 7219 Lakemont Blvd SE. 
The purpose of this memorandum is to document the preliminary trip generation so that the City of 
Bellevue can run a concurrency test. 
 
PROPOSED SITE DEVELOPMENT 
 
The site is located at 7219 Lakemont Blvd SE, Bellevue, WA. The site is proposing two full access 
points to Lakemont Blvd SE.  There are 3 existing houses on the two parcels which will be removed; 
these units would be credited towards the developments trip generation.  With credit for the 3 existing 
houses the 32 new single-family units will generate 32 new PM peak-hour trips (20 Inbound/12 
Outbound). This is the number of trips that concurrency should be calculated based on credit being 
given for 2 houses on one parcel and one house on the other parcel. 
 
TRIP GENERATION 
 
Traffic generation for the development is based on trip generation rates located in the City of 
Bellevue’s Transportation Mitigation Impact Fees & Trip Rates table and national research data 
contained in the Institute of Transportation Engineers (ITE) Trip Generation, 9th Edition (2012).  ITE 
Land Use Code 210, single-family, and the average rates were utilized for all of the calculations. 
 

Table 1: Trip Generation Summary 
 

32 New 
Single-Family 

Residential Units 

Average Daily Trips AM Peak-Hour Trips PM Peak-Hour Trips 

Inbound Outbound Total Inbound Outbound Total Inbound Outbound Total 

Generation Rate 9.52 trips per unit 0.75 trips per unit 1.00 trips per unit 

Splits 50% 50% 100% 25% 75% 100% 63% 37% 100% 

Trips 152 152 304 6 18 24 20 12 32 

 
Attachments (A – Site Plan, B – Parcel Data) 
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Invite people
when they're
looking for
what you
offer.

Deloitte Advisory
Emerge Stronger and More Resilient. Deloitte Advisory Services.
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PARCEL DATA

Parcel 262405-9022
Name JENTRY DAVID G 

Site Address 7219 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
POR OF N 324 FT OF NW 1/4 OF SE 1/4 TGW POR OF S 100 FT OF SW 1/4 OF NE 1/4 LY W OF EDWARD 
LEIFHELM RD LESS C/M RGTS LESS POR OF SE 1/4 & NE 1/4 OF SEC 26 DAF - BEG AT CTR OF SEC TH N 
1-04-35 E ALG N-S C/L OF SD SEC 100 FT TO TPOB TH S 16-27-31 E 445.05 FT TH N 88-46-03 W PLT E-W C/L 
OF SEC 134.09 FT TO SD N-S C/L TH N 1-04-35 E 424 FT ALG SD N-S C/L TO TPOB ELY LN OF ABOVE DESC 
TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 284,011
Acres 6.52

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental YES

Environmental 
Type

Information 
Source

Delineation 
study

Percentage 
Affected

Wetland JURISDICTION N 20

BUILDING

1 2

Building Number 1
Year Built 1964

Click the camera to see more pictures.

ADVERTISE

DSD - 001007



Year Renovated 0
Stories 1
Living Units 1
Grade 7 Average
Grade Variant 0
Condition Good
Basement Grade 6 Low Average
1st Floor 2,040
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 1,500
Total Finished Area 3,540
Total Basement 2,040
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 2,040
Attached Garage 440
Bedrooms 3
Full Baths 1
3/4 Baths 1
1/2 Baths 1
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 350
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 95
Fireplace Single Story 0
Fireplace Muilti Story 1
Fireplace Free Standing 0
Fireplace Additional 1
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement YES
View Utilization

1 2

Picture of Building 1

Click the camera to see more floor plans.

Floor plan of Building 1

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405902202 2015 2016 0391 676,000 403,000 1,079,000 0 676,000 403,000 1,079,000
262405902202 2014 2015 0391 612,000 367,000 979,000 0 612,000 367,000 979,000
262405902202 2013 2014 0391 557,000 289,000 846,000 0 557,000 289,000 846,000
262405902202 2012 2013 0391 507,000 252,000 759,000 0 507,000 252,000 759,000
262405902202 2011 2012 0391 507,000 243,000 750,000 0 507,000 243,000 750,000
262405902202 2010 2011 0385 535,000 262,000 797,000 0 535,000 262,000 797,000
262405902202 2009 2010 0385 531,000 228,000 759,000 0 531,000 228,000 759,000
262405902202 2008 2009 6981 590,000 371,000 961,000 0 590,000 371,000 961,000
262405902202 2007 2008 6981 532,000 346,000 878,000 0 532,000 346,000 878,000
262405902202 2006 2007 6981 463,000 313,000 776,000 0 463,000 313,000 776,000
262405902202 2005 2006 6981 429,000 308,000 737,000 0 429,000 308,000 737,000
262405902202 2004 2005 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2003 2004 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2002 2003 6981 467,000 322,000 789,000 0 467,000 322,000 789,000
262405902202 2001 2002 6981 441,000 308,000 749,000 0 441,000 308,000 749,000
262405902202 2000 2001 6981 401,000 297,000 698,000 0 401,000 297,000 698,000
262405902202 1999 2000 6981 349,000 239,000 588,000 0 349,000 239,000 588,000
262405902202 1998 1999 6981 304,000 192,000 496,000 0 304,000 192,000 496,000
262405902202 1997 1998 6760 0 0 0 0 290,000 180,000 470,000
262405902202 1996 1997 6760 0 0 0 0 293,400 1,000 294,400

DSD - 001008



Deloitte Advisory
Emerge Stronger and More Resilient. Deloitte Advisory Services.

ADVERTISEMENT

New Search Property Tax Bill Map This Property Glossary of Terms Area Report Print Property Detail

PARCEL DATA

Parcel 262405-9022
Name JENTRY DAVID G 

Site Address 7219 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
POR OF N 324 FT OF NW 1/4 OF SE 1/4 TGW POR OF S 100 FT OF SW 1/4 OF NE 1/4 LY W OF EDWARD 
LEIFHELM RD LESS C/M RGTS LESS POR OF SE 1/4 & NE 1/4 OF SEC 26 DAF - BEG AT CTR OF SEC TH N 
1-04-35 E ALG N-S C/L OF SD SEC 100 FT TO TPOB TH S 16-27-31 E 445.05 FT TH N 88-46-03 W PLT E-W C/L 
OF SEC 134.09 FT TO SD N-S C/L TH N 1-04-35 E 424 FT ALG SD N-S C/L TO TPOB ELY LN OF ABOVE DESC 
TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 284,011
Acres 6.52

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental YES

Environmental 
Type

Information 
Source

Delineation 
study

Percentage 
Affected

Wetland JURISDICTION N 20

BUILDING

1 2

Building Number 2
Year Built 1949

Click the camera to see more floor plans.

ADVERTISE

DSD - 001009



Year Renovated 0
Stories 1
Living Units 1
Grade 6 Low Average
Grade Variant 0
Condition Good
Basement Grade
1st Floor 1,000
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 0
Total Finished Area 1,000
Total Basement 0
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 1,000
Attached Garage 320
Bedrooms 1
Full Baths 1
3/4 Baths 0
1/2 Baths 0
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 0
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 0
Fireplace Single Story 1
Fireplace Muilti Story 0
Fireplace Free Standing 0
Fireplace Additional 0
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement
View Utilization

1 2

Floor plan of Building 2

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405902202 2015 2016 0391 676,000 403,000 1,079,000 0 676,000 403,000 1,079,000
262405902202 2014 2015 0391 612,000 367,000 979,000 0 612,000 367,000 979,000
262405902202 2013 2014 0391 557,000 289,000 846,000 0 557,000 289,000 846,000
262405902202 2012 2013 0391 507,000 252,000 759,000 0 507,000 252,000 759,000
262405902202 2011 2012 0391 507,000 243,000 750,000 0 507,000 243,000 750,000
262405902202 2010 2011 0385 535,000 262,000 797,000 0 535,000 262,000 797,000
262405902202 2009 2010 0385 531,000 228,000 759,000 0 531,000 228,000 759,000
262405902202 2008 2009 6981 590,000 371,000 961,000 0 590,000 371,000 961,000
262405902202 2007 2008 6981 532,000 346,000 878,000 0 532,000 346,000 878,000
262405902202 2006 2007 6981 463,000 313,000 776,000 0 463,000 313,000 776,000
262405902202 2005 2006 6981 429,000 308,000 737,000 0 429,000 308,000 737,000
262405902202 2004 2005 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2003 2004 6981 405,000 294,000 699,000 0 405,000 294,000 699,000
262405902202 2002 2003 6981 467,000 322,000 789,000 0 467,000 322,000 789,000
262405902202 2001 2002 6981 441,000 308,000 749,000 0 441,000 308,000 749,000
262405902202 2000 2001 6981 401,000 297,000 698,000 0 401,000 297,000 698,000
262405902202 1999 2000 6981 349,000 239,000 588,000 0 349,000 239,000 588,000
262405902202 1998 1999 6981 304,000 192,000 496,000 0 304,000 192,000 496,000
262405902202 1997 1998 6760 0 0 0 0 290,000 180,000 470,000
262405902202 1996 1997 6760 0 0 0 0 293,400 1,000 294,400
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PARCEL DATA

Parcel 262405-9019
Name MORTON LORRAINE 

Site Address 7331 LAKEMONT BLVD SE 
98006

Residential Area 065-001 (SE Appraisal 
District) 

Property Name

Jurisdiction BELLEVUE
Levy Code 0391
Property Type R 
Plat Block / Building Number
Plat Lot / Unit Number
Quarter-Section-Township-
Range SE-26-24-5 

Legal Description
S 356 FT OF N 680 FT OF NW 1/4 OF SE 1/4 LY W OF EDWARD LEIFHELM RD LESS W 215 FT LESS C/M 
RGTS LESS POR OF SEC 26 DAF - BEG AT CTR OF SEC TH S 1-04-35 W ALG N/S C/L OF SEC 324 FT TH S 
88-46-03 E PLW E-W C/L OF SEC 215 FT TO TPOB TH S 32-02-50 E 425.85 FT TH N 88-46-03 W PLT E-W C/L 
232.72 FT TH N 1-04-35 E 356 FT TO TPOB ELY LN OF ABOVE DESC TR AKA THREAD OF UNAMED CREEK 
PLat Block:
Plat Lot:

LAND DATA

Highest & Best Use As If 
Vacant SINGLE FAMILY

Highest & Best Use As 
Improved PRESENT USE

Present Use Single Family(Res 
Use/Zone)

Land SqFt 168,577
Acres 3.87

Percentage Unusable 0
Unbuildable NO
Restrictive Size Shape NO
Zoning R-3.5
Water PRIVATE
Sewer/Septic PRIVATE
Road Access PUBLIC
Parking
Street Surface PAVED

Views Waterfront
Rainier
Territorial
Olympics
Cascades
Seattle Skyline
Puget Sound
Lake Washington
Lake Sammamish
Lake/River/Creek
Other View

Waterfront Location
Waterfront Footage 0
Lot Depth Factor 0
Waterfront Bank
Tide/Shore
Waterfront Restricted Access
Waterfront Access Rights NO
Poor Quality NO
Proximity Influence NO

Designations Nuisances
Historic Site
Current Use (none)
Nbr Bldg Sites
Adjacent to Golf Fairway NO
Adjacent to Greenbelt NO
Other Designation NO
Deed Restrictions NO
Development Rights 
Purchased NO

Easements NO
Native Growth Protection 
Easement NO

DNR Lease NO

Topography
Traffic Noise HIGH
Airport Noise
Power Lines NO
Other Nuisances NO

Problems
Water Problems NO
Transportation Concurrency NO
Other Problems NO

Environmental

Environmental NO

BUILDING

Building Number 1
Year Built 1918
Year Renovated 0
Stories 1
Living Units 1
Grade 6 Low Average
Grade Variant 0

ADVERTISE

DSD - 001011



Condition Good
Basement Grade 5 Fair
1st Floor 1,220
1/2 Floor 0
2nd Floor 0
Upper Floor 0
Finished Basement 650
Total Finished Area 1,870
Total Basement 900
Basement Garage 0
Unfinished 1/2 0
Unfinished Full 0
AGLA 1,220
Attached Garage 0
Bedrooms 3
Full Baths 1
3/4 Baths 0
1/2 Baths 0
Heat Source Oil
Heat System Forced Air
Deck Area SqFt 0
Open Porch SqFt 0
Enclosed Porch SqFt 0
Brick/Stone 0
Fireplace Single Story 0
Fireplace Muilti Story 0
Fireplace Free Standing 0
Fireplace Additional 0
AddnlCost 0
Obsolescence 0
Net Condition 0
Percentage Complete 0
Daylight Basement YES
View Utilization

Picture of Building 1

Floor plan of Building 1

Accessory Of Building Number: 1

Accessory Type Picture Description SqFt Grade Eff Year % Value Date Valued

PRK:DET GAR 360 5 Fair 1936
MISC IMP 20x50 Barn 8000
MISC IMP 20x15 Outbldg 2000
MISC IMP 10x25 Outbldg 1000

TAX ROLL HISTORY

Account
Valued 
Year

Tax 
Year

Omit 
Year

Levy 
Code

Appraised 
Land 

Value ($)

Appraised 
Imps 

Value ($)

Appraised 
Total 

Value ($)

New 
Dollars 

($)

Taxable 
Land 
Value 

($)

Taxable 
Imps 
Value 

($)

Taxable 
Total 
Value 

($)

Tax 
Value 

Reason

262405901907 2015 2016 0391 499,000 190,000 689,000 0 499,000 190,000 689,000
262405901907 2014 2015 0391 452,000 173,000 625,000 0 452,000 173,000 625,000
262405901907 2013 2014 0391 411,000 125,000 536,000 0 411,000 125,000 536,000
262405901907 2012 2013 0391 374,000 107,000 481,000 0 374,000 107,000 481,000
262405901907 2011 2012 0391 374,000 123,000 497,000 0 374,000 123,000 497,000
262405901907 2010 2011 0385 395,000 125,000 520,000 0 395,000 125,000 520,000
262405901907 2009 2010 0385 405,000 128,000 533,000 0 405,000 128,000 533,000
262405901907 2008 2009 6981 451,000 222,000 673,000 0 451,000 222,000 673,000
262405901907 2007 2008 6981 407,000 208,000 615,000 0 407,000 208,000 615,000
262405901907 2006 2007 6981 354,000 190,000 544,000 0 354,000 190,000 544,000
262405901907 2005 2006 6981 328,000 189,000 517,000 0 328,000 189,000 517,000
262405901907 2004 2005 6981 310,000 180,000 490,000 0 310,000 180,000 490,000
262405901907 2003 2004 6981 310,000 180,000 490,000 0 310,000 180,000 490,000
262405901907 2002 2003 6981 279,000 212,000 491,000 0 279,000 212,000 491,000
262405901907 2001 2002 6981 264,000 201,000 465,000 0 264,000 201,000 465,000
262405901907 2000 2001 6981 240,000 193,000 433,000 0 240,000 193,000 433,000
262405901907 1999 2000 6981 209,000 83,000 292,000 0 209,000 83,000 292,000
262405901907 1998 1999 6981 182,000 64,000 246,000 0 182,000 64,000 246,000
262405901907 1997 1998 6760 0 0 0 0 174,000 60,000 234,000
262405901907 1996 1997 6760 0 0 0 0 174,000 1,000 175,000
262405901907 1994 1995 6760 0 0 0 0 174,000 1,000 175,000
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March 5, 2020 
 
 
 
Mr. Peter Rosen 
Senior Environmental Planner 
City of Bellevue 
PO Box 90012 
Bellevue, Washington 98009-9912 
 
Subject:  Park Pointe PUD (16-143970-LK and 16-145946-LO) 

Deviation from Standards 
PACE Project No. 15436 

 

Dear Peter: 
 

Thank you for reviewing the updated application materials supporting the Park Pointe Planned 
Unit Development (PUD) and Preliminary Subdivision (Plat) proposed by Isola Homes.  PACE 
revised the original PUD to include a formal Plat and submitted the Plat application on August 
21, 2019.   
 

Your December 2, 2019 letter represented the first review of the Plat application and included 
staff review comments related to land use, utilities, transportation and fire prevention elements.  
The most significant comments were generated by the City’s Transportation Department which 
indicated the project would require public streets within a right-of-way dedicated to the City of 
Bellevue.   
 

Applying public street standards to the project will fundamentally alter the development layout.  
Given the significant impact, it makes little sense to address other comments (i.e. land use, fire, 
and utilities) without first resolving the question of road standards.  As a result, this response to 
your December 2, 2019 letter is confined to the issue of street standards. 
 
Response Framework 

Your December 2, 2019 letter included comments from Ian Nisbet with the Transportation 
Department.  He noted that Section 3.C of the City’s transportation standards (Design Manual)1 
requires any street in a subdivision serving 10 or more lots must be public.  Bellevue Municipal 
Code (BMC section 14.60.130.A.4.a) restates this requirement.  As a clarification, we note that 
the code sections Mr. Nisbet cited in your comment letter do not refer to public or private streets 
but rather subdivision requirements. 
 

As outlined in your comment letter, the public street mandated by the Design Manual includes:  

• 24 feet of curb-to-curb roadway providing two 12-foot wide lanes, 

• 12 inches of curb (6 inches either side), 

• 10 feet of landscape (5-foot planter each side), and  

• 12 feet of sidewalk (6-foot walk on each side of the street). 

 
1 City of Bellevue Transportation Department, Design Manual, January 3, 2017. 
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Combined, these improvements indicate a 47-foot-wide right-of-way dedication is required.  
With the potential for a 28-foot street referenced in the comment letter, this expands to 51 feet.  
The 45-foot minimum right-of-way indicated in the comment letter is not adequate. 
 
We understand from conversations with you that the Transportation Department will accept a 
formal variance request from the Design Manual requirements.  Section 1.D of the Design 
Manual outlines the format for a deviation request and the decision-making criteria.  This letter 
represents Isola Homes’ formal request to deviate from the Design Manual’s requirement 
for Public Streets. 
 
We note that this request does not alter any federally recognized design guidelines that would 
compel completing the City’s Deviation/Exception Justification Form.  
 
City Direction 

In addition to the criteria identified in the Design Manual, the most compelling basis for allowing 
private streets within Park Pointe has been the direction provided by the City during the four 
years this project has been under consideration.  Under the City’s leadership, PACE and Isola 
developed a Planned Unit Development (PUD) responsive to City direction and requirements.  
Moreover, the City has clearly articulated a preference for private streets within a PUD through 
the following direction:  
 
City Code 

The Transportation Department interpretation of the BMC section 14.60.130.A.4.a is correct as 
far as it goes but ignores context and other explicit direction allowing private roads within a 
PUD.  Namely, BMC 14.60.130.A.4. states that  
 

Private roads… will be allowed when… at least one of the following conditions exists: 

a. The private road would be part of a… residential planned unit development. 
 
This section of the code clearly states that a private road is permitted when any one of a 
number of different conditions are present; in this case, a residential PUD.  The contrary opinion 
stated by Transportation Department – that the code disallows private roads in subdivisions 
over nine lots – is incorrect.  The clause identifies one of several conditions where private roads 
are allowed (i.e. nine lot subdivisions), vs. where all private roads are prohibited. 
 
Permitting History 

This interpretation of the Code is consistent with prior applications within Bellevue.  Figure 1 
identifies four other PUDs within the City with the following characteristics: 

• Formal subdivisions that created parcels of real property. 

• More than nine lots total. 

• Private streets located inside tracts vs. public rights-of-way. 
 
These circumstances are identical to that proposed with Park Pointe.  We note that the City 
adopted its PUD ordinance in 1994 and has consistently allowed platted PUDs to provide 
private roadways since adoption.   
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During initial project discussions with City staff, planners floated the concept of a PUD as an 
opportunity for this site.  Staff provided a copy of the Lakemont Heights PUD (shown on Exhibit 1) 
as an example of a PUD. 
 
Conclusion:  For more than 25 years, Bellevue has (a) consistently allowed private roads within 
larger PUD subdivisions, and (b) recommended this approach to Isola Homes. 
 
Staff Direction 

In addition to Planning staff guiding us toward the current PUD configuration, PACE received 
input from Transportation Department staff assigned to project review.  When Isola made the 
decision to incorporate a plat into the PUD, we asked staff how this decision might impact the 
PUD through a March 1, 2019 email.  Subsequent email communication concluded with Ryan 
Miller stating on April 23, 2019 that “Transportation is fine with (a Plat) and will maintain the 
proposed private road.”  We can provide that email message if desired. 
 
Ryan also provided specific design direction for the private roads, specifically the primary loop 
road through the site.  In an email dated August 15, 2018, he instructed PACE to “Reduce the 
road width to 20- -feet and increase the sidewalk width to be 7 feet for all internal concrete 
sidewalks.”  While PACE updated all plan view drawings to reflect that direction, we failed to 
update the typical roadway sections with the last preliminary engineering plan submittal on 
August 21, 2019. 
 
Conclusion:  Transportation Department staff approved private roads within the Park Pointe 
PUD subdivision.   
 
PUD Requirements 

Bellevue establishes PUD requirements through BMC part 20.30D including 20.30D.150 which 
outlines the criteria for approval decisions.  Over the course of three site layouts, PACE and the 
project environmental consultants collaborated with City staff and Isola Homes to achieve a 
general concept that planning staff viewed as consistent with code.  The result is a dense layout 
that preserves half the site in its native condition. 
 
The City’s PUD standards reflect a series of objectives and principles that informed the overall 
design.  PUD criteria design must demonstrate superior design through aesthetics, open space, 
low impact development strategies, conservation features and a reduction in hard surfaces.  
The integrated nature of PUD design makes it extremely difficult to ignore one project element 
without compromising the overall PUD design.   
 
Nowhere is this more evident on Park Pointe than with the proposed road system.  Figure 2 
illustrates the impact of providing the minimum 47-foot-wide street improvements at Park Pointe.  
This would negatively impact the PUD proposal by: 

• Reducing the landscaping buffer against Lakemont Boulevard.  Triggered by relocation 
of six units (20, 26-30) away from larger street. 

• Loss of perimeter setbacks to critical area buffers and open space.  Triggered by need to 
move six units (1-3, 18-20) away from larger street. 

• Loss of enhanced density.  Units 31 to 35 likely removed from proposal. 
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• Loss of variation in both house design and home positioning.  Current layout of units 5-
12 not supported by wider road and would be replaced by conventional units with street-
facing garages. 

• More than 40% increase in pollution-generating impervious surfaces (includes street and 
sidewalks). 

• Overall diminishment in unique character of the development. 
 
We recognize that these considerations are not part of the Design Manual that informs the 
Transportation Department’s review.  In turn, we would ask Transportation staff to recognize 
that several of these elements are a direct result of planning staff feedback and are critical to 
achieve PUD approval.   
 
Conclusion:  Imposing the public street standards will disrupt three years of City-supported 
design revisions necessary to PUD approval. 
 
Deviation Criteria 

The final component to our request involves a discussion responding to the specific criteria 
listed in Section 1.D of the Design Manual.  These elements are numbered consistent with the 
Design Manual:  
 
Except where infill development is proposed, the deviation will achieve the intended 
result with a comparable or superior design. 

This project does not involve infill.  This criterion requires consideration of the “intended result,” 
specifically producing a street that performs consistent with Local Street classification identified 
in the comment letter.  This standard road section identified in the comment letter consists of 
four elements.  The following describes how the proposed roadway compares favorably to each 
element: 

• Traveled Way – Table 1 of the Design Manual mandates a 20-foot paved width to 
accommodate two 10-foot travel lanes.  The proposed roadway does this, no additional 
changes are necessary. 

• Parking – Table 1 indicates unmarked parallel parking is required on either one or both 
sides of the street.  Any street serving more than 10 dwellings is expected to provide 
parking on at least one side.  There is no trigger mandating two-side parking. 
 
As a PUD, this project did not adopt the prescriptive approach to providing on-street 
parking along a road’s entire length.  Instead, a section of designated parking is provided 
on Road A.  The road width at the street parking location totals 27.5 wide, more than the 
minimum requirement of 24 feet listed in Table 1 of the Design Manual.  On-street 
parking exceeds minimum requirements. 
 
Additional off-street parking is provided too.  Reference the Environmental Checklist for 
a summary of the total parking supply.   
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• Pedestrian Travel – The purpose of the Local Street sidewalk is pedestrian access for 
residents.  The conventional expectation is of a pedestrian leaving their house and 
following the sidewalk to their destination.  The PUD provides the same functionality with 
more creatively designed pedestrian facilities including: 

o A 7-foot sidewalk on one side of Road A. 

o A Woonerf-type roadway for Road B that combines vehicle and pedestrian travel. 

o Conventional street-side walks along Lakemont Boulevard. 

o Soft surface trails that connect to sidewalks and the regional trail network in the 
adjacent parklands. 

• Landscape – The proposed 5-foot landscape strip on each side of the street is intended 
to accommodate street trees and managed landscape outside of private property.  The 
PUD is unique in that private property (i.e. the individual parcels) will also contain 
managed landscape.  As a result, the overall developed segment of the project site 
provides more extensive and diverse public landscaping than that available through the 
conventional 5-foot street-side landscaping strips. 
 
Taken together, the four elements described above provide a superior product to the 
prescriptive Local Access street indicated by the Design Manual. 
 

The deviation will not adversely affect safety or operation. 

As indicated previously, the proposed traveled way identified above is consistent with the City 
standards, and passenger vehicle traffic is not expected to be part of this consideration.  We 
instead expect the Transportation Department to be more concerned with access and circulation 
for fire trucks and trash collection trucks.   
 
In response to this, we prepared an exhibit (Figure 3) showing two truck-turning simulations to 
model the driving behavior of both fire and trash collection trucks.  Both vehicles are capable of 
driving through the site and remaining within the designated traveled way.  Based on truck 
access and maneuverability constraints, the private roadway system provides an equivalent 
level of service to that achieved by a standard public street identified in the Design Manual.  
 
The deviation will not adversely affect maintainability.  

The proposed roadway will be privately maintained, and anticipated maintenance is expected to 
be minimal.  Pavement has a finite life span indicating eventual replacement is expected.  In 
that situation, staged road closures will be necessary.  Pavement and sidewalk maintenance is 
typically a function of the thickness of a given road or sidewalk section.  Because we are not 
proposing to deviate from minimum construction standards or pavement sections, the private 
road will not adversely impact the ability to maintain the road improvements. 
 
The second facet of maintenance is overall life cycle.  A private street will require complete 
replacement on a schedule similar to a public street.  In fact, wear rates may be lower on a 
private road when compared to a public street because external traffic is generally lower.  
Nothing about the proposed road configuration or private designation would increase the need 
for maintenance, or negatively impact the ability to perform maintenance. 
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Conclusion 

We believe the Transportation Department’s direction requiring public streets within dedicated 
rights-of-way is not an appropriate response to the plat application.  The City has historically 
supported private roads within platted PUDs as evidenced by approval of other projects, specific 
direction from Transportation Department staff, and the City’s Land Use Code.  In addition, 
Public street requirements will jeopardize a number of the site layout characteristics that are 
central to this project meeting PUD design criteria.  Finally, the private street system, developed 
in collaboration with Transportation Department staff, delivers the same level of service and 
function as the public streets now being requested. 
 
We look forward to your consideration of this material.  We would welcome the opportunity to 
meet Transportation Department staff to provide details to further the overall understanding of 
our request and outline the project history that may be missing due to staff turnover. 
 
Please let me know if you require any additional information to support this request.   
 
Sincerely, 
 
PACE Engineers, Inc. 
 
 
 
 
Toby Coenen, PE 
Project Manager 
 
cc: Jeff Wegener, Isola Homes 
 
Enclosures 
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1. DEVELOPMENT IDENTIFICATION 
 
Gibson Traffic Consultants, Inc. (GTC) has been retained to provide a traffic impact analysis for 
the proposed Park Pointe PUD development to address the City of Bellevue Level One traffic 
impact analysis requirements.   Matthew Palmer, responsible for this report and traffic analysis, is 
a licensed professional engineer (Civil) in the State of Washington and member of the Washington 
State section of ITE. 
 
The development is located on the west side of Lakemont Blvd south of Forest Drive SE. The 
proposed development will consist of 35 single-family residences.  There are 3 existing single-
family residences on the site that will be removed. The site is proposed to have two accesses to 
Lakemont Blvd. A site vicinity map is included in Figure 1. 
 
Speed and daily volumes were collected on Tuesday January 26th, 2021 by Traffic Data Gathering 
(TDG). Collision data from WSDOT was received that included all possible collisions from 
January 1, 2015 through June 30, 2020. The collision data showed five collisions (1 Rear-end and 
4 Fixed Object/Ditch) over the 5 1/2-years along Lakemont Blvd; none involved bikes or 
pedestrians, and none resulted in fatalities. 

 
Figure 1: Site Vicinity Map 
 
  

Source: Google Earth 

SITE 
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2. TRIP GENERATION 
 
Trip generation calculations for the Park Pointe PUD development is based on trip generation rates 
located in the City of Bellevue’s Transportation Mitigation Impact Fees & Trip Rates table and 
national research data published in the Institute of Transportation Engineers (ITE) Trip Generation 
Manual, 10th Edition (2017). ITE Land Use Code 210, single-family residential is used for the trip 
generation calculations for the proposed use. The trip generation for the 32 new single-family 
residences in the development is summarized in Table 1. 

 
Table 1: Trip Generation Summary 

 
32 New 

Single-Family 
Residential Units 

Average Daily Trips AM Peak-Hour Trips PM Peak-Hour Trips 

Inbound Outbound Total Inbound Outbound Total Inbound Outbound Total 

Generation Rate 9.44 trips per unit 0.74 trips per unit 1.00 trips per unit 

Splits 50% 50% 100% 25% 75% 100% 63% 37% 100% 

Trips 152 152 304 6 18 24 20 12 32 

 
 
The development is anticipated to generate 304 new average daily trips with 32 new PM peak-
hour trip. As the development generates more than 30 new PM peak-hour trips the development is 
required to run a concurrency test.  The concurrency test was completed for 35 PM peak-hour trips 
which included the existing single-family residences that were credited towards the development. 
The concurrency test concluded the project is eligible for a Certificate of Concurrency and no other 
study intersections besides the site access would be impacted by 30 PM peak-hour trips; therefore, 
only the site access was analyzed for level of service. 
 

3. SITE ACCESS ANALYSIS 
 
The Park Pointe PUD development is proposed to have two accesses to Lakemont Blvd along the 
east property line. The south access is proposed to be a right-in/right-out access that will also 
provide emergency access. The posted speed limit in the site vicinity is 40 mph. Speed data was 
collected along Lakemont Blvd along the site which showed the 85th percentile speed at 45.4 mph 
southbound and 44.2 mph northbound. The volume data showed 2,510 ADT with 309 AM trips 
(peak between 7-9 AM) and 516 PM trips (peak between 3-6 PM). The sight distance at the access 
has been analyzed using the City of Bellevue 2017 Design Manual.   
 
The City of Bellevue guidelines for sight distance state that obstructions are not permitted above 
a line 2 feet above the street surface and below a line 7.5 feet above the street surface for minor 
streets.  For the posted speed limit of 40 mph (maximum listed on Drawing RL-100-1); the 
standards require sight distance of 410 feet along the centerline of the travel way measured to a 
point 14 feet back of the traveled way along the center of the access. With a speed of 45 mph and 
extrapolating from Drawing RL-100-1; the sight distance required would be 470 feet. 
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The north access to Lakemont Blvd has over 470 feet of sight distance to the north and south of 
the access. The south access has limited sight distance to the south due to a retaining wall, existing 
vegetation, and the existing curve in the roadway. This limited sight distance is mitigated by 
restricting the access to right-in/right-out which can also serve as an emergency access.  The sight 
distance figures are shown in the attachments. 
 
Level of service analysis at the access was conducted using hourly data from the daily data 
collected along the site frontage with 324 southbound trips and 192 northbound trips during the 
PM peak-hour. Also, a COVID-19 increase factor of 32% was applied to normalize the existing 
volumes based on WSDOT data along I-90. The turning movements are included in the 
attachments including the development trips distributed with 80% to/from the north and 20% 
to/from the south based on the concurrency test which the development passed. The access will 
operate at LOS B with 14.5 seconds of delay in 2023 when all the development volume using a 
single access. 
 

4. TRANSPORTATION MITIGATION 
 
The development will result in a new single-family unit. The City of Bellevue assesses 
transportation impact fees at a rate of $7,060 per single family unit for 2021.  The development 
will construct 35 single-family residences.  There are 3 existing single-family residences on the 
site that will be removed; therefore, the mitigation fees would need to be paid for 32 residences.  
This results in traffic mitigation fees of $225,920.00. 
 
The City of Bellevue is requiring a Rectangular Rapid Flashing Beacon (RRFB) and crosswalk be 
installed connecting Coal Creek Natural Area on the west side of Lakemont Blvd to the Cougar 
Mountain Regional Wildland Park parking lot on the east side of Lakemont Blvd. Where the City 
identified the location of the crosswalk, based on the 85th percentile speed of 45 mph, the stopping 
sight distance is 360 feet per AASHTO. Vegetation clearing within the City owned Coal Creek 
Natural Area should be done to make sure the stopping sight distance to the RRFB is met. 
 

5. CONCULSION 
 
The Park Pointe PUD development is proposed to consist of 35 single-family residences.  There 
are 3 existing single-family residences on the site that will be removed. The development is 
anticipated to generate 304 new average daily trips with 32 new PM peak-hour trip; the 
concurrency test was passed and the level of service at the access will be acceptable LOS B. The 
south access should be restricted to right-in/right-out and vegetation in the Coal Creek Natural 
Area along the west side of Lakemont Blvd will need to be trimmed or removed to meet the sight 
distance requirements for the RRFB. The development results in City of Bellevue traffic mitigation 
fees of $225,920.00, based on the current transportation impact fees.
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Park Pointe PUD
GTC #20-297

AM Peak-Hour

New AM Peak Hour Trips New AM Peak Hour Trips
In Out Total In Out Total

100% 302 6 18 24.00 100% 302 6 18 24
1% 3.02 0.06 0.18 0.24 51% 154.02 3.06 9.18 12.24
2% 6.04 0.12 0.36 0.48 52% 157.04 3.12 9.36 12.48
3% 9.06 0.18 0.54 0.72 53% 160.06 3.18 9.54 12.72
4% 12.08 0.24 0.72 0.96 54% 163.08 3.24 9.72 12.96
5% 15.10 0.30 0.90 1.20 55% 166.10 3.30 9.90 13.20
6% 18.12 0.36 1.08 1.44 56% 169.12 3.36 10.08 13.44
7% 21.14 0.42 1.26 1.68 57% 172.14 3.42 10.26 13.68
8% 24.16 0.48 1.44 1.92 58% 175.16 3.48 10.44 13.92
9% 27.18 0.54 1.62 2.16 59% 178.18 3.54 10.62 14.16

10% 30.20 0.60 1.80 2.40 60% 181.20 3.60 10.80 14.40
11% 33.22 0.66 1.98 2.64 61% 184.22 3.66 10.98 14.64
12% 36.24 0.72 2.16 2.88 62% 187.24 3.72 11.16 14.88
13% 39.26 0.78 2.34 3.12 63% 190.26 3.78 11.34 15.12
14% 42.28 0.84 2.52 3.36 64% 193.28 3.84 11.52 15.36
15% 45.30 0.90 2.70 3.60 65% 196.30 3.90 11.70 15.60
16% 48.32 0.96 2.88 3.84 66% 199.32 3.96 11.88 15.84
17% 51.34 1.02 3.06 4.08 67% 202.34 4.02 12.06 16.08
18% 54.36 1.08 3.24 4.32 68% 205.36 4.08 12.24 16.32
19% 57.38 1.14 3.42 4.56 69% 208.38 4.14 12.42 16.56
20% 60.40 1.20 3.60 4.80 70% 211.40 4.20 12.60 16.80
21% 63.42 1.26 3.78 5.04 71% 214.42 4.26 12.78 17.04
22% 66.44 1.32 3.96 5.28 72% 217.44 4.32 12.96 17.28
23% 69.46 1.38 4.14 5.52 73% 220.46 4.38 13.14 17.52
24% 72.48 1.44 4.32 5.76 74% 223.48 4.44 13.32 17.76
25% 75.50 1.50 4.50 6.00 75% 226.50 4.50 13.50 18.00
26% 78.52 1.56 4.68 6.24 76% 229.52 4.56 13.68 18.24
27% 81.54 1.62 4.86 6.48 77% 232.54 4.62 13.86 18.48
28% 84.56 1.68 5.04 6.72 78% 235.56 4.68 14.04 18.72
29% 87.58 1.74 5.22 6.96 79% 238.58 4.74 14.22 18.96
30% 90.60 1.80 5.40 7.20 80% 241.60 4.80 14.40 19.20
31% 93.62 1.86 5.58 7.44 81% 244.62 4.86 14.58 19.44
32% 96.64 1.92 5.76 7.68 82% 247.64 4.92 14.76 19.68
33% 99.66 1.98 5.94 7.92 83% 250.66 4.98 14.94 19.92
34% 102.68 2.04 6.12 8.16 84% 253.68 5.04 15.12 20.16
35% 105.70 2.10 6.30 8.40 85% 256.70 5.10 15.30 20.40
36% 108.72 2.16 6.48 8.64 86% 259.72 5.16 15.48 20.64
37% 111.74 2.22 6.66 8.88 87% 262.74 5.22 15.66 20.88
38% 114.76 2.28 6.84 9.12 88% 265.76 5.28 15.84 21.12
39% 117.78 2.34 7.02 9.36 89% 268.78 5.34 16.02 21.36
40% 120.80 2.40 7.20 9.60 90% 271.80 5.40 16.20 21.60
41% 123.82 2.46 7.38 9.84 91% 274.82 5.46 16.38 21.84
42% 126.84 2.52 7.56 10.08 92% 277.84 5.52 16.56 22.08
43% 129.86 2.58 7.74 10.32 93% 280.86 5.58 16.74 22.32
44% 132.88 2.64 7.92 10.56 94% 283.88 5.64 16.92 22.56
45% 135.90 2.70 8.10 10.80 95% 286.90 5.70 17.10 22.80
46% 138.92 2.76 8.28 11.04 96% 289.92 5.76 17.28 23.04
47% 141.94 2.82 8.46 11.28 97% 292.94 5.82 17.46 23.28
48% 144.96 2.88 8.64 11.52 98% 295.96 5.88 17.64 23.52
49% 147.98 2.94 8.82 11.76 99% 298.98 5.94 17.82 23.76
50% 151.00 3.00 9.00 12.00 100% 302.00 6.00 18.00 24.00

% %New
ADT

New
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Park Pointe PUD
GTC #20-297

PM Peak-Hour

New PM Peak Hour Trips New PM Peak Hour Trips
In Out Total In Out Total

100% 302 20 12 32.00 100% 302 20 12 32
1% 3.02 0.20 0.12 0.32 51% 154.02 10.20 6.12 16.32
2% 6.04 0.40 0.24 0.64 52% 157.04 10.40 6.24 16.64
3% 9.06 0.60 0.36 0.96 53% 160.06 10.60 6.36 16.96
4% 12.08 0.80 0.48 1.28 54% 163.08 10.80 6.48 17.28
5% 15.10 1.00 0.60 1.60 55% 166.10 11.00 6.60 17.60
6% 18.12 1.20 0.72 1.92 56% 169.12 11.20 6.72 17.92
7% 21.14 1.40 0.84 2.24 57% 172.14 11.40 6.84 18.24
8% 24.16 1.60 0.96 2.56 58% 175.16 11.60 6.96 18.56
9% 27.18 1.80 1.08 2.88 59% 178.18 11.80 7.08 18.88

10% 30.20 2.00 1.20 3.20 60% 181.20 12.00 7.20 19.20
11% 33.22 2.20 1.32 3.52 61% 184.22 12.20 7.32 19.52
12% 36.24 2.40 1.44 3.84 62% 187.24 12.40 7.44 19.84
13% 39.26 2.60 1.56 4.16 63% 190.26 12.60 7.56 20.16
14% 42.28 2.80 1.68 4.48 64% 193.28 12.80 7.68 20.48
15% 45.30 3.00 1.80 4.80 65% 196.30 13.00 7.80 20.80
16% 48.32 3.20 1.92 5.12 66% 199.32 13.20 7.92 21.12
17% 51.34 3.40 2.04 5.44 67% 202.34 13.40 8.04 21.44
18% 54.36 3.60 2.16 5.76 68% 205.36 13.60 8.16 21.76
19% 57.38 3.80 2.28 6.08 69% 208.38 13.80 8.28 22.08
20% 60.40 4.00 2.40 6.40 70% 211.40 14.00 8.40 22.40
21% 63.42 4.20 2.52 6.72 71% 214.42 14.20 8.52 22.72
22% 66.44 4.40 2.64 7.04 72% 217.44 14.40 8.64 23.04
23% 69.46 4.60 2.76 7.36 73% 220.46 14.60 8.76 23.36
24% 72.48 4.80 2.88 7.68 74% 223.48 14.80 8.88 23.68
25% 75.50 5.00 3.00 8.00 75% 226.50 15.00 9.00 24.00
26% 78.52 5.20 3.12 8.32 76% 229.52 15.20 9.12 24.32
27% 81.54 5.40 3.24 8.64 77% 232.54 15.40 9.24 24.64
28% 84.56 5.60 3.36 8.96 78% 235.56 15.60 9.36 24.96
29% 87.58 5.80 3.48 9.28 79% 238.58 15.80 9.48 25.28
30% 90.60 6.00 3.60 9.60 80% 241.60 16.00 9.60 25.60
31% 93.62 6.20 3.72 9.92 81% 244.62 16.20 9.72 25.92
32% 96.64 6.40 3.84 10.24 82% 247.64 16.40 9.84 26.24
33% 99.66 6.60 3.96 10.56 83% 250.66 16.60 9.96 26.56
34% 102.68 6.80 4.08 10.88 84% 253.68 16.80 10.08 26.88
35% 105.70 7.00 4.20 11.20 85% 256.70 17.00 10.20 27.20
36% 108.72 7.20 4.32 11.52 86% 259.72 17.20 10.32 27.52
37% 111.74 7.40 4.44 11.84 87% 262.74 17.40 10.44 27.84
38% 114.76 7.60 4.56 12.16 88% 265.76 17.60 10.56 28.16
39% 117.78 7.80 4.68 12.48 89% 268.78 17.80 10.68 28.48
40% 120.80 8.00 4.80 12.80 90% 271.80 18.00 10.80 28.80
41% 123.82 8.20 4.92 13.12 91% 274.82 18.20 10.92 29.12
42% 126.84 8.40 5.04 13.44 92% 277.84 18.40 11.04 29.44
43% 129.86 8.60 5.16 13.76 93% 280.86 18.60 11.16 29.76
44% 132.88 8.80 5.28 14.08 94% 283.88 18.80 11.28 30.08
45% 135.90 9.00 5.40 14.40 95% 286.90 19.00 11.40 30.40
46% 138.92 9.20 5.52 14.72 96% 289.92 19.20 11.52 30.72
47% 141.94 9.40 5.64 15.04 97% 292.94 19.40 11.64 31.04
48% 144.96 9.60 5.76 15.36 98% 295.96 19.60 11.76 31.36
49% 147.98 9.80 5.88 15.68 99% 298.98 19.80 11.88 31.68
50% 151.00 10.00 6.00 16.00 100% 302.00 20.00 12.00 32.00
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ADT
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1 Access @ Lakemont Blvd Page 1 of 1

Synchro ID: 1
Existing 324 516 192

Average Weekday 0 324 0 0 192 0
PM Peak Hour   

0 Lakemont Blvd SE  0
Year:  1/26/21 0 0  0 0

0  0 
Data Source: TDG 0 Site Access 516 --- 0 North

0  0 
0 0  0 0

0  Lakemont Blvd SE 0
  

0 324 0 0 192 0
324 516 192

428 681 253
0 428 0 0 253 0

Average Weekday   

PM Peak Hour 0 Lakemont Blvd SE  0
0 0  0 0

Percent Change: 32.0% 0  0 
0 Site Access 681 --- 0 North

0  0 
0 0  0 0

0  Lakemont Blvd SE 0
  

0 428 0 0 253 0
428 681 253

Future without Project 445 709 264
Average Weekday 0 445 0 0 264 0

PM Peak Hour   

0 Lakemont Blvd SE  0
Year: 2023 0 0  0 0

Growth Rate = 2.0% 0  0 
Years of Growth = 2 0 Site Access 709 --- 0 North

Total Growth = 1.0404 0  0 
0 0  0 0

0  Lakemont Blvd SE 0
  

0 445 0 0 264 0
445 709 264

Total Project Trips 18 28 10
Average Weekday 18 0 0 10 0 0

PM Peak Hour   

18 Lakemont Blvd SE  0
22 0  0 0

4  0 
35 Site Access 35 --- 0 North

10  0 
13 0  0 0

3  Lakemont Blvd SE 0
  

3 0 0 4 0 0
3 7 4

Future with Project 463 737 274
Average Weekday 18 445 0 10 264 0

PM Peak Hour   

18 Lakemont Blvd SE  0
22 0  0 0

4  0 
35 Site Access 744 --- 0 North

10  0 
13 0  0 0

3  Lakemont Blvd SE 0
  

3 445 0 4 264 0
448 716 268

Normalized Existing (COVID-
19 Factor)

From ADT collected along 
Lakemont Blvd SE along Site 
Frontage.
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TRAFFIC DATA GATHERING
LAKE STEVENS, WA 98258  (425) 334-3348

EMAIL: Carlan@Trafficdatagathering.com

Counter #

Daily Volume

Location

City, State

:  NT-2800

Site:  Loc 01

:  Bellevue, WA

:  Near 7242 Lakemont Blvd SE

1/26/2021
Tuesday

Interval Start SB NB Combined SBInterval Start CombinedNB

12:00 AM 0 2 2 12:00 PM2 4 6 5019043 160 35093

12:15 AM 0 0 0 12:15 PM 3044 74

12:30 AM 1 1 2 12:30 PM 4449 93

12:45 AM 1 1 2 12:45 PM 3654 90

1:00 AM 3 0 3 1:00 PM7 2 9 4420847 177 38591

1:15 AM 2 1 3 1:15 PM 4246 88

1:30 AM 1 0 1 1:30 PM 4752 99

1:45 AM 1 1 2 1:45 PM 4463 107

2:00 AM 1 0 1 2:00 PM2 1 3 6030062 201 501122

2:15 AM 0 0 0 2:15 PM 5080 130

2:30 AM 1 0 1 2:30 PM 4492 136

2:45 AM 0 1 1 2:45 PM 4766 113

3:00 AM 0 0 0 3:00 PM3 2 5 5032485 192 516135

3:15 AM 0 0 0 3:15 PM 3989 128

3:30 AM 2 0 2 3:30 PM 5376 129

3:45 AM 1 2 3 3:45 PM 5074 124

4:00 AM 0 3 3 4:00 PM13 10 23 6327366 182 455129

4:15 AM 6 3 9 4:15 PM 4363 106

4:30 AM 4 3 7 4:30 PM 4375 118

4:45 AM 3 1 4 4:45 PM 3369 102

5:00 AM 8 4 12 5:00 PM52 47 99 3017053 126 29683

5:15 AM 8 9 17 5:15 PM 3442 76

5:30 AM 16 15 31 5:30 PM 3042 72

5:45 AM 20 19 39 5:45 PM 3233 65

6:00 AM 18 24 42 6:00 PM74 138 212 187724 62 13942

6:15 AM 15 27 42 6:15 PM 1325 38

6:30 AM 19 50 69 6:30 PM 2015 35

6:45 AM 22 37 59 6:45 PM 1113 24

7:00 AM 27 53 80 7:00 PM122 187 309 85414 42 9622

7:15 AM 34 39 73 7:15 PM 1012 22

7:30 AM 27 51 78 7:30 PM 1215 27

7:45 AM 34 44 78 7:45 PM 1213 25

8:00 AM 35 36 71 8:00 PM126 131 257 42310 14 3714

8:15 AM 20 39 59 8:15 PM 08 8

8:30 AM 36 31 67 8:30 PM 61 7

8:45 AM 35 25 60 8:45 PM 44 8

9:00 AM 43 33 76 9:00 PM146 121 267 5229 10 3214

9:15 AM 38 22 60 9:15 PM 34 7

9:30 AM 33 34 67 9:30 PM 25 7

9:45 AM 32 32 64 9:45 PM 04 4

10:00 AM 27 32 59 10:00 PM134 124 258 2125 8 207

10:15 AM 28 30 58 10:15 PM 23 5

10:30 AM 37 33 70 10:30 PM 23 5

10:45 AM 42 29 71 10:45 PM 21 3

11:00 AM 38 33 71 11:00 PM173 146 319 230 6 92

11:15 AM 50 45 95 11:15 PM 31 4

11:30 AM 41 39 80 11:30 PM 11 2

11:45 AM 44 29 73 11:45 PM 01 1

854 (48.3%) 913 (51.7%)12:00 AM - 12:00 PM

CombinedNBSB

Volume Totals

2510 (54.5%)24 Hours 46032093 (45.5%)

283612:00 PM - 12:00 AM

1767

1180 (41.6%)1656 (58.4%)

Volume

12:00 AM - 12:00 PM

Peak Hours

CombinedNBSB

11:00 AM

0.84Factor 0.87 0.88

173

7:00 AM 11:00 AM

187 319

3:00 PM3:30 PM12:00 PM - 12:00 AM

0.90Factor 0.960.83

516Volume

2:30 PM

209332

1

DSD - 001038



 

 D 

 
 

Level of Service 
 
  

DSD - 001039



Future With Conditions PM.syn
1: Lakemont Blvd SE & Site Access Park Pointe PUD (GTC 20-297)

GTC (MJP) Future 2023 With Conditions PM
Page 1

Intersection
Int Delay, s/veh 0.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 10 3 4 264 445 18
Future Vol, veh/h 10 3 4 264 445 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 11 3 4 287 484 20
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 789 494 504 0 - 0
          Stage 1 494 - - - - -
          Stage 2 295 - - - - -
Critical Hdwy 6.41 6.21 4.11 - - -
Critical Hdwy Stg 1 5.41 - - - - -
Critical Hdwy Stg 2 5.41 - - - - -
Follow-up Hdwy 3.509 3.309 2.209 - - -
Pot Cap-1 Maneuver 361 577 1066 - - -
          Stage 1 615 - - - - -
          Stage 2 758 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 360 577 1066 - - -
Mov Cap-2 Maneuver 360 - - - - -
          Stage 1 613 - - - - -
          Stage 2 758 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 14.5 0.1 0
HCM LOS B
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1066 - 394 - -
HCM Lane V/C Ratio 0.004 - 0.036 - -
HCM Control Delay (s) 8.4 0 14.5 - -
HCM Lane LOS A A B - -
HCM 95th %tile Q(veh) 0 - 0.1 - -

DSD - 001040
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Concurrency Test Results 
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City of Bellevue, Transportation 
Forecasting and Modeling Services 
Prepared for Site Review Section 

December 17, 2020 Site Review:              16-1439700 LK
Proposed Park Pointe PUD Development  
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FORM NO. 0633 

CITY OF BELLEVUE 
Transportation Department 
Modeling Group 

REQUEST FOR (EMME-2 MODEL RUN) 
ZONE ASSIGNMENT / TRIP DISTRIBUTION 

CONCURRENCY TEST 

Development _____________________ __ Permit #______________________ AMANDA Row __________   

Address of Proposal______________________________ Land Use Type____________________________  

Square Footage______ # of Units______ Trip Rate_______ In_____ Out_____  Total PM Trips __________  

Zone#__________ Trip Table & Platform__________ Date Modeled___________ Scenario #____________ 

Modeled By______________________________________________ (LOS Methodology: HCM 209/2-hours) 

(1) Attach a vicinity map and mark with an “X” where the proposed development is to be located.
(2) In the box below provide a sketch map of the proposed site and include the following details:

(i) All streets surrounding the site (label them).
(ii) Show all connections (driveways) to street system.
(iii) Indicate any turn prohibitions relating to ingress and egress.
(iv) Note any comments or special circumstances relating to this development.

VICINITY
MAP

Date Requested___________  Date Needed___________  Priority: Super High / High / Medium 

Review Engineer _________________________________ Phone Number___________________ 

Park Pointe PUD 16-1439700-LK

Single-family Residential7219 Lakemont Blvd SE

35 20 12 32

The trip generation includes credit for the existing 3 single-family homes to be
removed. To be conservative the analysis could be conducted for 22 In/13 Out
for a total of 35 PM Trips. The City of Bellevue Rates were utilized for the trip
generation calculations. The site will have two full access points to Lakemont
Blvd SE south of Forest Dr SE.

1.00

11/30/2020

Ian Nisbet 425 452-4851

Full Access

Full Access

DSD - 001048
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Site Plan & Sight Distance 
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Engineers  |  Planners  |  Surveyors 

 

PACE Engineers, Inc. 
11255 Kirkland Way  |  Suite 300     

Kirkland, Washington  98033-3417 
p  425.827.2014   |   f  425.827.5043 

www.paceengrs.com 

 
April 21, 2021 
 
 
 
Mr. Reilly Pittman, Senior Planner 
City of Bellevue 
PO Box 90012 
Bellevue, WA 98009-9912 
 
Subject:  Park Pointe PUD (16-143970-LK and 16-145946-LO) 
  PACE Project No. 15436 
 
Dear Mr. Pittman: 
 
The attachments have been prepared in response to the April 19, 2021 email from Mr. Ian Nisbet. 
 
Please let us know of any further questions or additional needs to complete this request. 
 
Sincerely, 
 
PACE Engineers, Inc. 
 
 
 
Brian Way, PLA, ASLA 
Landscape Architect 
 
 
 
cc: Jeff Wegener 
 Scott Sherrow 
 
Attachments: Exhibit A and Exhibit B 

DSD - 001055
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Engineers  |  Planners  |  Surveyors 
 

 

PACE Engineers, Inc. 
11255 Kirkland Way  |  Suite 300     

Kirkland, Washington  98033-3417 
p  425.827.2014   |   f  425.827.5043 

www.paceengrs.com 

EXHIBIT “B” 

 
 
Transportation Design Manual - Private Roads  
 
The TDM states:  
Paragraph 4B. “Private roads in commercial planned unit developments or in single-family or 
multifamily planned unit developments containing three or more lots or dwelling units must have a 
minimum pavement width of 24 feet, with a minimum six-foot wide sidewalk on at least one side and 
sufficient off-street parking. The 24-foot minimum pavement width in a planned unit development is to 
accommodate the more intense activity generated by higher density. A public easement 
encompassing the nonmotorized facility may be required.” 
 

(1) Except where infill development is proposed, the deviation will achieve the intended result with 
a comparable or superior design; Response: Yes, the result of the requested deviation will 
result in comparable vehicular circulation condition whereas if the pavement width was 
24 feet. This PUD proposes a relative low density of homes per acre compared to a 
multi-family PUD. Additionally, the development proposal will provide two entries and 
exits, thereby functioning similar to 2 clusters with about 18 homes per entry. A 
superior design with less paved surfaces will result that is more environmentally 
responsive. A reduction of pavement surfaces will directly result in a reduction of the 
stormwater management facility and volume of water detained and released. Therefore, 
more water will infiltrate into the landscape areas and support the groundwater systems 
and hydrology of the property.  

 
(2) The deviation will not adversely affect safety or operation; Response: Safety is a mutual 

priority for this development. This deviation will not adversely affect or impact the 
safety and operation of our residents or guests as pedestrians or in vehicles traveling 
within the PUD. Pedestrians will be walking on separated sidewalks. The narrow 
pavement will cause vehicles to travel at slow speeds.  Additionally, the project 
provides 7-foot-wide sidewalks, 1 foot wider than required, allowing greater use of the 
sidewalk on the single side and increased separation from traffic, if desired. 

 
(3) The deviation will not adversely affect maintainability. Response: Yes, the deviation will not 

adversely impact the upkeep of the streets within the PUD. Stormwater will continue to 
be collected at curb inlets / catch basins and conveyed to the stormwater vault, to be 
released at the prescribed rate. Street cleaning and catch basin maintenance will 
continue to be performed on a routine basis.  

 
Additionally, we believe that numerous provisions of the PUD Decision criteria support the request for 
the “Road Width Deviation.” Specifically, these are described within the City Code as detailed herein. 
  

DSD - 001057



April 21, 2021 Engineers  |  Planners  |  Surveyors 
Mr. Reilly Pittman 
City of Bellevue 
Page 2 of 2 www.paceengrs.com 
 
 

P:\P15\15436 Lakemont Property Feasibility\ENGINEERING\OUTPUT\BELLEVUE\2021-04-21 Deviation\Exhibit B.docx 

City Code 20.30D.150 reads, The City may approve or approve with modifications a Planned Unit 
Development plan if:  
 
B. 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:  
 
5. Conservation of natural features, vegetation and on-site soils; Response: Yes, reduction of the 
roadway footprint will reduce the square footage of impervious surfaces allowing more 
rainwater to naturally infiltrate back to the ground water system. Additionally, cleaning the 
water from pollution-generating surfaces will ensure cleaner water is released back to the 
environment, drainage system and streams.  
 
6. Reduction in hard surfaces; Response: Agreed, reduction of hard surfaces will reduce the size 
of the stormwater vault and thereby reduce the volume and duration of the water released 
back to the environment from the point discharge.  
 
7. Conservation of critical areas and critical area buffers beyond that required under Part 20.25H LUC; 
Response: Yes, valued critical environmental areas will benefit from LID efforts to reduce 
pervious surfaces, thereby reducing the volume of treated and cleaned stormwater then 
released.  
 
9. Energy efficient site design or building features, Response: Yes, the site design is improved 
with reduction of pollution-generating impervious surfaces, thereby allowing for more land to 
be dedicated as landscape areas.  
 
10. Use of low impact development techniques; Response: Yes, the application of LID, rain 
gardens and pavement reduction and alternative pavement treatment features are desirable 
within urban development projects. 

DSD - 001058
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CITY OF BELLEVUE TRANSPORTATION DEPARTMENT 

DESIGN JUSTIFICATION FORM 

 

 Deviation is when a new facility is not being designed / constructed to approved standards. 

 Exception is when an existing non-compliant facility is being improved, but not to full standard. 

 MEF (Maximum Extent Feasible) is when an ADA facility cannot be made fully compliant. 

 

 

 

 

 

 

 

Project Name  

Park Pointe PUD 

Project/CIP Number Date of Request 

16-143970 6/21/2021 

Project Manager Phone Number(s) 

Reilly Pittman  

Person Completing the Form Phone Number(s) 

Scott Sherrow 425.827.2014 

Provide a brief summary of the project scope 

The proposed residential development of 35 single-family homes will be located on a 12.29-acre site.  
Development will occupy the easterly 5.9 acres of the property, with the remaining 6.3 acres of the site 
to be retained as open space. The development proposal will provide two private ingress/egress points 
off Lakemont Blvd., thereby functioning similar to two clusters with about 18 homes per entry. The main 
access road off Lakemont Blvd. supports a single sidewalk along its length and forms a loop around the 
site. An interior low-volume access road serves 13 residential units and gains access of the main entry 
road at two locations. Access roads provide required turning movements for Fire, EMS and delivery 
service as well as general use access. 
 
This proposal seeks approval of a proposed Planned Unit Development (PUD).   
 
Subject Location(s)  Functional Classification(s) 

Park Pointe PUD Local / Private Street 

• Complete this form when an element of your project does not meet identified standards as 

defined in the City of Bellevue’s Transportation Design Manual, the Local Agency Guidelines, 

AASHTO, Public Right of Way Accessibility Guidelines, Land Use Code, or other industry standard. 
 
• Use a separate form for each type of deviation or exception on your project (i.e. one for roadway 

grade and one for vertical alignment).  More than one location may be included on a single form 

if the standard in question for a deviation or exception is the same. 
 
• MEF documentation may include multiple types of non-compliance for one or more ADA 

facilities. 

DSD - 001059
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Provide a brief summary of the conditions, features, and constraints of each location 
On-site access street corridors provide ingress and egress to 35 residential units. Road A, the main 
access road, is 20 feet wide along a majority of its length and is wider at its intersection with Lakemont 
Blvd. Road A supports a single sidewalk on one side of its section. Road B, a 20-foot-wide interior road, 
gains access off Road A and provides access to 13 residential units with the balance of the residential 
units being served off Road A.  
 
Each roadway corridor is contained within the proposed development and subject to limited local 
residential vehicular traffic. 
 
What is the design standard at issue? 
Pavement with a requirement of 24 feet. The proposed pavement width street section of 20 feet for the 
PUD interior roads does not meet the requirements of: 

TDM Section 4, Paragraph B - Street width requirements of 24 feet wide.   
 

What is the proposed deviation/exception/MEF? 
Requesting a street width reduction from 24 feet to 20 feet except localized at ingress/egress points off 
Lakemont Blvd.   
 
Why is the deviation/exception/MEF needed? (Explain in context of conditions, project scope, etc.) 
The deviation is needed to reduce pavement coverage to achieve a reduction in the site’s overall 
impervious coverage required by PUD regulations which require the applicant to evaluate and employ 
Low Impact Development Best Management Practices where possible. 

 
Benefits: 

• Reducing pollution-generating surface within the project. 

• Decreasing the possibility of increasing runoff flow rates within offsite surface waters 
and riparian corridors.  

• Decreased pavement area requiring maintenance. 

• Decreasing street corridor impacts and increasing open space and landscape area within 
the project for public visual and physical enjoyment. 
 

What alternatives were considered?  Discuss the benefits and costs (financial, operational, schedule, 
user experience, safety, etc.) of each alternative.  
Other alternatives considered were: 
  
1) Utilizing City of Bellevue Street Standards for roadway corridors. 

Pros: 

• Would meet City of Bellevue’s published street standard. 

• Right-of-way street improvements would remain in City of Bellevue ownership. 
Cons: 

• Street corridors would not be utilized to meet PUD and LID goals. 

• Greater pollution-generating surface is within project. 

• Possible increase of runoff flow rates to offsite surface waters and riparian corridors.  

• Increased pavement area requiring maintenance. 

• Increased street corridor impacts reducing open space and landscape area within the 
project. 

• Reduced open space for public visual and physical enjoyment. 
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Why is the proposed solution the best/most appropriate option? 
 

(1) Except where infill development is proposed, the deviation will achieve the intended result with a 
comparable or superior design;  
The outcome of the requested deviation will result in a comparable vehicular circulation 
condition as if the pavement width was 24 feet. A superior design with less paved surfaces will 
result and is more environmentally responsive. A reduction of pavement surfaces will directly 
result in a reduction of the stormwater management facility and volume of water detained and 
released. Therefore, more water will infiltrate into the landscape areas and support the 
groundwater systems and hydrology of the property. Supports the project proponent in seeking 
a PUD Development approval by limiting the area of disturbance and improving the site utilizing 
Low Impact Development Best Management Practices. 

 
Each roadway corridor requesting a reduced pavement width reduction is contained within the 
proposed development and is subject to limited local residential vehicular traffic.  

 
(2) The deviation will not adversely affect safety or operation; Response: * 

The minimum of 20 feet of pavement provides sufficient width for fire and safety services 
where, if there is a vehicle blocking one lane of traffic, emergency vehicles can maneuver around 
the blocking vehicle. According to current AASHTO standards in A Policy on Geometric Design of 
Highways and Streets, 20 feet of roadway width for a design speed of 25 mph is sufficient to 
handle up to 400 vehicles a day. This roadway width is the sum of the traveled way and the 
shoulder widths; when the 2-foot shoulder is removed on either side, the total effective lane 
width is 16 feet. Road A, with a maximum ADT of 350 vehicles in any one section, will have 
sufficient width and a sidewalk on one side to support all users of the roadway. 

 
* Response per Gibson traffic, See attached memo. 

 
(3) The deviation will not adversely affect maintainability.  

The deviation will not adversely impact the upkeep of the streets maintained by the City of 
Bellevue. All on-site streets will be maintained by the Homeowners Association.  

 
Additionally, we believe that numerous provisions of the PUD Decision criteria support the request for 
the “Road Width Deviation.” Specifically, these are described within the City Code as detailed herein. 
 
City Code 20.30D.150 reads, The City may approve or approve with modifications a Planned Unit 
Development plan if:  
 
B. 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:  
 
5. Conservation of natural features, vegetation and on-site soils; Response: Yes, reduction of the 
roadway footprint will reduce the square footage of impervious surfaces allowing more rainwater to 
naturally infiltrate back to the groundwater system. Additionally, cleaning the water from pollution-
generating surfaces will ensure cleaner water is released back to the environment, drainage system 
and streams.  
 
6. Reduction in hard surfaces; Response: Agreed, reduction of hard surfaces will reduce the size of the 
stormwater vault and thereby reduce the volume and duration of the water released back to the 
environment from the point discharge.  
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7. Conservation of critical areas and critical area buffers beyond that required under Part 20.25H LUC; 
Response: Yes, valued critical environmental areas will benefit from LID efforts to reduce pervious 
surfaces, thereby reducing the volume of treated and cleaned stormwater then released.  
 
9. Energy efficient site design or building features, Response: Yes, the site design is improved with 
reduction of pollution-generating impervious surfaces, thereby allowing for more land to be dedicated 
as landscape areas.  
 
10. Use of low impact development techniques; Response: Yes, the application of LID, rain gardens and 
pavement reduction and alternative pavement treatment features are desirable within urban 
development projects. 
 
DOCUMENTATION (Indicate appropriate level of documentation for your project. If not sure, contact Hillary 
Stibbard at 425-452-4357): 
 

 Form completed as Summary to Attached Report (PE stamp required on attached document) 
 

 Form completed as Final Documentation (PE stamp required below) with supporting documents  
      (plans, photos, cost estimates, etc.) attached. 
 
  

This deviation/exception is hereby submitted for 
review and approval. 

Approved by: 

 

 
 

 

 
 

 
 

 
 
Scott A. Sherrow, Sr. Principal 

Name and Title 

 
 
 
 
 

______________________ 
 

Transportation Director (or Designee) 

 

___________________ 
Date 
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CITY OF BELLEVUE TRANSPORTATION DEPARTMENT 

DESIGN JUSTIFICATION FORM 

 

 Deviation is when a new facility is not being designed / constructed to approved standards. 

 Exception is when an existing non-compliant facility is being improved, but not to full standard. 

 MEF (Maximum Extent Feasible) is when an ADA facility cannot be made fully compliant. 

 

 

 

 

 

 

 

Project Name  

Park Pointe PUD 

Project/CIP Number Date of Request 

16-143970 6/21/2021 

Project Manager Phone Number(s) 

Reilly Pittman  

Person Completing the Form Phone Number(s) 

Scott Sherrow 425.827.2014 

Provide a brief summary of the project scope 

The proposed residential development of 35 single-family homes will be located on a 12.29-acre site. 
Development will occupy the easterly 5.9 acres of the property, with the remaining 6.3 acres of the site 
to be retained as open space. The development proposal will provide two private ingress/egress points 
off Lakemont Blvd., thereby functioning similar to two clusters with about 18 homes per entry. The main 
access road off Lakemont Blvd. supports a single sidewalk along its length and forms a loop around the 
site. An interior low-volume access road serves 13 residential units and gains access of the main entry 
road at two locations. Access roads provide required turning movements for Fire, EMS and delivery 
service as well as general use access. 
 
This proposal seeks approval of a proposed Planned Unit Development (PUD).   
 
Subject Location(s)  Functional Classification(s) 

Park Pointe PUD Local / Private Street 

• Complete this form when an element of your project does not meet identified standards as 

defined in the City of Bellevue’s Transportation Design Manual, the Local Agency Guidelines, 

AASHTO, Public Right of Way Accessibility Guidelines, Land Use Code, or other industry standard. 
 
• Use a separate form for each type of deviation or exception on your project (i.e. one for roadway 

grade and one for vertical alignment).  More than one location may be included on a single form 

if the standard in question for a deviation or exception is the same. 
 
• MEF documentation may include multiple types of non-compliance for one or more ADA 

facilities. 
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Provide a brief summary of the conditions, features, and constraints of each location 
On-site access street corridors provide ingress and egress to 35 residential units. Road A, the main 
access road, is 20 foot wide along a majority of its length and is wider at its intersection with Lakemont 
Blvd. Road A supports a single sidewalk on one side of its section.  Road B, a 20 foot wide interior road 
gains access off Road A and provides access to 13 residential units with the balance of the residential 
units being served off Road A.  
 
Each roadway corridor is contained within the proposed development and subject to limited local 
residential vehicular traffic. 

What is the design standard at issue? 
Requirement of sidewalk along Road B. 

TDM Section 4, Paragraph B - Street width requirements of 24 feet wide with walk.   

What is the proposed deviation/exception/MEF? 
Requesting that a sidewalk not be required along Road B. 

Why is the deviation/exception/MEF needed? (Explain in context of conditions, project scope, etc.) 
The deviation is needed to reduce impervious coverage to achieve a reduction in the site’s overall 
impervious coverage required by PUD regulations which require the applicant to evaluate and employ 
Low Impact Development Best Management Practices where possible. 
 

Benefits: 

• Decreasing the possibility of increasing runoff flow rates within offsite surface waters 
and riparian corridors.  

• Decreased sidewalk area requiring maintenance. 

• Decreasing street corridor impacts and increasing open space and landscape area within 
the project. 

• Increasing open space for public visual and physical enjoyment. 
 
What alternatives were considered?  Discuss the benefits and costs (financial, operational, schedule, 
user experience, safety, etc.) of each alternative.  
Other alternatives considered were: 
 
1) Utilizing City of Bellevue Street Standards for roadway corridors. 

Pros: 

• Would meet City of Bellevue’s published street standard. 

• Right-of-way street improvements would remain in City of Bellevue ownership. 
Cons: 

• Street corridors would not be utilized to meet PUD an LID goals. 

• Possible increase of runoff flow rates to offsite surface waters and riparian corridors.  

• Increased sidewalk area requiring maintenance. 

• Increase street corridor impacts reducing open space and landscape area within the 
project. 

• Reduced open space for public visual and physical enjoyment. 
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Why is the proposed solution the best/most appropriate option? 
 

(1) Except where infill development is proposed, the deviation will achieve the intended result with 
a comparable or superior design;  
The outcome of the requested deviation will result in comparable design and less impervious 
surfaces and is more environmentally responsive. A reduction of sidewalk surfaces will directly 
result in a reduction of the stormwater management facility and volume of water detained and 
released. Therefore, more water will infiltrate into the landscape areas and support the 
groundwater systems and hydrology of the property. Supports the project proponent in seeking 
a PUD Development approval by limiting the area of disturbance and improving the site utilizing 
Low Impact Development Best Management Practices. 

 
Each roadway corridor requesting a reduced impervious area reduction is contained within the 
proposed development and subject to limited local residential vehicular traffic.  

 
(2) The deviation will not adversely affect safety or operation, Response: *  

Road B is only anticipated to serve 13 single-family residences with driveway access typical of 
an alley. It is anticipated during the PM peak-hour, 13 vehicles would utilize Road B with eight 
inbound and five outbound vehicles. There is sufficient roadway width for two vehicles to pass 
without having to share a lane. The probability of vehicles crossing in the PM peak-hour is 
1.11% (8 vehicles/60 minutes x 5 vehicles/60 minutes). Road B will also be used by pedestrians 
of these same 13 residences to access the sidewalks and trail system. Assuming a worst-case of 
13 individual groups of pedestrians during the PM peak-hour, the probability of interaction with 
two vehicles passing and a pedestrian would be 0.24% (8 vehicles/60 minutes x 5 vehicles/60 
minutes x 13 pedestrians/60 minutes). With the low speeds, familiar drivers, closed roadway 
system, there would be sufficient roadway width to support all the users of the roadway. 

 
*  Response per Gibson traffic, See attached memo. 

 
(3) The deviation will not adversely affect maintainability.  

The deviation will not adversely impact the upkeep of the streets maintained by the City of 
Bellevue. All on-site streets will be maintained by the Homeowners Association.  

 
Additionally, we believe that numerous provisions of the PUD Decision criteria support the request for 
the “Road Width Deviation.” Specifically, these are described within the City Code as detailed herein. 
 
City Code 20.30D.150 reads, The City may approve or approve with modifications a Planned Unit 
Development plan if:  
 
B. 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:  
 
5. Conservation of natural features, vegetation and on-site soils; Response: Yes, reduction of the 
roadway footprint will reduce the square footage of impervious surfaces allowing more rainwater to 
naturally infiltrate back to the groundwater system. Additionally, cleaning the water from pollution-
generating surfaces will ensure cleaner water is released back to the environment, drainage system 
and streams.  
 
6. Reduction in hard surfaces; Response: Agreed, reduction of hard surfaces will reduce the size of the 
stormwater vault and thereby reduce the volume and duration of the water released back to the 
environment from the point discharge.  
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7. Conservation of critical areas and critical area buffers beyond that required under Part 20.25H LUC; 
Response: Yes, valued critical environmental areas will benefit from LID efforts to reduce pervious 
surfaces, thereby reducing the volume of treated and cleaned stormwater then released.  
 
9. Energy efficient site design or building features, Response: Yes, the site design is improved with 
reduction of pollution-generating impervious surfaces, thereby allowing for more land to be dedicated 
as landscape areas.  
 
10. Use of low impact development techniques; Response: Yes, the application of LID, rain gardens and 
pavement reduction and alternative pavement treatment features are desirable within urban 
development projects. 
 
DOCUMENTATION (Indicate appropriate level of documentation for your project. If not sure, contact Hillary 
Stibbard at 425-452-4357): 
 

 Form completed as Summary to Attached Report (PE stamp required on attached document) 
 

 Form completed as Final Documentation (PE stamp required below) with supporting documents  
      (plans, photos, cost estimates, etc.) attached. 
 
  

This deviation/exception is hereby submitted for 
review and approval. 

Approved by: 

 

 
 

 
 

 

 
 

 
 
Scott A. Sherrow, Sr. Principal 

Name and Title 

 
 
 
 
 

______________________ 
 

Transportation Director (or Designee) 

 
___________________ 
Date 
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DatedSigned

Salmon-Safe Inc. 
1001 SE Water Ave, Suite 450 | Portland, Oregon  97214 | www.salmonsafe.org

Salmon-Safe does hereby certify that
an independent ean independent evaluation has been 
conducted at the site listed below and 
that this site meets all of the necessary 
qualifications to be certified Salmon-Safe 
for the conservation of urban habitat 
and water quality. 

Portland State University
Salmon-Safe Certification
Registration Number SS-C-442
617 SW Montgomery
Portland, OR 97207

Expedia Seattle Headquarters
Salmon-Safe Certification
Registration Number SS-C-490
333 108th Ave NE
Bellevue, WA 98004

May 8, 2018

Salmon-Safe Certification
Registration Number SS-C-492
1000 and 1001 6th Ave. S
Seattle, WA 98134

Project S
Salmon-Safe Certification
Registration Number SS-C-506 
7219 & 7331 Lakemont Blvd SE
Bellevue, WA 98006

Park Pointe

July 5, 2022
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RECOMMENDATION SUMMARY

The Salmon-Safe Science Team is pleased to recommend that the Park Pointe 
Planned Unit Development (PUD) in Bellevue, Washington, be certified Salmon-
Safe, subject to the conditions detailed in this report. 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. 

Background

In 2000, Salmon-Safe expanded beyond agricultural land certification to apply  
the Salmon-Safe assessment and certification process to land and water manage-
ment within the urban realm. This initiative significantly advanced restoration 
efforts in urbanized watersheds by developing urban aquatic protection guide-
lines and a citizen education campaign throughout the Pacific Northwest.  

Working closely with independent scientists and technical experts, Salmon-Safe 
developed a comprehensive certification framework oriented towards reducing 
impacts on water quality and fish habitat from urban land and water management 
practices. Since 2005, more than 40 urban sites have transitioned to Salmon-Safe 
certification in Oregon and Washington, including Nike World Headquarters, 
Toyota at the Port of Portland, University of Washington Seattle and Bothell 
Campuses, Oregon Convention Center, and other institutional, corporate,  
and residential development sites.  

In 2014, Salmon-Safe developed certification standards for highly urbanized  
sites, which revised and updated the Campus Standards completed in 2005.  
These Urban Certification Standards (https://www.salmonsafe.org/getcertified/
development) are applicable across a variety of urban development landscapes, 
ranging from high-density urban infill to corporate campuses. While the stan-
dards are designed as a stand-alone program, they can also complement other 
leading certification standards, such as LEED, Sustainable Sites, Envision and Earth 
Advantage, providing a water quality and habitat-focused bioregional overlay.
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PROJECT OVERVIEW 

The Park Pointe PUD proposed by Isola Homes consists of 35 single-family 
detached homes on two existing lots totaling 12.29 acres at 7219 and 7331 
Lakemont Boulevard in Bellevue, Washington. The residential development  
will occupy 5.90 acres of the property, with the remaining 6.39 acres of the site 
being retained as open space. This open space is adjacent to the City of Bellevue’s 
Coal Creek Natural Area, which surrounds Coal Creek and contains several miles  
of walking trails. The final project design is subject to change as Isola Homes  
and the City of Bellevue continue to discuss specific project elements as part  
of the PUD permitting process.  

The land in the vicinity of the project was historically part of a larger active 
coal mining operation from circa 1879 to 1930. After mining operations were 
suspended, the land use in the eastern part of the property closest to Lakemont 
Boulevard changed to farming and horse pasture and several residences were 
constructed. The proposed development is generally clustered in this area,  
which is largely pasture. All existing structures are proposed for removal.
 
The site contains critical areas including steep slopes, wetlands, streams, and coal 
mine hazards. The project proposes a combination of several different mitigation 
measures intended to compensate for buffer functions and values lost through 
reduced buffer widths, temporary disturbance, and dedication to trails or right- 
of-way. Mitigation activities will occur on 3.00 acres of the property as outlined  
in Figure 1 and below: 

yy Forested sub-canopy enhancementy

remove invasive species, enhance with shrubs,  
plant 20 trees (0.28 acres)

yy Undisturbed forested buffer enhancementy

remove invasive species, stabilize disturbed soils,  
enhance with shrubs, plant 100 trees (0.70 acres)

yy Disturbed forested buffer enhancementy

remove invasive species, install habitat features,  
stabilize disturbed soils, enhance with shrubs, plant  
150 trees (0.96 acres)

yy Re-establishment of forested buffery

remove debris, remove invasive species, restore/stabilize  
disturbed soils, enhance with shrubs and native ground- 
cover, plant 300 trees (1.06 acres)  
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The proposed mitigation will result in a net gain in critical area functions and values 
compared to existing conditions. The total mitigation proposed represents a 4.6:1 
mitigation-to-impact ratio. 

The project area does not currently have a piped stormwater conveyance system. 
Under proposed conditions, runoff will be collected in an underground detention 
vault at the southern edge of the property. The runoff will then be routed through 
Contech StormFilters® located downstream of the detention vault before being 
released to a storm sewer that discharges to the stream at the southern edge  

Figure 1.  Conceptual mitigation plan

Source: Talasaea Consulting

FORESTED SUB-CANOPY ENHANCEMENT

UNDISTURBED FORESTED BUFFER ENHANCEMENT

DISTURBED FORESTED BUFFER ENHANCEMENT

RE-ESTABLISHMENT OF FORESTEDED BUFFER
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of the property. Additional stormwater management will be provided by minimiz-
ing impervious surfaces through site design, bioretention swales with underdrains, 
pervious pavement, a below-grade cistern, and roof-downspout dispersion to 
wetland buffers. 

y
ASSESSMENT PROCESS

 
The Salmon-Safe assessment process consisted of a drawing review and a field 
review, culminating in a certification report (this document). These tasks were 
conducted by Salmon-Safe staff and an interdisciplinary team of scientists  
(the Science Team) with expertise in aquatic ecosystems, innovative storm- 
water management, land management, and integrated pest management  
(IPM), as summarized below.

Science Team
 
The Science Team for this project was composed of Tad Deshler, Dr. Richard  
Horner, and José Carrasquero. Team advisor, Carrie Foss, assisted the Science  
Team with the evaluation of landscape management practices through a review  
of project materials. 

Tad Deshler:  Environmental Scientist, Coho Environmental y
 
Mr. Deshler’s practice focuses on environmental assessment and impact analysis, 
with particular focus on the interaction between built and natural environments. 
Much of his project work has centered around aquatic sites, or at the interface 
between aquatic sites and the adjacent upland environments, where understand- 
ing the transport mechanisms that connect upland and in-water environments 
is paramount. Tad earned a BA degree in Aquatic Biology from the University of 
California at Santa Barbara and an MS degree in Animal Science from the University 
of California at Davis. Tad also has specialized expertise in sediment assessment  
and management, risk assessment, and chemical transport and fate studies. 
 
Dr. Richard Horner:  Stormwater Management Expert, University of Washingtony
 
Dr. Horner received engineering BS and MS degrees from the University of Penn-
sylvania and a PhD in civil and environmental engineering from the University 
of Washington in 1978. Following 13 years of college teaching and professional 
practice, he joined the University of Washington research faculty in 1981, where  
he held appointments in Civil and Environmental Engineering, Landscape 
Architecture, and the Center for Urban Horticulture. His principal research  
interests involve analyzing the effects of human activities, especially in urban  
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areas, on freshwater ecosystems and solutions that protect these resources.  
Dr. Horner founded the Center for Urban Water Resources Management in 1990  
to advance applied research and education in these areas. He is now emeritus 
research associate professor and splits his time between private practice and  
some continuing university research. 

José Carrasquero:  Fisheries and Marine Biologist, BA & MS — University of Washington 
 
Mr. Carrasquero brings 27 years of experience to his work. He performs feasibil- 
ity assessments for instream, riparian, and floodplain salmon habitat projects.  
He reviews construction projects to assess whether they comply with local, state, 
and federal laws. Through these project reviews, he evaluates construction plans 
and recommends best management practices and mitigation measures. As a 
technical expert, José has participated in the development of guidance docu-
ments supporting planning and regulation under the Growth Management and 
Shoreline Management Acts. For the Puget Sound Partnership, José reviews and 
scores projects submitted for funding through the Puget Sound Acquisition and 
Restoration program, and the Recovery Funding Board. He also provides feedback  
on local Chinook recovery planning and adaptive management through review  
of watershed’s work plans and project lists.
 
Carrie Foss:  Urban IPM Director, WSU Puyallup 
 
Ms. Foss manages the WSU IPM Certification Program and the Pesticide Safety 
Education Program in western Washington. Landscape maintenance personnel are 
trained in plant problem diagnosis, integrated pest management, personal safety, 
and environmental protection through lectures and workshops. Carrie earned a 
BS degree in botany from the University of Washington and an MS degree in plant 
pathology from the University of Hawaii. Her background includes plant problem 
diagnosis, research on beneficial microorganisms, and management strategies for 
turf and ornamental diseases.
 

Left to right 
Tad Deshler, José Carrasquero, 
Jennifer Marriott, Ann Olsen, 
and Rich Horner observe  
the riparian buffer, which  
will be enhanced as part  
of the project’s design.
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Field Review

The field review was conducted on September 13,  
2018. Isola Homes’ project team from PACE Engi-
neering and Talasaea Consulting assembled docu-
mentation that was reviewed by the Science Team 
prior to, during, and after the field inspection phase 
of the assessment process. The Science Team met 
with the project team at the project site, toured  
the site, and had an opportunity to discuss specific 
site attributes. At the end of the day, the Science 
Team, supported by Salmon-Safe staff, met to 
review the certification criteria against notes  
taken during the process. On October 5, 2018,  
the team and Salmon-Safe staff finalized condi-
tions for certification and reached a final unani-
mous decision on certification. 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Tad Deshler and Rich Horner (center, Salmon 
Safe Science Team) view drawings that show 
where the Park Pointe PUD project’s site miti-
gation area meets lands to be developed.

 
Ann Olsen (left, Talasaea Consultants)  
describes the number and types of plant- 
ings that will be included in the project’s  
mitigation plan.
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GENERAL OBSERVATIONS
 
In the judgment of the Science Team, the Park Pointe development includes 
many elements that are consistent with Salmon-Safe standards.
 
The Critical Areas report provides a thorough inventory and mapping of existing 
conditions related to wetlands, waterways, forest, and habitat. Although some 
encroachment on riparian and wetland buffers is anticipated, the proposed  
mitigation should replace, restore, or enhance the remaining buffer, resulting  
in a net increase in ecological function. All mitigation areas will be monitored  
and maintained for at least five years to ensure all goals, objectives, and perfor-
mance standards are met.
 
Several design features will result in the minimization of the use of potable water. 
The plant and tree palette planned for on-site landscaping is biased toward native 
and drought-tolerant species, thereby minimizing the need for extensive irrigation, 
while also enhancing ecological function. Water from the cistern that will capture 
rainwater from several roofs will be used to irrigate common areas at the southern 
edge of the property.
 
The stormwater management plan is centered on a traditional underground 
detention vault with associated water quality treatment via media-filled car-
tridges, but it also includes several low-impact development design features that 
should reduce the amount of stormwater that ultimately leaves the project area. 
Additional analyses of the impacts from discharged stormwater are warranted,  
as discussed below in the Conditions section. 
 
The Science Team took note of a strong organizational motivation and enthu- 
siasm for completing this project in an environmentally sustainable manner.  
The Science Team is enthusiastic about providing guidance to Isola Homes  
and the project team to inform the construction of the Park Pointe PUD and  
its long-term maintenance.
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CERTIFICATION CONDITIONS AND RECOMMENDATIONS 

Certification Recommendation:  The Science Team recommends that the Park  
Pointe PUD be certified as Salmon-Safe subject to two pre-conditions and seven  
conditions listed below. All conditions are subject to annual verification by Salmon- 
Safe. Timelines for accomplishing objectives are measured from the official date  
of this Salmon-Safe conditional certification.

              Pre-Condition 1:   Ensure environmental regulatory compliancey
                                          

 
Isola Homes shall provide Salmon-Safe a signed statement indi-
cating that construction or operation of the development is not in 
violation of national, state, or local environmental laws, or associated 
administrative rules or requirements as determined by a regulatory 
agency in an enforcement action, per General Standard 1.
 

 

TIMELINE

Compliance is a pre-condition of certification, then subject to 
annual verification by Salmon Safe. 

 
 
 
Pre-Condition 2:   Commitment to adhere to Salmon-Safey
                                construction management guidelinesy
                                          
 
Isola Homes shall provide Salmon-Safe a signed letter committing 
to adhere to Salmon-Safe’s construction management guidelines 
during the construction of the Park Pointe PUD. Achieving zero 
sediment runoff is one of the goals stated in the guidelines that 
is particularly important in this watershed. The guidelines may be 
found at salmonsafe.org/certification/construction-management/.
 

 

TIMELINE

Compliance is a pre-condition of certification, then subject to 
annual verification by Salmon Safe. 
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y
Condition 1:   Compare pre-development and post-developmenty
                        stormwater quality and quantity

 

Salmon-Safe offers Model Stormwater Management Guidelines 
(see Appendix A) to assist site planners in maintaining or restoring, 
to the maximum extent technically feasible, the predevelopment 
hydrology of the property with regard to the water quality, rate, 
volume, and duration of flow. Isola Homes shall conduct an analysis 
that compares pre-development (prior to mining) and post-
development stormwater quality and quantity to document how 
the primary goal of maintaining or restoring the predevelopment 
hydrology within the project area will be achieved. If full compli-
ance with this objective cannot be accomplished because of site 
constraints, site data, calculations, modeling results, or qualitative 
reasoning shall be provided to document the technical infeasibility 
of achieving the objective.

 
TIMELINE

A report documenting the analyses described above shall be 
prepared and submitted to Salmon-Safe for review within 60 
days of the 60% design stage for the Park Pointe project, thereby 
providing Salmon-Safe the opportunity to provide feedback which 
could meaningfully impact the final designs for this development.
 

Condition 2:   Provide SWPPP and TESC documents for reviewy
                                          
 
The Stormwater Pollution Prevention Plan (SWPPP) and the 
Temporary Erosion and Sediment Control (TESC) documents that 
will be prepared once the project design is finalized will describe 
best management practices for complying with Salmon-Safe stan-
dards U.1.9, U.3.3, and U.3.4.
 

 

TIMELINE

The SWPPP and TESC documents shall be submitted to Salmon-
Safe for review as soon as they are completed and before ground-
breaking occurs. 

C 
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Condition 3:   Develop water use reduction strategy and plany
                                          
 
Isola Homes shall formally document the strategy for minimizing 
water use during construction and operation of the Park Pointe 
development. A report shall be prepared that describes the 
existing site water infrastructure inventory (Standard U.2.1)  
and evaluates the feasibility of various water use reduction  
strategies (Standard U.2.2). Isola Homes should consider develop-
ing a numeric water use goal so that water use reduction strate-
gies can be measured against a baseline. One or more of these or 
other strategies should be implemented to the extent operationally 
feasible and as permissible by building codes and other regulations. 

 

TIMELINE

A water use plan that includes both construction and operation 
phases shall be submitted to Salmon-Safe for review within three 
months of the completion of 60% design documents. 

Condition 4:   Remove tailings in an environmentally protective mannery
                                          
 
The current project design calls for removal of tailings from histor-
ical mining operations within the development area. Mine tailings 
are known to contain heavy metals at concentrations that may be 
toxic to wildlife and aquatic organisms. Isola Homes shall prepare a 
contaminated soil removal plan that ensures that these tailings are 
removed in such a manner as to not introduce any contamination 
to the sensitive riparian zone downgradient from the tailings. The 
contractor responsible for removing the contaminated soil from 
the mine tailing areas shall be appropriately trained in hazardous 
waste operations.

 

TIMELINE

A contaminated soil removal plan shall be prepared and 
submitted to Salmon-Safe for review at least three months  
before the anticipated contaminated soil removal. 
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Condition 5:   Provide final planting schedule for reviewy
                                          
 
The preliminary planting schedule provided to the Science  
Team includes a suitable array of native and adapted species  
that is consistent with Salmon-Safe standards. Since this planting 
schedule is subject to change as the project design is finalized,  
Isola Homes shall provide the final planting schedule for Salmon-
Safe review.

 

TIMELINE

The final planting schedule shall be submitted to Salmon-Safe  
for review within 30 days of completion of 90% design documents. 
 

Condition 6:   Prepare owner’s manual for landscape maintenancey
                                          
 
Isola Homes shall prepare an owner’s manual for the Park Pointe 
development that summarizes landscape maintenance practices 
related to IPM and fertilizer use. This manual would ensure that  
best management practices are applied across common areas  
and private lots. IPM and fertilizer practices shall be consistent  
with Appendix D of the Urban Certification Standards. The fertilizer 
management strategy shall emphasize using the minimum amount 
of fertilizer necessary following a zoned management approach. 
Alternatives to fertilizers, such as compost and mulch, shall also  
be emphasized. Isola Homes shall maintain records to document 
fertilizer usage consistent with Salmon-Safe standards.

 

TIMELINE

The owner’s manual shall be submitted to Salmon-Safe  
for review within one year of certification. 
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Condition 7:   Incorporate owner’s manual for landscape maintenance y
                          into Homeowner Association (HOA) Covenants, Conditionsy
                          & Restrictions (CC&R’s)y
                                          
 
The owner’s manual for landscape maintenance described in 
Condition 6 shall be incorporated into the Covenants, Conditions  
& Restrictions of the Park Pointe Homeowners Association.

 

TIMELINE

Draft CC&R’s that include reference to the owner’s manual  
for landscape maintenance shall be submitted to Salmon-Safe  
for review at least 90 days before any homes within the Park 
Pointe development are offered for sale.

 

Recommendations 

In addition to the conditions for certification listed above, Salmon-Safe offers  
the following continuing improvement recommendation, adoption of which  
is not mandatory to achieve certification, but is considered Salmon-Safe best 
practice: 

yy Create educational signagey
We recommend creating educational signage to foster environ-

mental stewardship among residents and visitors. Such signage 

could be placed along the trail to be constructed within the Park 

Pointe development that will connect with trails in the Coal Creek 

Natural Area. The signs could summarize the environmentally 

sustainable and protective elements of the Park Pointe develop-

ment that led to Salmon-Safe certification. Salmon-Safe can assist 

Isola Homes by providing examples of appropriate signage. 
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CONCLUSIONS

Salmon-Safe and the Science Team commend Isola Homes for its commitment  
to implement the conditions listed in this report, and to manage the Park Pointe 
PUD to continue to improve water quality and urban habitat over the next five 
years. We extend appreciation and congratulations to the Isola Homes team for  
their work in preparing for the certification assessment and assisting the Science 
Team in its assessment.
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SALMON-SAFE INC. 

MODEL STORMWATER MANAGEMENT GUIDELINES               
FOR ULTRA-URBAN REDEVELOPMENT 
 
  MAY 2018

Introduction 

Polluted stormwater is the largest threat to the health of the Pacific Northwest’s 
urban watersheds. Pollutants targeted by Salmon-Safe’s urban initiative such  
as heavy metals, petroleum products, pesticide runoff and construction sediment 
have an adverse impact on the watershed and severely compromise downstream 
marine health. With the goal of inspiring design that has a positive impact in our 
watersheds, Salmon-Safe offers stormwater design guidance for ultra-urban areas, 
which we define as typically those densely developed “downtown” locations 
mostly covered by structures and pavement. Generally first developed long ago, 
many such areas are brownfields now undergoing redevelopment, mostly for 
commercial and residential purposes. 

The very extensive impervious surfaces in ultra-urban spaces create a hydrologic 
environment dominated by surface runoff, with little of the soil infiltration and 
evapotranspiration predominating in a natural landscape. Vehicle traffic drawn 
to such areas and the activities occurring there deposit contaminants like heavy 
metals, oils and other petroleum derivatives, pesticides and fertilizers (nutrients). 
These pollutants wash off of the surfaces with the stormwater runoff and drain  
into the piping typically installed to convey water away rapidly. If the piping 
network is a combined sanitary-storm sewer system, the large stormwater runoff 
volumes draining from an ultra-urban area exceed the capacity of the wastewater 
treatment plant at the end of the line in some storms, resulting in releases of 
untreated, mixed sewage and stormwater to a water body. If the piping network  
is a separated storm sewer system, the runoff and the pollutants it carries enter  
a receiving water body without treatment, to the detriment of water quality  
and the aquatic life there. Although salmon-spawning and rearing streams are 
rarely present in an ultra-urban location, if they are, the elevated runoff quantity 
itself is damaging to the downstream habitat that salmon and their food sources 
rely on and directly to the fish themselves. 

Many of the pollutants conveyed by stormwater runoff are toxic to salmon  
and their invertebrate food sources. The toxicity of heavy metals like copper  
and zinc to aquatic life has been well studied. However, salmon face many  
more potentially toxic pollutants in both their freshwater and saltwater life  
stages. These contaminants include other heavy metals; petroleum products; 
combustion by-products; and industrial, commercial, and household chemicals. 
Emerging science from NOAA Fisheries shows that these agents collectively  
create both lethal and non-lethal impacts, the latter negatively affecting  
salmon life-sustaining functions to the detriment of their migration, repro- 
duction, feeding, growth and avoidance of predators. 
  

Salmon-Safe Inc. 
1001 SE Water Ave, Suite 450

Portland, OR 97214
(503) 232-3750

info@salmonsafe.org
 
 

www.salmonsafe.org
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Despite these challenges, an array of options exists to reduce, or even in the utmost application,  
eliminate the negative impacts of ultra-urban development stemming from the large quantities  
of contaminated stormwater runoff potentially generated there. This management category  
addresses practices to control ultra-urban stormwater runoff to reduce both water quantity  
and water quality impacts with the following goal. 
 
 

Goal
 
Any development or redevelopment project with a footprint that exceeds 5,000 square feet shall  
use low-impact site planning, design, and operational strategies1 for the property to maintain or 
restore, to the maximum extent technically feasible, the predevelopment hydrology of the property  
with regard to the water quality, rate, volume, and duration of f low. 

 
Objectives

1.	 Prime objective 
 
Implement low-impact practices, especially runoff retention2 practices,addressing both water 
quantity and water quality control to the maximum extent technically feasible in redeveloping 
ultra-urban parcels to achieve the stated goal of restoring the predevelopment hydrology.  
Provide documentation of how the objective will be achieved. If full achievement of the goal  
is technically infeasible, assemble documentation demonstrating why it is not and proceed  
to consider Objective 2A and/or 2B, as appropriate to the site. 

2.	 Alternative objectives 
 
	 Assess if achieving Objective 1 is documented to be technically infeasible.

2A 	Alternative water quantity control objective when the site discharges to a combined  
sanitary-storm sewer or a stream—Start with the low-impact practices identified in the 
assessment pursuant to Objective 1. To the extent that they cannot prevent the generation  
of stormwater runoff peak flow rates and volumes greater than in the predeveloped condi-
tion3,4, implement effective alternative measures to diminish and/or slow the release of 
runoff to the maximum extent technically feasible, with the minimum objective of reducing 
the quantity discharged to comply with any applicable water quantity control requirement5 
and, in any case, below the amount released in the preceding developed condition.6 

1 Collectively termed “low-impact practices” in the following points. 
2 Retention means keeping runoff from flowing off the site on the surface by preventing its generation in the first place, 
  capturing it for a water supply purpose, releasing it via infiltration to the soil or evapotranspiration to the atmosphere, 
  or some combination of these mechanisms. 
3 A predeveloped condition is the natural state of the site as it typically would be for the area prior to any modification 
  of vegetation or soil. 
4 As determined through hydrologic modeling of the previously developed and modified conditions. 
5 Specified for discharges to combined sewers by the municipal jurisdiction; specified for discharges to Western 
  Washington streams by the Washington Department of Ecology’s Stormwater Management Manual for Western 
  Washington, Minimum Technical Requirement #7. 
6 As determined through hydrologic modeling of the previously developed and modified conditions. 
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2B  	Alternative water quality control objective when the site discharges to a water body  
or a separate storm sewer leading to a water body—Start with the low-impact practices 
identified in the assessment pursuant to Objective 1. To the extent that they cannot prevent 
the generation of stormwater runoff containing pollutants, implement alternative effec-
tive measures to reduce contaminants in stormwater to the maximum extent technically 
feasible, with the minimum objective of complying with the regulatory requirements  
for water quality control applying to the location.7 
 

Plan Elements

1.	 Inventory and analysis—Narrative, mapping, data, and quantitative results that summarize: 
(1) site land uses and land covers in the redeveloped and preceding developed conditions; 
(2) results of hydrologic modeling of the undeveloped, previously developed and modified 
conditions, as the basis for pursuing quantity control objectives; and (3) stormwater drainage 
sub-basins, conveyance routes, and locations of receiving stormwater drains and natural water 
bodies in the redeveloped state.  

2.	 Low-impact practices—Low-impact practices are systematic methods intended to reduce  
the quantity of stormwater runoff produced and improve the quality of the remaining runoff  
by controlling pollutants at their sources, collecting precipitation and putting it to a beneficial 
use, and utilizing or mimicking the hydrologic functioning of natural vegetation and soil  
in designing drainage systems.

 
The following low-impact practices are particularly relevant to ultra-urban sites:

yy source control practices

√√ minimizing pollutant introduction by building materials (especially zinc-  
and copper-bearing) and activities conducted on the site

√√ isolating pollutants from contact with rainfall or runoff by segregating,  
covering, containing, and/or enclosing pollutant-generating materials,  
wastes and activities

√√ conserving water to reduce non-stormwater discharges 

yy constructing vehicle travel ways, sidewalks and uncovered parking lot aisles to  
the minimum widths necessary, provided that public safety and a walkable environ- 
ment for pedestrians are not compromised

yy harvesting precipitation and putting it to a use such as irrigation, toilet f lushing,  
vehicle or surface washing, or cooling system make-up water

yy constructing low-traffic areas with permeable surfaces, such as porous asphalt,  
open-graded Portland cement concrete, coarse granular materials, concrete or plastic 
unit pavers, and plastic grid systems (Areas particularly suited for permeable surfaces 

7 In Western Washington, specified by the Washington Department of Ecology’s Stormwater Management Manual  
  for Western Washington, Minimum Technical Requirement #6, which is equivalent to the City of Seattle’s SMC,  
  Section 22.805.090.B.1.a. 

DSD - 001085



Model Stormwater Management Guidelines                                                          May 2018
for Ultra-Urban Redevelopment

4

are driveways, walkways and sidewalks, alleys, and overflow or otherwise lightly-used 
uncovered parking lots not subject to much leaf fall or other deposition.)

yy draining runoff from roofs, pavements, other impervious surfaces, and landscaped areas 
into one or more of the following green stormwater infrastructure (GSI) systems:

√√ bioretention area*  (also known as a rain garden)8

√√ planter box* , tree pit*  (bioretention areas on a relatively small scale)

√√ vegetated swale9 *

√√ vegetated filter strip*

√√ infiltration trench

√√ green roof
 
		          * signifies compost-amended soils as needed to maximize soil storage and infiltration 
 
The following low-impact practices are of limited applicability to ultra-urban sites but may contribute  
to meeting objectives in some circumstances:

yy 	conserving natural areas including existing trees, other vegetation and soils

yy minimizing soil excavation and compaction and vegetation disturbance

yy minimizing impervious rooftops and building footprints

yy designing drainage paths to increase the time before runoff leaves the site by empha-
sizing sheet instead of concentrated flow, increasing the number and lengths of f low 
paths, maximizing non-hardened drainage conveyances and maximizing vegetation  
in areas that generate and convey runoff

3. 	 Alternatives—When on-site low-impact practices alone cannot achieve Objectives 2A  
and/or 2B, implement one or more of the following strategies to meet at least the minimum 
water quantity and quality control objectives stated above:

yy For runoff quantity and/or quality control—

√√ contribute materially to a neighborhood project using low-impact practices 
and serving the stormwater control needs of multiple properties in the same 
receiving water drainage basin, with the contribution commensurate with the 
shortfall in meeting objectives on the site itself.

√√ implement low-impact practices on-site to manage the quantity and quality  
of stormwater generated in a location off the redevelopment site but in the same 
receiving water drainage basin, with the scope of the project commensurate 
with the shortfall in meeting objectives using practices applied to stormwater 
generated by the site itself.

8,9 Preferably with an open bottom for the fullest infiltration, but with a liner and underdrain if the opportunity for deep 
   infiltration is highly limited or prohibited for some specific reason, e.g., bedrock or seasonal high-water table near  
   the surface, very restrictive soil (e.g., clay, silty clay) that cannot be adequately amended to permit effective infiltration, 
   non-remediable contamination below ground in the percolating water pathway. 
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yy For runoff quantity control—install a vault or tank10 to store water for delayed release  
after storms to help avoid combined sewer overflows or high flows damaging to a stream.

yy For runoff quality control—install an advanced engineered treatment system suitable 
for an ultra-urban site.11

 

Considerations for Salmon-Safe Certification

Fulfilling the stormwater component of the Salmon-Safe certification process requires submission  
of documentation of how Objective 1 will be achieved based on the inventory and analysis conducted 
for the site. On the other hand, if Objective 1 has been judged to be unachievable, pursuing certifica-
tion requires documentation establishing the technical infeasibility of doing so. Relevant documenta-
tion includes, but is not necessarily limited to, site data, calculations, modeling results, and qualitative 
reasoning. If achieving Objective 1 is demonstrably technically infeasible, the certification process 
then requires similar documentation of how Objectives 2A and/or 2B, as appropriate to the site, will  
be achieved. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prepared for Salmon-Safe Inc. by Dr. Richard Horner, et. al. 

10   While useful for runoff quantity control, passive vaults and tanks provide very little water quality benefit. 

11 The most effective candidate treatment systems now available are chitosan-enhanced sand filtration and advanced 
   media filtration coupled with ion exchange and/or carbon adsorption. Basic sand filtration is another option suitable 
   to an ultra-urban site but is less effective than the more advanced alternatives.
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EXECUTIVE SUMMARY 
Tierra Right of Way Services, Ltd. (Tierra), was contracted by ISOLA Homes to conduct a cultural 
resources assessment for the proposed construction of 40 single-family detached homes in Bellevue, 
Washington. Three cultural resources assessments have been conducted within 1.6 km (1.0 mile) of 
the project area. One archaeological site (45KI00758) and ten Historic Property Inventory (HPI) 
forms have been documented and submitted to the Washington State Department of Archaeology 
and Historic Preservation (DAHP) within 1.6 km (1.0 mile) of the project area. Tierra’s cultural 
resources assessment consisted of background review, field investigation, and production of this 
report. Background review determined the project area to be located in an area with a high probability 
for historic properties. Field investigation included visual reconnaissance, pedestrian survey, and 
subsurface testing. Four historic era archaeological sites were recorded, one historic era archaeological 
isolate, and six historic property forms were completed during this project. Two of the sites located 
contained archaeological resources that are potentially eligible for local historical registers or the 
National Register of Historic Places (NRHP); the eligibility of these components is dependent on the 
DAHP’s view regarding the eligibility of the larger surrounding complexes (e.g., a historic mine and 
towns). If these historical complexes are eligible for local historical registers or the NRHP, then these 
smaller sites will require protection and further evaluation in relation to the nearby historical 
complexes. If the DAHP determines that the larger complexes are ineligible for any historical registers, 
then Tierra recommends a finding of No Impact for these sites.  
 
None of the standing structures on the property are eligible for any local, State, or Federal historical 
registers. Soil disturbance for this project will extend below what is possible to inspect using traditional 
archaeological testing. Tierra recommends archaeological monitoring of any ground-disturbing 
activities within the project area for 0.6 m (2.0 feet) into glacial till or until the on-site archaeologist 
determines the soils to be below human occupation, as this project area is very likely to yieldhistorical 
archaeological materials and features. Because the area has a high potential for yielding precontact and 
historic archaeological materials, Tierra also recommends brief training on archaeological laws, how 
to identify archaeological materials, and how to appropriately report incidental finds for all workers 
on-site. 
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INTRODUCTION 
Tierra was contracted by ISOLA Homes to conduct a cultural resources assessment and archaeological 
subsurface testing for the Park Pointe Project (the project) in Bellevue, in King County, Washington. 
The project area is located in Section 26, Township 24 North, Range 5 East, Willamette Meridian 
(WM), as indicated on the Mercer, Washington, 7.5-minute U.S. Geological Survey (USGS) quadrangle 
(Figure 1).  

Project Description 
The proposed project is located on two parcels (Parcel Nos. 262405-9022 and 262405-9019) totaling 
2.5 ha (6.3 acres) located in the City of Bellevue, just east of Newcastle, Washington; both of these 
lots are currently occupied. The project proposes to construct 41 traditional, single-family detached 
homes. This includes the construction of private roadways, stormwater improvements, and 
landscaping areas (Figure 2). The project area highlighted in blue in Figure 2 represents the property 
that Isola Homes owns, and the area highlighted in orange represents the 2.5-ha (6.3-acre) survey area 
that contains the development footprint. There are wetlands and three streams located near the project 
area (including Coal Creek).  

REGULATORY CONTEXT 

State Environmental Policy Act  
This project requires review under the State Environmental Policy Act (SEPA). Mirroring the National 
Environmental Policy Act (NEPA), SEPA requires that all major actions sponsored, funded, 
permitted, or approved by State and/or local agencies provide consideration of the impacts of the 
planned action on the environment, which includes properties of historical, archaeological, scientific, 
or cultural importance (Washington Administrative Code [WAC] 197-11-960).  
 
The Washington State Department of Archaeology and Historic Preservation (DAHP) is recognized 
as the agency with the technical expertise to consider the effects of a proposed action on cultural 
resources and to provide formal recommendations to local governments and other State agencies for 
appropriate treatments or actions.  
 
Within Washington State, it is illegal to knowingly disturb archaeological sites or certain archaeological 
materials on State and private lands. Laws protecting these resources include the Archaeological Sites 
and Resources Law (Revised Code of Washington [RCW] 27.53), Indian Graves and Records Law 
(RCW 27.44), Human Remains Law (RCW 68.50), and Abandoned and Historic Cemeteries and 
Historic Graves Law (RCW 68.60). 

ENVIRONMENTAL CONTEXT 
Literature review for this project included a review of environmental data on the project area illustrated 
in geologic and soils maps and reports of recent geological and geomorphological investigations that 
describe subsurface conditions and the post-depositional processes likely to affect any cultural 
deposits in the study area. 
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Figure 1. Project location map. 
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Figure 2. Park Pointe PUD, courtesy of ISOLA Homes.
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Physiographic Province 
The APE is located within the western hemlock (Tsuga heterophylla) vegetation zone of the Puget-
Willamette Lowland physiographic province (Franklin and Dyrness 1988). Native vegetation would 
have included western red cedar (Thuja plicata), western hemlock, and Douglas-fir (Pseudotsuga menziesii). 
The project area was originally domestic housing associated with extensive mining activity during the 
late nineteenth and early twentieth centuries, 

Geomorphology  
The project area is located in the southeastern Puget Lowland along the northwest boundary of 
Cougar Mountain Regional Wildland Park, 5.1 km (3.2 miles) east of Lake Washington and 
approximately 4.5 km (2.8 miles) south-southwest of Lake Sammamish. Coal Creek runs along the 
western edge of the project area. The Puget Lowland is a geological and physiographic province that 
was shaped by at least four periods of extensive glaciation during the Pleistocene epoch (Easterbrook 
2003; Lasmanis 1991). The bedrock was depressed and deeply scoured by glaciers, and sediments were 
deposited and often reworked as the glaciers advanced and retreated. A mantle of glacial drift and 
outwash deposits were left across much of the region at the end of the last of these glacial periods, 
the Fraser Glaciation (Easterbrook 2003). The Vashon Stade of the Fraser Glaciation began around 
18,000 B.P. with an advance of the Cordilleran Ice Sheet into the lowlands (Porter and Swanson 1998). 
The Puget Lobe of the ice sheet flowed down into the Puget Lowland and reached its terminus, just 
south of Olympia, between 14,500–14,000 B.P. (Clague and James 2002; Easterbrook 2003; Waitt and 
Thorson 1983). The Puget Lobe was thicker towards the north and thinned towards its terminus in 
the south. The Puget Lobe began to retreat shortly after reaching its terminus, allowing marine waters 
to enter the lowlands. The Puget Lowland, having been recently scoured by the Puget Lobe, filled 
readily. The remaining ice was lifted and rapidly melted as berg ice (Easterbrook 2003).  

Soil Survey 
Mapped soils in the area consist primarily of Beausite gravelly sandy loam (BeC and BeD on the map) 
and a small area of very steep Alderwood and Kitsap soils (AkE on the map) (NRCS 2016).  
 
The Beausite series consists of moderately deep, well-drained soils formed in sandstone and 
conglomerate. Beausite soils are on glaciated mountains and foothills at elevations of near sea level to 
about 457 m (1,500 feet) above mean sea level (AMSL). They formed in glacial till and colluvium and 
slope alluvium from sandstone and conglomerate (NRCS 2016). 
 
The Alderwood and Kitsap soils series is described as moderately deep to a densic contact, moderately 
well-drained soils that are strongly to slightly acidic. These soils are formed in glacial drift and outwash 
over dense glaciomarine deposits and are located on glacially modified hills and ridges on glacial drift 
plains (NRCS 2016). 
 
In addition, the project area is located in a historic coal-mining region, and it is likely that mining 
activities have disturbed or buried intact soil horizons.  

CULTURAL CONTEXT 
Consulted sources included project files; local geologic data to better understand the depositional 
environment; archaeological, historical, and ethnographic records made available through the 
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Washington Information System for Architectural and Archaeological Records Data (WISAARD); 
and selected published local historic records. Research conducted for this assessment included a 
review of environmental and cultural contexts from a variety of sources such as the DAHP, 
WISAARD, the United States Surveyor General (USSG) General Land Office (GLO) survey records 
database, HistoryLink.org, and Historic Map Works. 

Precontact and Ethnographic Period  

Precontact Cultural Context 

The project area is located along Coal Creek, which flows from Cougar Mountain down to Lake 
Washington. The project area is 61 m (200 feet) north of the trailhead for Coal Creek Trail and 2.6 
km (1.6 miles) east of Lake Boren. The project area is listed on the DAHP predictive model as being 
of a moderate to moderately low probability for cultural materials. However, given the property’s 
location along Coal Creek and its associated wetlands, as well as its close proximity to Cougar 
Mountain, Lake Washington, and Lake Sammamish, this area may have been used as a travel corridor 
or for temporary habitation sites for groups of people gathering resources in the area. 
 
The project’s area of potential effect (APE) lies near Coal Creek and Cougar Mountain. This area was 
traditionally utilized by members of the Duwamish (Long 2006; Robbins et al. 1996; Ruby and Brown 
1992; Suttles and Lane 1990). The Duwamish are Southern Coast Salish whose traditional languages 
are dialects of the Southern Lushootseed language (Ruby and Brown 1992; Suttles and Lane 1990). 
Other nearby Salish groups who also may have accessed resources in this area include the Snoqualmie 
and groups that are now part of the Muckleshoot Tribe (Long 2006; Robbins et al. 1996; Suttles and 
Lane 1990).  
 
All of these groups utilized primary winter villages located along rivers and relied heavily upon salmon 
for subsistence. Groups would frequently leave the villages in order to procure game (including marine 
and freshwater fish/shellfish) and plants for food, medicinal, and utilitarian purposes (Duwamish 
Tribe 2008; Gunther 1981). Native American groups in the Northwest were interwoven. Due to the 
need to travel to different areas in order to gather resources, members of different language and 
cultural groups commonly socialized and intermarried, and individuals typically had relatives living in 
multiple groups. People could live in multiple villages during their lifetime, and it was not unusual to 
have speakers of several languages in one village. Due to this intricate social structure, it is possible 
for an area to have been utilized by the ancestors of multiple modern Tribal groups. 
 
Many Duwamish primary winter villages were located along the Cedar, Duwamish, Black, and 
White/Green Rivers and along Elliott Bay. The current project area is less than 8 km (5 miles) 
northeast of a group of Duwamish villages that were located on what was once the Black River, which 
used to run between the Duwamish and Cedar Rivers, where the city of Renton is now. One of the 
villages along the Black River was known as Tux ̌udidûɁ (Waterman’s Tuxudidû3 [235a]), which translates 
to “Little Cedar River,” and the residents of Tux ̌udidûɁ were called the ɁDuábč. The anglicized version 
of this name, Duwamish, was applied to all native people living in the greater Seattle area (Waterman 
1922, 2001). 
 
The project area is near the Cedar River, an important fishing location for the Duwamish and other 
groups that used this area seasonally (most likely with the permission of Duwamish relations or 
friends) (Robbins et al. 1996). Salmon were gathered in the spring, summer, and fall along rivers and 
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smaller streams using weirs, traps, and/or spears. The salmon were then processed in the immediate 
vicinity of the fishing area in temporary habitation areas. Salmon was either smoked and dried in 
smokehouses constructed as they were needed or cooked on sticks over open fires for immediate 
consumption. Freshwater fish were also taken opportunistically in these areas.  
 
Plant resources for food (roots, berries, wapato, etc.), daily use items (such as materials for baskets 
and clothing), and medicine were gathered and maintained in areas where they grew. Deer and elk 
were hunted in upland areas and along the rivers.  
 
Thousands of years of human occupation in the Puget Sound area have been summarized in a number 
of archaeological, ethnographic, and historical investigations conducted over the past several decades 
that can provide regional contexts for evaluating the project area (Blukis Onat 1987; Carlson 1990; 
Greengo 1983; Larson and Lewarch 1995; Matson and Copeland 1995; Meltzer and Dunnell 1987; 
Nelson 1990). Six time periods can be separated for the precontact period of this region (Table 1) 
(adapted from Chatters et al. 2011 and Cooper et. al 2014). Human use of the area is generally oriented 
toward natural resources available in local environments, including fresh water, forests, and other 
suitable terrain. 
 
Table 1. Regional Cultural Chronologya  

Period  Date Range Characteristics 

Early 15,000–5,000 B.P. 

Occupation sites located on uplands or upper river terraces, lithic workshops, 
and temporary hunting sites.  

Artifact assemblages include a wide variety of flaked stone tools, such as 
fluted projectile points, laurel-leaf-shaped bifaces, and cobble tool industries 

suggestive of large game hunting, butchering and processing supplemented by 
riverine and marine fish and invertebrates. 

Middle 5,000–1,000 B.P 

Occupation sites represented by living floors, evidence of structural supports 
and hearths are more common during this period, representing specialized 

seasonal spring and summer fishing and root-gathering sites and winter 
village locations, typically located adjacent to, or near, river or marine 

transportation routes.  
Large occupation sites often associated with fish weirs and other permanent 

constructions Evidence of task-specific, year-round activities including 
salmon and clam processing, woodworking, basket and tool manufacture. 

Shell middens appear in the archaeological record. 
Artifact assemblages became diversified, with some regional variation. Tools 
were manufactured from ground stone, antler, and bone. Smaller triangular 

projectile points and notched stone projectile were common. 

Late 1,000–250 B.P. 

Ethnographically described occupation sites consisting of large, plank houses 
established and persisted into the historic period. Similar economic and 

occupational trends persisted throughout the Puget Sound region until the 
arrival of European explorers. Subsistence shift to riverine and marine is 

complete, supplemented by terrestrial hunting and plant resources.  
Activities are represented by organic materials (basketry, wood and 

foodstuffs) preserved in submerged, anaerobic sites, and sealed storage pits. 
Artifact assemblages consist of a range of hunting, fishing and food 

processing tools, bone and shell implements and midden deposits, as well as 
exotic trade goods 

a Adapted from Chatters et al. 2011 and Cooper et. al 2014. 
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Ethnographic Period 

Prior to the arrival of Europeans, the Northwest coast was one of the most densely populated 
nonagricultural areas in the world. Between 1770 and 1870, numerous outbreaks of infectious diseases, 
including small pox and measles, among the people of the Northwest coast decimated population 
numbers (Boyd 1990). Even so, when the first settlers arrived at Alki Point, “the Dkhw’Duw’Absh 
occupied at least 17 villages, living in over 90 longhouses along Elliott Bay, the Duwamish River, the 
Cedar River, the Black River (which no longer exists), Lake Washington, Lake Union, and Lake 
Sammamish” (Duwamish Tribe 2008).  
 
The history of the mid-nineteeth century in the Northwest is dominated by the U.S. government’s 
attempts to establish treaties with Tribal groups in order to solidify the United States’ claim on what 
is now Washington State over that of British-held Canada. After the signing of the 1855 Point Elliott 
Treaty, most Duwamish peoples were supposed to move to the Port Madison Reservation in Kitsap 
County (Ruby and Brown 1992). The Snoqualmie were relocated to the Tulalip Reservation 
(previously called the Snohomish Reservation) along with many other local groups, which all now 
comprise the Tulalip Tribes (Ruby and Brown 1992; Swanton 1978; Tulalip Tribes 2014). The 
Snoqualmie lost Federal recognition in 1953 but regained recognition through the Bureau of Indian 
Affairs (BIA) in 1999 (Snoqualmie Tribe 2012).  
 
In the mid-to-late 1850s, after the signing of the treaties but before the ratification of these documents 
by the U.S. government, there was a period of unrest throughout the state that was created by an 
influx of Euroamericans looking to settle or mine in areas in the region that were not yet legally owned 
by the United States and for which none of the goods and/or services offered in trade for the land 
had been provided to Native peoples. This period also brought many issues regarding the terms of 
the agreements made with the United States in the treaties to light, as well as misunderstandings by 
U.S. Officials as to appropriate representation for some Native American groups. Some of the results 
of this unrest were hostilities breaking out, including near modern-day Kent on October 27, 1855, 
when nine settlers were killed by a small group of Native Americans, and the one-day-long “Battle of 
Seattle” on January 26, 1856. The Muckleshoot Reservation (King County’s only reservation) was 
established during later negotiations as a direct result of these conflicts. This reservation is located 
between the White and Green Rivers (Muckleshoot Indian Tribe 2017; Robbins et al. 1996). 
 
Many Duwamish and Snoqualmie did not relocate to the reservations once they were established and 
instead stayed near their ancestral lands. The Duwamish, who refrained from moving to the Port 
Madison Reservation, either maintained their locations off-reservation or eventually relocated to the 
Muckleshoot Reservation because of their traditional ties to the White and Green Rivers (Duwamish 
Tribe 2008; Ruby and Brown 1992). Individuals of Native American descent living off-reservation in 
the Puget Sound region often purchased land privately or, occasionally, received an off-reservation 
allotment in their ancestral lands. As with all Native Americans in the post-treaty era, they augmented 
their traditional subsistence practices with Euroamerican pursuits such as agriculture, logging, 
industrial labor, and other work (Duwamish 2008; Huggins 1984; Ruby and Brown 1992:72–23, 140). 

Ethographic Places in the Vicinity of the APE 

Four traditional place names were found for locations near the proposed project area. The closest of 
these is Sqə’bəqsəd (Waterman’s SqE’bEqs1d [114]), which is the traditional name for Coal Creek. The 
proposed project area is located less than 91 m (300 feet) east of Coal Creek (Waterman 2001).  
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The next two locations are less than 8 km (5 miles) from the proposed project area. These are 
Waterman’s ƛɁutsaɁlus (Waterman’s Tl3utsa3lus [113]) which translates to “tying a mesh.” This is a 
promontory west of Mercer Slough and Sa’tsakaɫ (Waterman’s Sa’tsakaL [115]), which translates to 
“water at head of a bay.” This area acted as the staging place for the Native attack on Seattle in January 
1856 (Waterman 2001).  
 
The fourth nearby place is CbalɁtu (Waterman’s Cbal3tu [116]) which translates to “a place where 
things are dried for May Creek.” This is an important fishing area near the mouth of May Creek, where 
a great quantity of red fish (sockeye salmon) was caught and processed (Waterman 2001). 

Historic Period 
Following the arrival of non-Native settlers in the Northwest, by the mid-1850s, many Native 
village/habitation sites were subsequently homesteaded or platted as towns; most areas that were 
previously inhabited by Native Americans were generally as desirable to non-Native settlers as they 
were to the area’s original inhabitants. This was especially true for locations near water, at river 
confluences, or along traditionally utilized travel corridors/trails, many of which saw continued use 
into the Historic period, if not into modern times. Extensive logging and mining activity took place 
throughout the region from the mid-1800s to the present, and the construction and expansion of 
transportation corridors associated with railroads and roadways had a profound effect on the 
landscape in this area (Marino 1990).  

History of King County 

King County is the most populous county in Washington State, extending from the Cascade 
Mountains to Puget Sound. It contains the city of Seattle and is a major international commercial hub, 
with public and private enterprises including Boeing, Costco, Group Health Cooperative, Washington 
Mutual, Starbucks Coffee, Amazon, the University of Washington, Microsoft, PACCAR Inc., 
Weyerhaeuser, Seattle City Light, the Port of Seattle (which operates the nation’s eighth-largest port), 
and Sea-Tac International Airport. King County is also home to some 1,500 farms, most of which are 
under 20.2 ha (50.0 acres) (Long 2006).  
 
The first Euroamerican explorers in the area were Colonel Isaac Ebey and, later. John Holgate. 
European settlement of the modern-day King County area started in 1852, with lumber, hops, coal, 
and fish constituting the areas first industries (Long 2006). The primary law governing the original 
patenting of most land within Washington State was the Homestead Act of 1862. This act allowed the 
transfer of one-quarter section of unoccupied public land to a homesteader after five years of residence 
on said land. There was no cost for the land aside from only a small application fee if these 
requirements were met (Kramer 2011).  
 
King County was formed on December 22, 1852, by the Oregon Territorial Legislature; less than three 
months later in 1853, the Washington Territory was created, and King County became part of the new 
Washington Territory. King County was originally named for William Rufus DeVane King, a senator 
from Alabama who was elected U.S. vice president in 1853 and died shortly after. In 1986, the County 
officially changed to honor the Rev. Dr. Martin Luther King, Jr. (Long 2006). 
 
The first settlers of King County were a group of farmers led by Luther Collins, who claimed land up 
the Duwamish River on September 14, 1851. This settlement was later called Georgetown. A week 
after the Collins party claimed their land, the initial vanguard of the Denny Party (the group credited 
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with the founding of Seattle) arrived on Alki Point (near what is now West Seattle). The rest of the 
Denny Party arrived on November 13, 1851 (Long 2006).  
 
In the spring of 1852, most of the Denny Party moved from Alki Point to the shore of the well-
sheltered harbor of Elliott Bay. The group settled on what is now Pioneer Square in downtown Seattle. 
“Doc” Maynard, a later settler, persuaded the settlers to name the town Seattle after a chief of the 
local people (Long 2006). 
 
In 1881, Seattle surpassed Walla Walla as the largest town in Washington Territory. The Great Seattle 
Fire which took place on June 6, 1889, destroyed the entire downtown. No one was killed, and the 
local population took this opportunity to undertake major earthworks to flatten the hills on which the 
city was built and manipulate the Cedar River watershed, on which most of Seattle still relies for water.  
 
A national economic depression in the 1890s affected the region but was quickly turned around by 
the 1897 Klondike Gold Rush, during which Seattle and King County merchants provided supplies 
to those headed north. Seattle grew through annexing surrounding towns. It doubled in size in 1891 
and doubled again in 1907 (Long 2006).  
 
The Great Depression, starting in 1929, brought shantytowns, hardship, and, in 1934, the great west 
coast waterfront strike. This time, economic growth was stimulated by America’s entrance into World 
War II, which included the wartime production of airplanes and battleships in factories throughout 
King County and the Puget Sound region in general (Long 2006).  

Local Industry 

In the 1870s, hop-growing, logging, and coal mining developed in eastern King County. Logging, 
fishing, and trade were major industries in areas along the Puget Sound. After the Great Northern 
Railroad chose Tacoma as its terminus over Seattle and other cities in the area, Seattleites constructed 
the Seattle and Walla Walla Rail Line, which hauled coal from Newcastle to the Seattle waterfront. By 
1875, coal took the place of lumber as King County’s main industry, and, by 1907, King County was 
second in the state (after Kittitas County) in coal production. Issaquah, Ravensdale, Black Diamond, 
Newcastle, and Renton were the principal coal production towns in the county (Long 2006). 
 
Despite losing its place as the most profitable industry in King County, the lumber business remained 
strong. By the 1880s, sawmills and shingle mills were main industries in towns including Bothell, 
Duvall, Monohon (later Sammamish), Ballard, Enumclaw, and Seattle (Long 2006).  
 
Throughout the 1880s, hops were a major King County crop, until hop lice infestations, beginning in 
1889, prompted growers to turn to dairy farming, orchards, and other crops. Native Americans 
provided much of the labor for harvests in King County. Another large-scale industry was fishing and 
canning. Canneries and fishing fleets have been common in the Puget Sound region throughout its 
history (Long 2006).  
 
In 1917, King County’s aerospace industry began, when William Boeing founded his first airplane 
manufacturing company. Later, the Boeing Airplane Co. pioneered international airmail, produced 
aircraft during World War I, and founded United Airlines (Long 2006).  
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Transportation 

Transportation in King County started with boats due to the numerous waterways and the dense 
forests found on land. Originally, all goods and people in the region were hauled in canoes, then 
moving on to steamships called the Mosquito Fleet. Eventually, roads were built. In 1860, Military 
Road traveled south from Seattle to Pierce County through what would later be Des Moines and 
Federal Way. In the late 1800s, railroads were built throughout the area, increasing local transportation 
and commerce and allowing goods and people to easily reach larger markets and the ports. In 1893, 
with the completion of the Great Northern Railway to Seattle, King County residents and businesses 
could readily access the rest of the country (Long 2006).  
 
In 1902, the Interurban rail line began carrying passengers between Seattle, Renton, and Tacoma. 
Streetcars increased public transportation in Seattle when they were introduced in the 1880s. In 1917, 
the Lake Washington Ship Canal was completed, opening Seattle’s lakes (and the many towns located 
along their shores) to oceangoing commerce (Long 2006). 
 
During the 1920s, automobiles replaced horses, and the need for reliable roads became important to 
residents. The Pacific Highway (now known as State Route 99) ran from Canada to Mexico through 
King County. The highway brought an influx of drivers, which created economic development in the 
towns along its path. The 1940 Lake Washington Floating Bridge increased accessibility between 
towns closer to the Puget Sound and Eastside towns like Bellevue and Kirkland (Long 2006). 
 
Interstate 5 cut a huge north-south swath through King County starting in the 1950s. The highway 
sped up transportation but destroyed many neighborhoods. By the end of the 1960s, protests had 
effectively halted highway-building in the region (Long 2016). 

Newcastle Coal Mining Complex 

Both Newcastle and Coal Creek were historic mining towns in the area that date back as early as the 
1860s. Nestled near Cougar Mountain, Newcastle appeared on survey maps in the early 1860s, when 
coal was discovered in the densely wooded area east of Lake Washington. Newcastle’s first major mine 
opened in 1869, and by 1883, coal production reached a record 218,742 tons. The coal reached Seattle 
by way of railroad and barge and had to be handled 11 times before it reached Seattle’s waterfront 
(Overland 1994). 
 
Not much is left of what once was the bustling town of Newcastle. In its heyday, it boasted a company 
store, small sawmill, blacksmith, church, two schools, a hospital, saloon, and some 140 homes. There 
was a baseball club and five lodges, including Masons, Oddfellows, Knights of Pythias, Good 
Templars, and United Workmen. Today, much of the land that once was Newcastle has returned to 
its former forested state, but remnants of concrete foundations, railroad grades, and fruit and other 
ornamental trees still stand. In the late 1800s, a mine a few miles east of Lee’s Newcastle was also 
producing coal. The second town was known originally as Coal Creek, but was given the new name 
“Newcastle” when the post office moved there in 1918. The first Newcastle then became “Old 
Newcastle” (McDonald and McDonald 1987; Overland 1994). 
 
In 1897, the Pacific Coast Coal Company bought the Newcastle mines and associated railroad. The 
largest of their operations was the Ford Slope Mine, which descended 448 m (1,740 feet) to 61 m (200 
feet) below sea level. The Ford Slope mine, located near the old town of Newcastle, operated from 
1905 to 1926. The old town of Newcastle, which was often referred to as Red Town because so many 
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of its houses (small, prebuilt homes that were shipped in) were painted red and other bright colors 
favored by the ethnic groups that worked the mines. Pacific Coast Coal Company maintained 
operations in Newcastle until 1929. At one time, the mines at Newcastle contributed to 20 percent of 
the coal consumed on the Pacific Coast. By then, oil was taking over as the primary fuel, Montana 
coal was cheaper, and the Great Depression had crippled the country. After Pacific Coast Coal closed 
in the late 1920s, independent miners continued to work the land around Newcastle until the 1960s 
(McDonald and McDonald 1987 and Overland 1994). 

History of the APE 

The 1865 Government Land Office map shows an “Unfinished Wagon Road” ending to the south of 
the project area, and the name P. H. Lewis is noted in the SE ¼ of Section 26, Township 24 North, 
Range 5 East, WM (Figure 3) (BLM 2017).  
 
The NW ¼ of the SE ¼ of Section 26, Township 24 North, Range 5 East, WM, was originally 
purchased by Philip H. Lewis on May 19, 1868, and the SW ¼ of the SE ¼ of the same section was 
originally purchased by Clarence B. Bagley on May 15, 1869 (GLO 2017).  
 
A 1912 Kroll map shows that the entire parcel was owned at the time by the Pacific Coast Coal 
Company. The map also shows the terminus of a branch of the Columbia/Puget Sound Railway 
ending to the west of the project area. The roadway surrounding the general project area is in its 
current configuration at this time, with an additional road (likely the “old military road”) trending to 
the east. A school is located along the eastern section line, east of the project area. A town called “Coal 
Creek” is noted immediately south of the project area (Figure 4).  
 
Just south and east of the project area is the Red Town Trailhead, which is the start of the Coal Creek 
Interpretive Trail. This trail was installed by the County, City, and local historical groups and highlights 
the remnants of the Cinder Mine, including the location of historic towns and associated mining 
structures (Figure 5). An overlay of the APE was placed on the map from the trailhead, which shows 
numerous structures, including a concentration of buildings named Finn Town, within the APE 
(Figure 6). There is very little information in print or digitally obtainable regarding this area. The local 
library and the State Archives were both contacted but neither has any information on the mining 
complex. Attempts to contact the Eastside Heritage Center and the Newcastle Historical Society to 
access the information used to create the interpretive signage along the trail were generally 
unsuccessful.  
 
Google Earth’s historical imagery only goes back to 1990 for this area. All standing buildings are 
present within the project area in 1990. 

LITERATURE REVIEW 
Three cultural resources assessments have been conducted within 1.6 km (1.0 mile) of the project area 
(Table 2). One archaeological site (45KI00758) and ten Historic Property Inventory (HPI) forms have 
been documented and submitted to the DAHP within 1.6 km (1.0 mile) of the project area (Tables 3 
and 4). No additional cultural resources have been recorded within 1.6 km (1.0 mile) of the project 
area. 
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Figure 6. Historic map of Coal Creek showing Finn Town within the project area. 
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Table 2. Previously Conducted Cultural Resources Surveys within 1.6 km (1.0 Mile) of the 
APE 

Author Date Report Name 
Distance 
to APE 

Results NADB 

Stipe, 
Frank 

2007 
Coal Creek Stabilization and Grade Control 

Project 
0.8 km  

(0.5 miles) 
n/a 1349431 

Stipe, 
Frank 

2012 
Newcastle Golf Club Road Stabilization 

Project 
0.11 km 

(0.07 miles) 
n/a 1682953 

Goodwin, 
Matt 

– 
Archaeological Survey for Proposed SD2366 
Cougar Mountain Drive Telecommunications 

Facility 

1.6 km  
(1.0 mile) 

no cultural 
materials 
located 

1685567 

 
 

Table 3. Cultural Resources Recorded within 1.6 km (1.0 Mile) of the APEa 

Site No. 
Date 

Recorded 
Site Type Listing Status Township Range Section 

KI00758 3/21/2007 historic mining property 
potentially 

Eligible 
24 North 5 East 26 

a Township, Range, and Section refer to the Willamette Meridian. 

 
 
Table 4. Historic Property Inventories within 1.6 km (1.0 Mile) of the APEa 

Property 
No. 

Date 
Built 

Eligibility Township Range Section Address 

292108 1962 not determined 24 North 5 East 25 6724 166th Way SE, Bellevue, WA 

332762 1962 not determined 24 North 5 East 25 6907 169th Ave SE, WA 

338110 1940 not determined 24 North 5 East 24 Bellevue, WA 

342592 1960 not determined 24 North 5 East 25 6525 173rd Ave SE, WA 

347380 1949 not determined 24 North 5 East 26 7219 Lakemont Boulevard SE, WA 

367961 1936 not determined 24 North 5 East 24 17207 SE 60th Street, Bellevue, WA 

376579 1950 not determined 24 North 5 East 34 8440 144th Place SE, Newcastle, WA 

418376 1968 not determined 24 North 5 East 24 6300 164th Avenue SE, Bellevue, WA 

446609 1959 not determined 24 North 5 East 25 6816 166th Way SE, Bellevue, WA 

451585 1937 not determined 24 North 5 East 24 6114 164th Avenue SE, Bellevue, WA 
 

RESEARCH DESIGN  

Land Use Patterns  
The DAHP predictive model map overlay indicates that the project area lies within an area with a 
moderate to moderately low risk for locating archaeological materials. High-risk areas are generally 
associated with proximity to rivers and bodies of water. Model probabilities are calculated using 
information from two general sources—data derived from archaeological surveys conducted prior to 
model development and a consideration of the relationship between these recorded sites and various 
environmental factors (Kauhi 2009).  
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The approach to modeling settlement systems used by the DAHP presumes that the distribution of 
archaeological sites on the landscape is non-random and that there is a statistically significant 
relationship between physical landscape features (e.g., elevation, distance to water, soils, and landform 
type) and site location. Any predictive model can only be as accurate as the information derived from 
the set of previously recorded sites used to create it, which means any site identification biases 
represented in research will also be present in the model. Additionally, because this type of model uses 
an inductive approach, it is also limited in its ability to characterize the type of site that might be 
encountered in a particular setting. By design, the causal relationship between identified archaeological 
sites and particular geographic settings is not considered. More simply put, the predictive model 
“recognizes” that a given number of archaeological sites have been recorded within a specific distance 
from a given geographic features, and so it may rate a project undertaken on a specific landscape as 
having a high risk to encounter archaeological deposits without providing distinction between historic 
and precontact sites or between archaeological isolates and village sites. This should be viewed as a 
function of the model rather than a failing. As noted on the Minnesota Department of 
Transportation’s (MnDOT) Archaeological Predictive Model webpage:  
 

The dependability of these models is a function of their performance. This can be 
examined and tested by comparing a predictive model to archaeological field survey 
results. By comparing known archaeological site locations to the model's predictions, 
it is possible to determine, with specifiable confidence, how accurately a model 
performs. It is, in fact, this very approach that gives us confidence in a model and 
allows us to use it as a predictive tool. Field-testing a model is an essential component 
of demonstrating its reliability (MnDOT 2013).  

 
In this report, the author presents a project assessment that considers the implications of the predictive 
model, as well as a context in which it can be field tested. Model testing is informed by an 
understanding of the geomorphological context, local settlement patterns, and post-depositional 
processes derived from a review of available environmental documentation and reports of nearby 
cultural resources surveys. This deductive approach is designed to not only more accurately 
characterize the potential for a given project to encounter archaeological deposits but also to identify 
the types and conditions of archaeological materials that may be encountered. 

Archaeological Expectations 

Geomorphological Context 

Given the presence of mapped soils derived from glacial till and colluvium that are well drained and 
strongly to slightly acidic, the probability of locating certain classes of intact artifacts is low. High acid 
and low moisture environments decrease the likelihood of subsurface preservation. However, 
inorganic materials, such as flaked stone, if present, would be expected to be at or near the surface 
and may be difficult to recognize due to acid erosion from the soil.  

Land Use Patterns 

The DAHP predictive model indicates that there is a moderate to moderately low risk of locating 
cultural materials within the project area. There is evidence of likely use of the project area in the 
precontact era, including nearby place names, as well as evidence that the landscape was utilized by 
Native and non-Native peoples in the Settlement and post-Settlement periods. Due to the close 
proximity of Coal Creek and Cougar Mountain, and a wetland within the project area, this area may 
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have been utilized for seasonal resource gathering and/or processing. The history of Settlement and 
post-Settlement land use in the study area indicates that the surface and near-surface environment 
within the project area is likely to have been affected by historical mining, logging, agriculture, and 
road construction. When all of this information is considered, the likelihood of locating precontact or 
historic era sites within the project area is fairly high. 

FIELD INVESTIGATIONS 
Archaeological subsurface testing was conducted by project archaeologist Mark F. Steinkraus, M.S., 
on March 7 and 8, 2017, in cold weather and a mix of snow and rain. The Snoqualmie Department of 
Archaeology and Historic Preservation aided fieldwork with two technicians, Aaron Webster and 
Stephen Wymer. Mr. Steinkraus meets the U.S. Secretary of Interior’s Standards for Archaeologists 
and was present throughout the entire project.  

Surface Survey 
Tierra’s archaeologist conducted a 100 percent pedestrian survey of the project area. Surveyed areas 
were in residential yards consisting of open fields and areas of agricultural structures (barn, houses, 
outbuildings, fences, etc.). There was a small section of forested land along the western boundary of 
the APE. Vegetation included Douglas-fir, alder (Alnus sp.), big leaf maple (Acer macrophyllum), 
blackberry (Rubus sp.), multiple moss and lichen species, and grass. 
 
Four historic era archaeological sites were documented during the survey (see discussion below).  

Subsurface Testing  
Tierra archaeologists tested a total of 20 shovel test probe (STPs 1–20) locations on March 7, 8, and 
30, 2017 (Figure 7; Table 5). The APE was gridded at 40-m (131-foot) intervals, with 5.0-m (16.4-
foot) radials off of positive STPs. Historic era debris (brick, metal, glass, and ceramics) was recovered 
in 10 of the 20 STPs. These artifacts were recovered in disturbed fill, which made up the top stratum 
of the stratigraphy throughout the project area. Nonsterile, historic era fill covers the property from 
0.6 to 3.0 m (2.0 to 10.0 feet) or more below the surface (Strange 2016) and was used to create a flat 
terrace in an undulating environment prior to the construction of the existing structures on the 
property. 

Archaeological Sites 
Four new archaeological sites and one historic isolate were recorded during the survey of this property 
(see Appendix A for Archaeological Site Forms). 

Site 1 

This site is comprised of two main components. The first is farm equipment consisting of a steel 
trailer and a tow-behind drum rotary sieve, both with rubber tires (Photo 1). The trailer had wooden 
decking, which is in poor condition. Due to the state of the decking and the style of the tires, this 
appears to date to earlier than 1967. Currently, the steel is very rusted. The tow-behind drum rotary 
sieve is in much better condition (Photo 2). There were no observable maker’s marks on the tires to 
give a date range, but they appear to be older than 50 years. 
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Figure 7. Results map showing the shovel test probes, documented sites, and historical 
structures in the project area. 
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Table 5. Results of Shovel Testing in the Park Pointe Project Area 

Shovel 
Test No. 

Depth at 
Termination 

(cmbs) 

Positive/ 
Negative 

Vegetation Soil Description Excavators Date 

1 60 positive 
manicured 

lawn 

0–50 cmbs 10YR2/1 dark silty 
loam with lots of small rounded 
gravels; 50–60 cmbs 10YR2/3 
sandy loam with coarse large 

sand grains; ceramic cup 
fragment came out of top strat 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/7/2017 

2 70 positive 
manicured 

lawn 

0–35 cmbs 10YR2/1 silty loam 
with lots of historic debris 

consisting primarily of shards 
of glass and a large animal bone 

is in the side wall at 10 cmbs; 
35–70 cmbs 10YR3/3 brown 
red silty loam; terminated due 

to large cobbles 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/7/2017 

3 75 negative 
manicured 

lawn 

0–35 cmbs 10YR2/1 dark silty 
loam; 35–75 cmbs 10YR3/3 
brown red sandy loam; no 
cultural materials observed 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/7/2017 

4 80 negative 
manicured 

lawn 

0–40 cmbs dark silty loam; 40–
80 cmbs ashy sandy loam, 10% 

small rounded gravels 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/7/2017 

5 80 negative 
manicured 

lawn 

0–25 cmbs silty loam with 
some rounded to subrounded 

gravels; 25–80 cmbs sandy 
loam 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/7/2017 

6 50 positive 
manicured 

lawn 

0–37 cmbs dark silty loam, 
historic era ceramic and glass 
recovered in top strat; 37–50 

sandy loam with lots of gravels; 
terminated due to gravels. 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/7/2017 

7 50 positive 
manicured 

lawn 

0–40 cmbs dark silty loam, 
fragments of plastic bags were 
recovered in the top 15 cmbs 
and glass shards and a brick 

was recovered at 40 cmbs; 40–
50 cmbs orange gravelly loam 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/7/2017 
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Shovel 
Test No. 

Depth at 
Termination 

(cmbs) 

Positive/ 
Negative 

Vegetation Soil Description Excavators Date 

8 40 negative 
manicured 

lawn 

0–40 cmbs silty loam fill with 
lots of gravels and cobbles, 

70% very compact; terminated 
due to gravels and compaction 

Mark 
Steinkraus 

3/8/2017 

9 65 negative 

ground 
shrubs, 
base of 

tailings pile 

0–40 cmbs loosely mixed silty 
loam and sandy loam with few 

gravels; 40–65 cmbs large 
rounded to subangular cobbles 

in a  gray brown sandy loam 

Mark 
Steinkraus 

3/8/2017 

10 60 negative 

alder trees 
and 

blackberry 
bushes. 

0–20 cmbs dark silty loam; 20–
60 cmbs red brown sandy loam 
with a massive boulder in side 

wall 20–45 cm 

Mark 
Steinkraus 

3/8/2017 

11 80 negative 
manicured 

lawn 

0–15 cmbs dark silty loam; 15–
80 cmbs orange brown sandy 

loam with few gravels and small 
cobbles 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/8/2017 

12 60 negative 
manicured 

lawn 

0–25 cmbs dark silty loam; 25–
60 cmbs orange brown sandy 

loam with 4 medium-sized 
cobbles; water table was 
encountered at 55 cmbs. 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/8/2017 

13 60 negative 
manicured 

lawn 

0–20 cmbs dark silty loam; 20–
60 cmbs, 85% coarse sand and 

gravels possibly glacial till 

Mark 
Steinkraus, 

Aaron 
Webster, and 

Stephen 
Wymer 

3/8/2017 

14 50 positive 
manicured 

lawn 

0–50 cmbs dark loamy silt with 
40% small-to-medium rounded 
cobbles, a small lens of charcoal 

and ash was observed ay 20 
cmbs; STP terminated at water 

table; observed artifacts 
consisted of glass and nails 

Mark 
Steinkraus 
and Sarah 
Steinkraus 

3/30/2017 

15 40 negative 
manicured 

lawn 

0–40 cmbs dark silty loam with 
30% small-to-medium-sized 

cobbles; water table was 
observed at 35 cmbs 

Mark 
Steinkraus 
and Sarah 
Steinkraus 

3/30/2017 

16 70 positive 
manicured 

lawn 

0–70 cmbs dark brown silty 
loam with 30% cobbles; 
terminated at horizon 

boundary/water table; artifacts 
include glass and a broken 

handle to a hand tool 

Mark 
Steinkraus 
and Sarah 
Steinkraus 

3/30/2017 
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Shovel 
Test No. 

Depth at 
Termination 

(cmbs) 

Positive/ 
Negative 

Vegetation Soil Description Excavators Date 

17 70 positive 
manicured 

lawn 

0–25 cmbs dark brown silty 
loam with 10% gravels; 25–70 
cmbs orange sandy loam with 

coal flex and 5% small rounded 
gravels; 1 nail was observed 

Mark 
Steinkraus 
and Sarah 
Steinkraus 

3/30/2017 

18 80 positive 
manicured 

lawn 

0–30 cmbs dark brown silty 
loam with 10% gravels; 30–80 
cmbs orange sandy loam with 
coal flex and 5% gravels; some 
tiny fragments of brick were 

observed 

Mark 
Steinkraus 
and Sarah 
Steinkraus 

3/30/2017 

19 90 positive 
manicured 

lawn 

0–50 cmbs dark brown silty 
loam, an extensive burn feature 

with a high concentration of 
artifacts was observed at 10–70 
cmbs; 70–90 cmbs ashy sandy 
loam, artifacts consist of glass 

shards and a wide array of nails 
including square and wire 

Mark 
Steinkraus 
and Sarah 
Steinkraus 

3/30/2017 

20 60 positive 
manicured 

lawn 

0–40 cmbs dark brown silty 
loam; 40–60 cmbs orange 

brown sandy loam; artifacts 
consist of a nail found directly 
under sod cap and porcelain 

Mark 
Steinkraus 
and Sarah 
Steinkraus 

3/30/2017 

Key: cmbs = centimeters below surface. 

 

Photo 1. Overview of trailer and tow-behind rotary sieve, facing east. 
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Photo 2. Overview of tow-behind rotary sieve facing north. 
 
 
 
The second component is a boulder pile located at the base of a road grade used to access the hay loft 
of the nearby barn. The boulder pile stands at least 6 courses tall and is comprised of large granite 
boulders (Photo 3). The boulder pile is partially covered by sediment and duff, making its dimensions 
hard to calculate; however, from what was observable, the boulder piles footprint covers a 4-by-4-m 
(13-by-13-foot) area.  

Site 2 

This site is a historic scatter of wooden railway ties, fence posts, stackable concrete blocks, a historic 
power/telegraph line, insulators, tires, oil cans, barrel drums, sanitary cans, wire, and other 
miscellaneous metal. North of the main concentration, there is an east-west-running power/telegraph 
line consisting of eight poles with insulators, four of which have new poles with recycled insulators 
(Photo 8). There is also modern debris including all-terrain vehicle wheels, beer cans, television 
fragments, and large metal boxes mixed in with the historic component of this scatter (Photos 4–8). 
Some of the scatter has recently been burned in a bonfire; evidence of this can be seen in a charcoal 
ring with miscellaneous metal scraps and wire. During background review, this concentration was 
visible in aerial photography dating from 1990. 
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Photo 3. Overview of the boulder pile, facing northeast. 

 

Photo 4. Site overview facing northeast.  
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Photo 5. Overview of historic scatter facing north. 

 

Photo 6. Evidence of recent bonfire with wire and metal debris, facing north. 
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Photo 7. Close-up of white insulator found in debris pile. 

 

Photo 8. Overview of Power/telegraph line facing east northeast. 
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Site 3 

This site consists of historic metal, rubber, bone, glass, and ceramic artifacts. It was not visible on the 
surface and was identified during subsurface testing. The site boundary was drawn around the location 
of eight positive STPs (Photo 9). An extensive burn feature containing a high concentration of burnt 
wood, glass, and nails was observed in STP 19 and is at least 60 cm thick; the horizontal dimensions 
are unknown (Photo 10). The artifacts include 3 porcelain sherds, one of which is part of a teacup 
with gold luster paint; 2 chunks of large animal bone; 3 brick fragments; 1 rubber handle fragment 
likely from a screw driver or similar hand tool; 13 bent wire nails; 20 straight wire nails of varying size; 
1 square nail; 1 terracotta pot sherd; 1 thick decorative cut glass shard; 4 pieces of aqua glass; 32 clear 
glass shards, both bottle and window pane; 1 clear glass shard with letters “…OULD…” embossed 
onto the glass; and 1 partial clear glass bottle base with embossed maker’s marks reading “5 
…HISTL….” and the letters “P” and “C” within trapezoids (Photo 11). The bottle base was made by 
the Pacific Coast Bottling Company, which operated from 1925 to 1930 (Toulouse 1971). 
 
The location of Site 3 corresponds well with the location of historical Finn Town (see Figure 6). It is 
likely that Finn Town was razed, and the remnant debris makes up the historical component found 
within the fill throughout the site. The majority of the artifacts appear to be concentrated in the 
northern portion of the site, especially near the large burn feature observed in STP 19 (see Photo 10).  
 
 

Photo 9. Overview of STP 1 facing southwest.  
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Photo 10. Plan view of STP 19 with large burn feature extending from 10 to 70 cmbs. 

 

Photo 11. Glass shards from STP 2. 
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Site 4 

This site consists of a large tailings pile, historic trailer, metal pipe, and subsurface historic artifacts. 
The tailings pile is built up along the edge of a slope, possibly over an already naturally undulating 
surface overlooking Coal Creek, and is covered with young alder and blackberry bushes (Photo 12). 
There is a very long and narrow trailer (dimensions 7.0 by 1.2 m [23.0 by 4.0 feet]) with only two tires 
located on the top of the tailings pile (Photo 13 and 14). To the west of the tailings pile, along the 
crest of the slope into Coal Creek, there is a 5-cm-diameter (2-inch-diameter) metal pipe protruding 
from the hillside. Two out of four STPs excavated in the vicinity contained artifacts, including two 
window pane glass shards, one curved bottle glass shard, one piece of whiteware ceramic, and a brick 
within the top stratum, which was composed primarily of fill. The brick was found at 40.0 cm (15.7 
inches) below the surface at the horizon between Stratum 1 and Stratum 2 (Photo 15). 
 
Isolate 1 
This isolate consists of a single power/telegraph pole that connects power between two garages. The 
power pole is heavily weathered and its antiquity may date to a power plant that once existed 60 m 
(197 feet) to the west (Photo 16). The power pole has three white ceramic insulators and a light at the 
top (Photo 17). 
 
 
 

Photo 12. Overview of tailings pile facing west.  
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Photo 13. Overview metal trailer found atop tailings pile, facing west. 

 

Photo 14. Overview metal trailer found atop tailings pile, facing north. 
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Photo 15. Plan view of STP 7 with brick at 40 cmbs. 

 

Photo 16. Overview of power/telegraph pole. 
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Photo 17. Close-up of power/telegraph pole. 

Historic Properties Recorded 
Six new HPI forms were completed for this project and submitted to the DAHP. These forms were 
completed by Sarah M. H. Steinkraus, M.Sc., and reviewed by Lauren Walton, M.S., who meets the 
U.S. Secretary of Interior’s Standards for Architectural Historians. Six HPI forms were completed for 
nine structures located within the project area. These include three houses (Photos 18–20), one barn, 
and five outbuildings located on two tax parcels. None of these properties are eligible for the National 
Register of Historic Places (NRHP) (for more detailed information, see Appendix B). 

CONCLUSIONS AND RECOMMENDATIONS 
Tierra’s cultural resources assessment consisted of background review, field investigation, and 
production of this report. Background review determined the project to be located in an area of high 
probability for historic properties. Field investigation included visual reconnaissance, pedestrian 
survey, and subsurface testing. The project area and surrounding properties are part of a major 
historical mining complex that includes multiple historic towns that are no longer present on the 
landscape. As of the date of this report, there is no documentation of the historic mines, buildings, or 
associated towns on record with the DAHP. Very little information regarding historic mining in this 
region is available, and, while beyond the scope of this project, the DAHP, King County Preservation 
Program, and City of Bellevue should encourage the documentation of the history of this region, as 
further development of this area is likely to occur. Access to this information would greatly assist 
researchers in determining the significance of individual properties and cultural sites. The historic 
mining activity of this area played an important role in the history of Washington, and King County 
and should be recorded on the WISAARD. 
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Photo 18. Overview of house HPI #709112, facing west. 
 
 

Photo 19. Overview of house HPI #709114, facing south. 
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Photo 20. Overview of house HPI #709115, facing southwest. 
 
 
Four historical archaeological sites, one historical archaeological isolate, and nine historical structures 
were recorded during this project. Sites 1 and 2 and Isolate 1 are recommended as Not Eligible for 
any local, State, or Federal historic registers, but are collectively associated with an extensive history 
of mining activity. The subsurface component of Site 3 and the tailings pile in Site 4 could be 
potentially eligible for a historic register. Eligibility is dependent on the DAHP’s view regarding 
eligibility for the larger surrounding complexes. If these historical complexes (e.g., the mine and towns) 
are eligible for local or national historic registers, then these smaller sites will require protection and 
further evaluation in relation to the nearby historical complexes. If the DAHP determines that the 
larger complexes are ineligible, then Tierra recommends a finding of No Impact for these sites. None 
of the standing structures on the property are eligible for local, State, or Federal historic registers. Soil 
disturbance for this project will extend below what is possible to inspect using traditional 
archaeological testing. Tierra recommends archaeological monitoring of ground-disturbing activities 
within the project area 0.6 m (2.0 feet) into glacial till or until the on-site archaeologist determines the 
soils to be below the possibility of human occupation, as this area is very likely to continue yielding 
historical archaeological materials and features. Since this area has a high potential for yielding 
precontact and historic era archaeological materials, Tierra also recommends a brief training session 
for all workers in archaeological laws, how to identify archaeological materials, and how to 
appropriately report incidental finds.  
 
In the likely event that archaeological materials are encountered during the project, an archaeologist 
should immediately be notified and work should be halted in the vicinity of the find until the materials 
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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.  
 
In the event of inadvertently discovered human remains or indeterminate bones, pursuant to RCW 
68.50.645, all work must stop immediately, and law enforcement should be contacted. Any remains 
should be covered and secured against further disturbance, and communication should be established 
with local police, the DAHP, and any concerned Tribal agencies.  
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Historic Name: 7331 Lakemont Blvd, Bellevue

Property ID: 709112

Location

Address: 7331 Lakemont Blvd SE, Bellevue 98006
GeographicAreas: King,King County,T24R05E26,MERCER ISLAND Quadrangle

Construction Type Year Circa
Built Date 1918

Information

Construction Dates:

Historic Use:

Number of stories: N/A

Category Subcategory

Domestic Domestic - Single Family House

Historic Context:
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Architect/Engineer:

Category Name or Company
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Project History

Project Number, Organization, 
Project Name

Resource Inventory SHPO Determination SHPO Determined By, 
Determined Date

2017-03-01601, , Park Pointe 
Planned Unit Development, 
Bellevue

3/7/2017  
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Historic Photo of House

Rear of Property

West Side

Photos

Side/Rear of Property

Rear of Property

Front
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Northeast side of property

House Plan View

Overview of Property

Front of House
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Inventory Details - 3/7/2017

Characteristics:

Category Item

Plan Irregular

Foundation Concrete - Poured

Form Type Single Dwelling - Gable Front and 
Wing

Roof Type Varied Roof Lines

Roof Material Asphalt/Composition

Cladding Fiber Cement Board

Detail Information

Common name:

Date recorded: 3/7/2017

Field Recorder: Mark Steinkraus

Field Site number:

SHPO Determination

Surveyor Opinion

Significance narrative: King County Historic Landmark Criteria:
A. Historicity: The property is over 40 years old; thus, it meets the age criterion for 
nomination as a King County Historic Landmark.
B. Significance: In addition to being historical and possessing integrity, the property must 
meet at least one of four criteria of significance (associated with historically significant 
events or people, or architecturally or archaeologically significant):
1. The early history of King County is defined partly by coal mining, particularly in the 
area encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. The property of interest was built at an 
unknown date (sometime between 1918 and 1936) west of Lakemont Boulevard 
(formerly a major road of Finn Town) in an area once owned by the Pacific Coast Coal 
Company, which operated the nearby Cinder Mine. An undated historical map of the 
company-owned area shows buildings and structures throughout the area, but does not 
show the property of interest. Given the placement of company-owned houses in the 

Property appears to meet criteria for the National Register of Historic Places: No

Property is located in a potential historic district (National and/or local): No

Property potentially contributes to a historic district (National and/or local): No
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historical map in relation to the current location of the property of interest, it is likely 
that the property of interest was not built or owned by the coal company. The property 
is not associated with mining events that made a significant contribution to the broad 
patterns of western Washington State history.
2. This property is not associated with the lives of persons significant in national, state, or 
local history.
3. This property does not embody distinctive characteristics of a type, period, or method 
of construction; it does not represent the work of a master, or possess high artistic 
values, or represent a significant and distinguishable entity whose components lack 
individual distinction.
4. This property has not yielded, and is unlikely to yield, information important in history.
C. Criteria Considerations: Some exceptional circumstances may make the property 
eligible or ineligible for landmark designation; however, such considerations are not 
applicable to the property in question.
D. Integrity: The property has retained the integrity of its location, setting, workmanship, 
and association. However, changes to the windows have compromised the integrity of 
the original materials, design, and feeling.
E. Community Landmark Identity: The property is not recognized as a special place in the 
local community, nor is it an easily identifiable visual feature in the region.
Although the property is historical, and much of its integrity is intact, the property does 
not meet any of the criteria for significance, nor any of the exceptional criteria 
considerations. As such, Tierra Right of Way recommends the property individually 
ineligible for listing as a King County Landmark.

National Register of Historic Places 
The early history of King County is defined partly by coal mining, particularly in the area 
encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. At an unknown date (between 1918 and 1936), 
the property of interest was built just west of Lakemont Boulevard (formerly a major 
road of Finn Town).
A. Despite the property’s position in an area once owned by the Pacific Coast Coal 
Company that operated the Cinder Mine, the property appears to be unrelated to the 
mining activities that took place in the area. The property is not associated with events 
that have made a significant contribution to the broad patterns of our history (Criterion 
A).
B. This property is not associated with the lives of persons significant in national, state, or 
local history (Criterion B).
C. This property does not embody distinctive characteristics of a type, period, or method 
of construction; it does not represent the work of a master, or possess high artistic 
values, or represent a significant and distinguishable entity whose components lack 
individual distinction (Criterion C).
D. This property has not yielded, and is unlikely to yield, information important in history 
(Criterion D).
The property is historical (i.e. at least 50 years old). The property appears to have 
retained the integrity of its location, setting, workmanship, and association; however, 
changes to the windows have compromised the integrity of the original materials, 
design, and feeling.
Although the property meets the criterion of historicity, its integrity has been 
compromised and it does not meet the criteria for significance. As such, Tierra Right of 
Way recommends this property individually ineligible for nomination to the National 
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Register of Historic Places. The property does not contribute significance to a collection 
of resources (e.g. representative of a coal mining community during the boom years of 
mining operations, representative of an unusual or new architectural style, etc.). For this 
reason, Tierra Right of Way recommends this property ineligible as a contributing 
resource to an historic district.
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Physical description: According to the King County Assessor’s website, the property was built in 1918; 
however, some characteristics of the house suggest a build date in the late 1930s.
The property is a single-family domestic dwelling that has no style (apart from an 
attempt at Craftsman detailing with the addition of knee brackets under the eaves). The 
form of the property holds characteristics typical of the Minimal Tradition house (popular 
ca. 1925 – 1950), exhibiting a somewhat compact massing, medium-pitched gable roof, 
single-hung windows (some wrapping corners), a door with an upper light, an 
asymmetrical design with the front entrance set off-center, mixed cladding, a small 
covered front porch, minimal ornamentation, and a detached garage.
The property has a detached unit massing, an irregular plan (comprising a gablefront and 
wing with a southeast corner wing), one story, and a partially finished basement. The 
first story and basement each are 2,120 ft², with 650 ft² of the basement unfinished (this 
area is unusually large for a pre-1950 home, as most Minimal Traditional homes 
were~800 ft², and the average U.S. home size in 1950 was only 983 ft² and did not 
increase past 2,000 ft² until 1990 [National Association of Home Builders]). Interior wall 
construction was not determined during survey. The cladding is mixed, composed of 
what appears to be coursed mineral fiber shingles (popular ca. 1930s – 1950s) made to 
resemble shake shingles, with T 1 – 11 paneling in the gables (most likely a post-WWII 
replacement of the original vertical planking). An undated black and white photograph of 
the property shows similar cladding. The cladding of the garage (built 1936) matches that 
of the property, except that it is wood rather than mineral fiber. The foundation is 
poured concrete.
The roof has a medium pitch and composition asphalt shingles. Of the various 
intersecting rooflines, the main massing has the tallest ridge, running east-to-west 
(expressed as a gablet on the west pitch of the gablefront roof). The roof of the 
gablefront runs north-to-south through that of the main massing, and its southern gable 
end projects southward from the main massing at an equal distance as the southeast 
corner wing. The southeast corner wing wraps around the main massing such that its 
east pitch cuts across the southern half of the main massing’s east face in a shed form. 
The eaves and verges project, with rafters visible, but not wholly exposed. Knee brackets 
were added to the roof after the undated black and white photograph was taken. An 
interior chimney of common bond brick with a corbeled cap is situated on the west pitch 
of the southeast corner wing roof.
The main entrance is an east off-center, single leaf, beveled, multi-panel door with a flat 
structural opening and plain surround, and a metal and glass screen door, recessed 
within an umbrage. Concrete steps with metal treillage railing lead up to the stoop of the 
main entrance. From the front steps, there is a narrow concrete path. A side entrance is 
located within an enclosed porch on the north face of the southeast corner wing. The 
side entrance has an upper light and a flat structural opening. At ground level, at the 
south edge of the east face of the southeast corner wing, there is a half door of flush 
wood that has a flat structural opening and a plaie surround. A similar door with a 
diamond face-window is off-center right on the west face. An open rail wooden deck was 
added recently (i.e. late 20th or early 21st century) to the east face of the corner wing, 
with stairs leading down the south face of the corner wing.
Window types vary, and many appear to have been replaced. Typical picture windows 
are single or 12-light and fixed. Some windows are casement, 1/1 or 1/2 single-hung. 
Typical basement windows are single or paired 3/3 hopper or awning windows, and triple
2-light awning (possible folding-sash). All windows have a flat structural opening with a 
slip sill and plain trim.
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Historic Name: Outbuildings- 7331 Lakemont Blvd SE, Bellevue

Property ID: 709113

Location

Address: 7331 Lakemont Blvd SE, Bellevue 98006
Location Comments: Outbuilding associated with 7331 Lakemont Blvd SE.
GeographicAreas: King,King County,T24R05E26,MERCER ISLAND Quadrangle

Construction Type Year Circa
Built Date 1936

Information

Construction Dates:

Historic Use:

Number of stories: N/A

Category Subcategory

Domestic

Historic Context:
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Architect/Engineer:

Category Name or Company
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Project History

Project Number, Organization, 
Project Name

Resource Inventory SHPO Determination SHPO Determined By, 
Determined Date

2017-03-01601, , Park Pointe 
Planned Unit Development, 
Bellevue

3/7/2017  
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Detached Garage, North Side

Pumphouse, South Side

Pumphouse, Interior

Photos

Results Map

Pumphouse, Interior

Pumphouse, Back with barns in the distance
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20x50 Barn

20x50 Barn, Side of the Structure

Overview of West Side of 20x50 Barn in relation to other 
Barn

20x50 Barn, West Side

20x50 Barn, Overview of North Side

20x50 Barn, South Side
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20x50 Barn, South Side

20x50 Barn East Side

Detached Garage, Rear

Overview 20x50 Barn South Side

20x50 Barn, East side

Detached Garage, Rear
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20x15 Outbuilding, Entryway

20x15 Outbuilding Foundation

20x15 Outbuilding, West Side

20x15 Outbuilding, South Side

20x15 Outbuilding, South Side

20x15 Outbuilding North Side
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Detached Garage West Side
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Inventory Details - 3/7/2017

Characteristics:

Category Item

Foundation Concrete - Poured

Form Type Utilitarian

Roof Type Flat with Parapet

Roof Material Asphalt/Composition

Cladding Fiber Cement Board

Plan Rectangle

Detail Information

Common name:

Date recorded: 3/7/2017

Field Recorder: Mark Steinkraus

Field Site number:

SHPO Determination

Surveyor Opinion

Significance narrative: King County Historic Landmark Criteria:
A. Historicity: The properties appear to be over 40 years old (built ca. 1936); thus, they 
meet the age criterion for nomination as a King County Historic Landmark.
B. Significance: The properties must meet at least one of four criteria of significance 
(associated with historically significant events or people, or architecturally or 
archaeologically significant):
1. The early history of King County is defined partly by coal mining, particularly in the 
area encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. The properties are associated with a house 
(7331 Lakemont Blvd. SE; Bellevue, WA 98006) that was built at an unknown date 
(sometime between 1918 and 1936) west of Lakemont Boulevard (formerly a major road 
of Finn Town) in an area once owned by the Pacific Coast Coal Company, which operated 
the nearby Cinder Mine. An undated historical map of the company-owned area shows 
buildings and structures throughout the area, but does not show the property of interest. 

Property appears to meet criteria for the National Register of Historic Places: No

Property is located in a potential historic district (National and/or local): No

Property potentially contributes to a historic district (National and/or local): No
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Given the placement of company-owned houses in the historical map in relation to the 
current location of the properties of interest, it is likely that the properties of interest 
were not built or owned by the coal company. The properties are not associated with 
mining events that made a significant contribution to the broad patterns of western 
Washington State history.
2. The properties are not associated with the lives of persons significant in national, 
state, or local history.
3. The properties do not embody distinctive characteristics of a type, period, or method 
of construction; it does not represent the work of a master, or possess high artistic 
values, or represent significant and distinguishable entities whose components lack 
individual distinction.
4. The properties have not yielded, and are unlikely to yield, information important in 
history.
C. Criteria Considerations: Some exceptional circumstances may make the property 
eligible or ineligible for landmark designation; however, such considerations are not 
applicable to the properties in question.
D. Integrity: The properties appear to have retained the integrity of their location, 
setting, and association. However, they may have undergone some changes, such as 
additions and recladding that may have compromised the integrity of the original 
materials, workmanship, design, and feeling.
E. Community Landmark Identity: The properties are not recognized as special places in 
the local community, nor are they easily identifiable visual features in the region.
Although the properties are historical, they do not meet any of the criteria for 
significance, nor any of the exceptional criteria considerations. As such, Tierra Right of 
Way recommends the properties individually ineligible for listing as a King County 
Landmark.

National Register of Historic Places 
The early history of King County is defined partly by coal mining, particularly in the area 
encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. The garage was built in 1936, and the barn and 
pumphouse were built at unknown dates. They were built west of Lakemont Boulevard 
(formerly a major road of Finn Town).
A. Despite the properties’ positions in an area once owned by the Pacific Coast Coal 
Company that operated the Cinder Mine, they appear to be unrelated to the mining 
activities that took place in the area. The properties are not associated with events that 
have made a significant contribution to the broad patterns of our history (Criterion A).
B. The properties are not associated with the lives of persons significant in national, 
state, or local history (Criterion B).
C. The properties do not embody distinctive characteristics of a type, period, or method 
of construction; they do not represent the work of a master, or possess high artistic 
values, or represent a significant and distinguishable entity whose components lack 
individual distinction (Criterion C).
D. The properties have not yielded, and are unlikely to yield, information important in 
history (Criterion D).
The properties are historical (i.e. at least 50 years old). The properties appear to have 
retained the integrity of their location, setting, and association (to the house at 7331 
Lakemont Blvd; Bellevue, WA); however, possible changes to the cladding changes to the 
windows have compromised the integrity of the original materials, design, and feeling.
Although the property meets the criterion of historicity, its integrity has been 
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compromised and it does not meet the criteria for significance. As such, Tierra Right of 
Way recommends this property individually ineligible for nomination to the National 
Register of Historic Places. The property does not contribute significance to a collection 
of resources (e.g. representative of a coal mining community during the boom years of 
mining operations, representative of an unusual or new architectural style, etc.). For this 
reason, Tierra Right of Way recommends this property ineligible as a contributing 
resource to an historic district.

Physical description: During the survey four outbuildings were recorded on this parcel. The names for these 
buildings/structures from the County Assessor’s Office were used whenever possible to 
avoid confusion. 

Detached Garage
According to the King County Assessor’s records, the Detached Garage was built in 1936. 
The property has a single, detached unit massing, one story, the capacity for two 
vehicles, and a rectangular plan that is 360 ft². The foundation is poured concrete with a 
small wingwall at the northwest corner of the property. The interior wall construction 
was not visible during survey. The cladding is composed of coursed wooden shingles 
(which resemble the cladding of the house with which the property is associated [7331 
Lakemont Blvd.; Bellevue, WA]). The roof is flat with stepped front and side parapets 
(Boomtown style), is covered with corrugated sheet metal, and has a narrow wooden 
frieze and flashing. The vehicle entrance is an up-swinging, single leaf, vertical plain-style 
metal door with a flat structural opening and plain trim. A modern security light was 
added to the front center of the garage. Typical windows are 6-light casement with a slip 
sill and plain surround. There is a single leaf, flush wood door with a flat structural 
opening and plain surround on the south face. There is a winding, poured concrete 
footpath around the east and south sides of the property, leading from the 20 x 15 
outbuilding and from the house.

20x15 Outbuilding
A 20’ x 15’ outbuilding is located near the garage. The property has one story and a 
double, attached unit massing that is composed of two small, gable front buildings. The 
smallest of the two parts (at the east end of the property) appears to be original, while 
the larger of the two parts appears to have been remodeled or entirely rebuilt sometime 
during the early 1950s. The smaller of the two parts of the property is supported by 
horizontal wooden beams, while the larger of the two parts of the property is on 
cinderblock stilts. There is a corrugated Fiberglas skirt around the foundation, and a 
poured concrete walkway wraps around the southeast corner of the smaller part of the 
property, and there is a concrete step to the entrance of the larger part of the property. 
The roof is a tiered gable front of composite asphalt shingles with exposed rafters in the 
eaves of the larger part of the property, and exposed beams in the raking of the smaller 
part of the property. Both parts of the property have a frieze in the raking, metal gutters 
on the eaves, and a flush south pitch.
The smaller of the two parts has a vertical plank interior wall construction, and was 
originally clad with coursed wood shingles; however, much of the entire property is now 
clad in board and batten, and there are fabricated shingles in the east gable end of the 
larger of the two parts of the property. The smaller of the two parts of the property has a 
flat structural opening with plain trim for a single leaf door and a window (window and 
door are absent) on its east face, and a 4-light casement window with a slip sill and plain 
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trim on the west face. The larger of the two parts of the property has a fixed pair of 
horizontal windows with a flat structural opening, plain trim, a continuous header and 
sill, and a wide mullion on its south face. The entrance to the larger of the two parts of 
the property is a single leaf, hollow door (recently added) with a flat structural opening 
and plain trim on its east face. On the north face of the larger part of the property, there 
is a single leaf, vertical plank door with a flat structural opening and no trim or surround. 
Located near the northwest corner above the foundation on the west face of the larger 
part of the property, there is a long, awning trapdoor on hinges.

20x50 Barn
According to the King County Assessor’s website, the property is a 20’ x 50’ barn. The 
property has a double, attached, irregular unit massing. The main massing is a barn with 
one story and a rectangular plan oriented east-to-west. An addition was made to the rear 
(east) end of the barn at an unknown date. The barn portion of the property has board-
and-batten cladding (both saw-cut wood and plywood), a panel of which is missing from 
the upper story of the west façade. The plywood across the upper story on the west 
facade of the barn portion suggests a post-WWII re-cladding. There is a vent with a metal 
mesh screen, flat structural opening, and plain trim centered in the peak of the barn 
portion’s west gable under the raking. The barn portion of the property has a low gable 
roof of corrugated sheet metal with plywood soffits, a frieze along the gable sides, and 
oversailing eaves that have exposed rafters and knee brackets (the central bracket 
connects with the interior frame through the afore mentioned vent). The roofing 
material of the original portion of the barn and the east addition is discontiguous, 
despite the roofs being flushly aligned and the roofing material of each portion being 
identical. Also, there is no frieze under the eave of the barn addition. The windows of the 
original portion of the barn are square, 6- and 9-light casements with plain wooden 
casings, a thin backband across the heads, and a slip sill (or continuous sill, in the case of 
the north windows). On the south face of the barn addition has a ribbon of four, 6-light 
windows that have a flat structural opening, a contiguous sill, and no surround or trim. 
An exterior chimney of either poured concrete or stacked cinder blocks is at the west 
corner of the south face of the original portion of the barn. The chimney is clad in 
common bond brick with weeping mortar. The mortar of the chimney, as well as the 
window ribbon and simplicity of the barn addition, suggest that the addition was made in 
the late 1940s or early 1950s.
The secondary massing is a garage with one story and a rectangular plan oriented north-
south. The garage portion of the property has a vertical plank and brace interior wall 
construction and saw-cut board-and-batten cladding. The garage portion has a low gable 
roof of corrugated metal with slightly projecting eaves (the rafters are visible in the gable 
ends). A cylindrical metal stove pipe with a cap projects from the west pitch of the roof 
of the garage portion near the southern end. On the west façade of the garage portion of 
the property, there is a single window similar to that of the barn portion, except with no 
backband. North of the window of the garage portion, there was once a single leaf door 
with a flat structural opening and no trim. The northern half of the garage portion of the 
property has two open stalls. The poured concrete foundation appears not to extend into 
the stalls.

Pumphouse
The property is not listed on the King County Assessor’s website. The property is a 
pumphouse that has a single, detached unit massing, a rectangular plan, and a ½-story. 
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The foundation of the pumphouse is a subterranean box containing some of the pumping 
mechanisms. The foundation is larger than the above-ground structure of the 
pumphouse. The walls of the box are board-formed, poured concrete (with evidence of 
repairing) capped with a precast concrete slab that has a raised steel trapdoor. The walls 
of the above-ground portion of the pumphouse are composed of common bond 
cinderblocks bonded with cement. The roof is a medium gable with projecting eaves, 
exposed rafters, composition asphalt shingles in the gable ends, and layered pre-
fabricated corrugated composition asphalt made to resemble Spanish Colonial roof tiles. 
The entrance is a single leaf, flush plywood door with a flat structural opening and plain 
trim.
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Historic Name: House 1- 7219 Lakemont Blvd SE, Bellevue

Property ID: 709114

Location

Address: 7219 Lakemont Blvd SE, Bellevue 98006
Location Comments: "House 1" for this address with the King County Assessor's Office
GeographicAreas: King,King County,T24R05E26,MERCER ISLAND Quadrangle

Construction Type Year Circa
Built Date 1964

Information

Construction Dates:

Historic Use:

Number of stories: N/A

Category Subcategory

Domestic Domestic - Single Family House

Historic Context:
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Architect/Engineer:

Category Name or Company
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Project History

Project Number, Organization, 
Project Name

Resource Inventory SHPO Determination SHPO Determined By, 
Determined Date

2017-03-01601, , Park Pointe 
Planned Unit Development, 
Bellevue

3/7/2017  
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Front of House

Front of House

South side of house

Photos

Front of House

South Side of House

Rear of House
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Rear of House

Rear of house

Northwest corner

Rear of House

Rear of house

Stairs on north side of property
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Northwest Corner

Proximity to second house and outbuiding

Front of House

North side of property

Plan map of house
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Inventory Details - 3/7/2017

Characteristics:

Category Item

Foundation Concrete - Poured

Form Type Single Dwelling - Ranch

Roof Type Gable - Side

Roof Material Asphalt/Composition

Cladding Brick - Common Bond

Plan Rectangle

Cladding Wood - T 1-11

Cladding Wood - Clapboard

Detail Information

Common name:

Date recorded: 3/7/2017

Field Recorder: Mark Steinkraus

Field Site number:

SHPO Determination

Surveyor Opinion

Significance narrative: King County Historic Landmark Criteria:
A. Historicity: The property was built in 1964; thus, it meets the age criterion (i.e. at least 
40 years old) for nomination as a King County Historic Landmark.
B. Significance: The property must meet at least one of four criteria of significance:
1. The early history of King County is defined partly by coal mining, particularly in the 
area encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. The property of interest was built in 1964 west 
of Lakemont Boulevard (formerly a major road of Finn Town) in an area once owned by 
the Pacific Coast Coal Company, which operated the nearby Cinder Mine. The property of 
interest was not built or owned by the coal company and is not associated with mining 
events that made a significant contribution to the broad patterns of western Washington 
State history.

Property appears to meet criteria for the National Register of Historic Places: No

Property is located in a potential historic district (National and/or local): No

Property potentially contributes to a historic district (National and/or local): No

Monday, March 27, 2017 Page 7 of 9

Historic Property Report
DSD - 001165



2. This property is not associated with the lives of persons significant in national, state, or 
local history.
3. This property embodies distinctive characteristics of the ubiquitous ranch house type, 
which was popular between the late 1950s and mid-1970s; however, the property is not 
exemplary of the type, period, or method of construction. The property does not 
represent the work of a master, or possess high artistic values, or represent a significant 
and distinguishable entity whose components lack individual distinction.
4. This property has not yielded, and is unlikely to yield, information important in history.
C. Criteria Considerations: Some exceptional circumstances may make the property 
eligible or ineligible for landmark designation; however, such considerations are not 
applicable to the property in question.
D. Integrity: The property has retained the integrity of its location, setting, workmanship, 
design, feeling, and association. However, vinyl window replacements have 
compromised the integrity of the original materials.
E. Community Landmark Identity: The property is not recognized as a special place in the 
local community, nor is it an easily identifiable visual feature in the region.
Although the property is historical, the integrity of the property has been compromised 
and the property does not meet any of the criteria for significance, nor any of the 
exceptional criteria considerations. As such, Tierra Right of Way recommends the 
property individually ineligible for listing as a King County Landmark.

National Register of Historic Places 
The early history of King County is defined partly by coal mining, particularly in the area 
encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. In 1964, the property of interest was built just 
west of Lakemont Boulevard (formerly a major road of Finn Town).
A. Despite the property’s position in an area once owned by the Pacific Coast Coal 
Company that operated the Cinder Mine, the property is unrelated to the mining 
activities that took place in the area. The property is not associated with events that 
have made a significant contribution to the broad patterns of our history (Criterion A).
B. This property is not associated with the lives of persons significant in national, state, or 
local history (Criterion B).
C. This property embodies distinctive characteristics of the ubiquitous ranch house type, 
which was popular between the late 1950s and mid-1970s; however, the property is not 
exemplary of the type, period, or method of construction. The property does not 
represent the work of a master, or possess high artistic values, or represent a significant 
and distinguishable entity whose components lack individual distinction (Criterion C).
D. This property has not yielded, and is unlikely to yield, information important in history 
(Criterion D).
The property is historical (i.e. at least 50 years old). The property appears to have 
retained the integrity of its location, setting, workmanship, design, feeling, and 
association; however, vinyl window replacements have compromised the integrity of the 
original materials.
Although the property meets the criterion of historicity, its integrity has been 
compromised and it does not meet the criteria for significance. As such, Tierra Right of 
Way recommends this property individually ineligible for nomination to the National 
Register of Historic Places. The property does not contribute significance to a collection 
of resources (e.g. representative of a coal mining community during the boom years of 
mining operations, representative of an unusual or new architectural style, etc.). For this 
reason, Tierra Right of Way recommends this property ineligible as a contributing 
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resource to an historic district.
Physical description: The property is a ranch house with a single, detached unit massing; a rectangular plan; 

one story; a partially finished basement (exposed on the rear [west] face); broad, 
rambling façades; an attached, two-car, corner garage (offset from the northwest corner 
of the house), and a poured concrete foundation. According to the King County 
Assessor’s website (2017), the first floor and basement each are 2,040 sq. ft., with only 
1,500 sq. ft. of the basement finished. The garage is 440 sq. ft. and the rear deck is 350 
sq. ft.
The interior wall construction was not visible during survey. The exterior wall is 
composed primarily of common bond brick with a header course at the base of the first 
story. There is vertical T 1 – 11 paneling on the front façade, and clapboard (possibly 
wood or vinyl) under the peaks of the gable ends. The west face of the lower level of the 
garage is exposed concrete, from which a concrete planter extends. The east face of the 
garage is T 1 -11 paneling similar to the paneling between the windows on the east face 
of the house.
The roof is a medium to low side gable of composition asphalt shingles that faces east 
and has a moderate to wide eave overhang with soffits, and plain projecting verges. The 
west pitch of the garage is flush with that of the main house, but projects beyond the 
main west eave. The east pitch of the garage is set back slightly and tiers below the main 
roofline on the north face of the house. There is a wide, gable end chimney of common 
bond brick with at least two circular chimney pots that is positioned on the west pitch of 
the north end of the roof.
Typical windows are sliding with a flat structural opening and no trim. Upper story 
windows meet the roofline in lieu of a header, and windows on the front façade have 
decorative shutters. All windows have a header brick slip sill, with the exception of the 
two central windows of the front (east) façade, which share a continuous sill. There is a 
fixed picture window with a sliding sidelight on the front façade near the main entrance. 
Bathroom windows on the upper story of the rear façade are single hung. Original 
windows were metal cased; many have been replaced with vinyl models (some in-kind, 
and some with 8-light sliding sashes).
The main entrance is a single leaf door with a flat structural opening (details were not 
visible during survey), off-center east on the north face of the house near the garage. 
Concrete steps lead up to the main entrance. The rear entrance of the upper level of the 
house is off-center south, single leaf, cross-buck with 9 lights; meets the roofline in lieu 
of a head; and has a flat structural opening and no trim (appears to be a replacement). 
There are two doors on the lower level of the rear of the house, each is single leaf with a 
slat structural opening, no trim, and a flush rowlock header. Of the two lower level rear 
doors, the left door is a 9-panel door with a diamond-pattern face window (appears to 
be original); and the right door is a multi-panel solid door (appears to be a replacement). 
The garage door appeared to be a rolling door with multiple square panels and a flat 
structural opening.
Across the west face of the house, there is a projecting wooden balcony with a metal 
treillage handrail. Across the north face of the garage, treated wood steps follow the 
declining topography between the upper level of the east face and the lower level of the 
west face.
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Historic Name: House 2, 7219 Lakemont Blvd SE, Bellevue

Property ID: 709115

Location

Address: 7219 Lakemont Blvd SE, Bellevue 98006
Location Comments: "House 2" with the King County Assessor's Office for this property.
GeographicAreas: King,King County,T24R05E26,MERCER ISLAND Quadrangle

Construction Type Year Circa
Built Date 1949

Information

Construction Dates:

Historic Use:

Number of stories: N/A

Category Subcategory

Domestic Domestic - Single Family House

Historic Context:
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Architect/Engineer:

Category Name or Company
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Project History

Project Number, Organization, 
Project Name

Resource Inventory SHPO Determination SHPO Determined By, 
Determined Date

2017-03-01601, , Park Pointe 
Planned Unit Development, 
Bellevue

3/7/2017  

Monday, March 27, 2017 Page 3 of 8

Historic Property Report
DSD - 001170



Front of Property

Front of Property

North Side of Property

Photos

Front of Property

Front of Property- Garage

North Side of Property
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Foundation

Location in relation to Outbuilding

Plan Map of House

Rear of Property

Location in Relation to Other House and Outbuilding

Front of House
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Inventory Details - 3/7/2017

Characteristics:

Category Item

Foundation Concrete - Poured

Form Type Single Dwelling - Ranch

Roof Type Gable - Cross

Roof Material Asphalt/Composition

Cladding Wood - Clapboard

Plan L-Shape

Cladding Wood - T 1-11

Detail Information

Common name:

Date recorded: 3/7/2017

Field Recorder: Mark Steinkraus

Field Site number:

SHPO Determination

Surveyor Opinion

Significance narrative: King County Historic Landmark Criteria:
A. Historicity: The property was built in 1949; thus, it meets the age criterion (i.e. at least 
40 years old) for nomination as a King County Historic Landmark.
B. Significance: The property must meet at least one of four criteria of significance:
1. The early history of King County is defined partly by coal mining, particularly in the 
area encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. The property of interest was built in 1949 west 
of Lakemont Boulevard (formerly a major road of Finn Town) in an area once owned by 
the Pacific Coast Coal Company, which operated the nearby Cinder Mine. The property of 
interest was not built or owned by the coal company and is not associated with mining 
events that made a significant contribution to the broad patterns of western Washington 
State history.
2. This property is not associated with the lives of persons significant in national, state, or 

Property appears to meet criteria for the National Register of Historic Places: No

Property is located in a potential historic district (National and/or local): No

Property potentially contributes to a historic district (National and/or local): No
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local history.
3. This property possesses early characteristics of the ubiquitous ranch house type, which 
became popular between the 1950s and mid-1970s; however, the property is not 
exemplary of the type, period, or method of construction. The property does not 
represent the work of a master, or possess high artistic values, or represent a significant 
and distinguishable entity whose components lack individual distinction.
4. This property has not yielded, and is unlikely to yield, information important in history.
C. Criteria Considerations: Some exceptional circumstances may make the property 
eligible or ineligible for landmark designation; however, such considerations are not 
applicable to the property in question.
D. Integrity: The property has retained the integrity of its location, setting, workmanship, 
design, and association. However, vinyl window replacements have compromised the 
integrity of the original materials and feeling.
E. Community Landmark Identity: The property is not recognized as a special place in the 
local community, nor is it an easily identifiable visual feature in the region.
Although the property is historical, the integrity of the property’s materials and feeling 
has been compromised and the property does not meet any of the criteria for 
significance, nor any of the exceptional criteria considerations. As such, Tierra Right of 
Way recommends the property individually ineligible for listing as a King County 
Landmark.

National Register of Historic Places 
The early history of King County is defined partly by coal mining, particularly in the area 
encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. In 1949, the property of interest was built just 
west of Lakemont Boulevard (formerly a major road of Finn Town).
A. Despite the property’s position in an area once owned by the Pacific Coast Coal 
Company that operated the Cinder Mine, the property is unrelated to the mining 
activities that took place in the area. The property is not associated with events that 
have made a significant contribution to the broad patterns of our history (Criterion A).
B. This property is not associated with the lives of persons significant in national, state, or 
local history (Criterion B).
C. This property possesses characteristics typical of the ubiquitous ranch type houses 
built between ca. 1935 and the mid-1970s (most popular between the 1950s and 1970s); 
however, the property is not exemplary of the ranch type. The property does not 
represent the work of a master, or possess high artistic values, or represent a significant 
and distinguishable entity whose components lack individual distinction (Criterion C).
D. This property has not yielded, and is unlikely to yield, information important in history 
(Criterion D).
The property was built in 1949; thus, it is historical (i.e. at least 50 years old). The 
property appears to have retained the integrity of its location, setting, workmanship, 
design, and association; however, vinyl window replacements have compromised the 
integrity of the original materials and feeling.
Although the property meets the criterion of historicity, the integrity of its materials and 
feeling has been compromised, and the property does not meet the criteria for 
significance. As such, Tierra Right of Way recommends this property individually 
ineligible for nomination to the National Register of Historic Places. The property does 
not contribute significance to a collection of resources (e.g. representative of a coal 
mining community during the boom years of mining operations, representative of an 
unusual or new architectural style, etc.). For this reason, Tierra Right of Way 
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recommends this property ineligible as a contributing resource to an historic district.
Physical description: The property is an early ranch type house with a single, detached unit massing, one 

story, and an L-shape plan (gablefront and wing) of 1,000 sq. ft. The 320-sq. ft. garage is 
attached to the north end of the house and is offset westward such that the west face of 
the garage projects beyond the west face of the house and the east face of the garage is 
set back from the east face of the house. The foundation is poured concrete. The interior 
wall construction was not visible during survey. The exterior wall is wide wood clapboard 
with narrow endboards and a horizontal band of T 1 – 11 paneling.
The roof is a medium to low side gable, facing east with an offset gable front crossing at 
the south end. The roof has composition asphalt shingles, projecting eaves with exposed 
rafters and a concealing fascia; and plain, close verges with a fascia. The garage roof is 
tiered below the main roof. The front (east) and side (south) entrances are sheltered by 
flat wood roofs. The front shelter is supported by wooden piers, and the side shelter is 
supported by metal pipe supports. The interior chimney is wide, common bond brick, has 
two chimney pots, and is positioned on the peak of the garage roof where the garage 
joins the house.

Typical windows are either fixed, sliding, or fixed with sliding sidelights, and have a flat 
structural opening, either plain or no trim, either no or rounded apron, no sill, and no 
surround. The main entrance is a single-leaf, beveled, 6-panel door with a flat structural 
opening and plain surround. The rear entrance was not clearly visible during survey, but 
it appeared to be a single leaf door with plain trim and shoulder sidelights with slip sills. 
The garage door is a 16-panel plywood, up-swinging door that meets the roofline and has 
no trim.
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Historic Name: Barn- 7331 Lakemont Blvd SE, Bellevue

Property ID: 709116

Location

Address: 7331 Lakemont Blvd SE, Bellevue 98006
Location Comments: Barn associated with the property.
GeographicAreas: King,King County,T24R05E26,MERCER ISLAND Quadrangle

Construction Type Year Circa

Information

Construction Dates:

Historic Use:

Number of stories: N/A

Category Subcategory

Agriculture/Subsistence Agriculture/Subsistence - Agricultural Outbuilding

Historic Context:
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Architect/Engineer:

Category Name or Company
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Project History

Project Number, Organization, 
Project Name

Resource Inventory SHPO Determination SHPO Determined By, 
Determined Date

2017-03-01601, , Park Pointe 
Planned Unit Development, 
Bellevue

3/7/2017  
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Location of Barn in relation to 20x50 Barn

North Side Overview

Interior

Photos

North Side

Interior

Interior of Stable Addition
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Overview West Side South Side
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Inventory Details - 3/7/2017

Characteristics:

Category Item

Foundation Concrete - Poured

Form Type Barn - English Gambrel

Roof Type Gambrel - Side

Roof Material Metal - Corrugated

Cladding Wood - Board & Batten

Plan Irregular

Detail Information

Common name:

Date recorded: 3/7/2017

Field Recorder: Mark Steinkraus

Field Site number:

SHPO Determination

Surveyor Opinion

Significance narrative: King County Historic Landmark Criteria:
A. Historicity: The property appears to be over 40 years old; thus, it meets the age 
criterion for nomination as a King County Historic Landmark.
B. Significance: The property must meet at least one of four criteria of significance 
(associated with historically significant events or people, or architecturally or 
archaeologically significant):
1. The early history of King County is defined partly by coal mining, particularly in the 
area encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. The property of interest was built at an 
unknown date (circa post-WWII) west of Lakemont Boulevard (formerly a major road of 
Finn Town) in an area once owned by the Pacific Coast Coal Company, which operated 
the nearby Cinder Mine. An undated historical map of the company-owned area shows 
buildings and structures throughout the area, but does not show the property of interest. 
Given the placement of company-owned houses in the historical map in relation to the 

Property appears to meet criteria for the National Register of Historic Places: No

Property is located in a potential historic district (National and/or local): No

Property potentially contributes to a historic district (National and/or local): No
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current location of the property of interest, it is likely that the property of interest was 
not built or owned by the coal company. The property is not associated with mining 
events that made a significant contribution to the broad patterns of western Washington 
State history.
2. This property is not associated with the lives of persons significant in national, state, or 
local history.
3. This property does not embody distinctive characteristics of a type, period, or method 
of construction; it does not represent the work of a master, or possess high artistic 
values, or represent a significant and distinguishable entity whose components lack 
individual distinction.
4. This property has not yielded, and is unlikely to yield, information important in history.
C. Criteria Considerations: Some exceptional circumstances may make the property 
eligible or ineligible for landmark designation; however, such considerations are not 
applicable to the property in question.
D. Integrity: The property has retained the integrity of its location, setting, workmanship, 
feeling, materials, and association. However, an addition has compromised the integrity 
of the original design.
E. Community Landmark Identity: The property is not recognized as a special place in the 
local community, nor is it an easily identifiable visual feature in the region.
Although the property is historical, and much of its integrity is intact, the property does 
not meet any of the criteria for significance, nor any of the exceptional criteria 
considerations. As such, Tierra Right of Way recommends the property individually 
ineligible for listing as a King County Landmark.

National Register of Historic Places
The early history of King County is defined partly by coal mining, particularly in the area 
encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. At an unknown date (post-WWII), the property 
of interest was built just west of Lakemont Boulevard (formerly a major road of Finn 
Town).
A. Despite the property’s position in an area once owned by the Pacific Coast Coal 
Company that operated the Cinder Mine, the property appears to be unrelated to the 
mining activities that took place in the area. The property is not associated with events 
that have made a significant contribution to the broad patterns of our history (Criterion 
A).
B. This property is not associated with the lives of persons significant in national, state, or 
local history (Criterion B).
C. This property does not embody distinctive characteristics of a type, period, or method 
of construction; it does not represent the work of a master, or possess high artistic 
values, or represent a significant and distinguishable entity whose components lack 
individual distinction (Criterion C).
D. This property has not yielded, and is unlikely to yield, information important in history 
(Criterion D).
The property appears to be historical (i.e. at least 50 years old). The property appears to 
have retained the integrity of its location, setting, materials, workmanship, feeling, and 
association; however, an addition has compromised the integrity of the design.
Although the property meets the criterion of historicity, and much of its integrity is 
intact, it does not meet the criteria for NRHP significance. As such, Tierra Right of Way 
recommends this property individually ineligible for nomination to the National Register 
of Historic Places. The property does not contribute significance to a collection of 
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resources (e.g. representative of a coal mining community during the boom years of 
mining operations, representative of an unusual or new architectural style, etc.). For this 
reason, Tierra Right of Way recommends this property ineligible as a contributing 
resource to an historic district.

Physical description: The property is a barn oriented approximately southwest-northeast. The property has a 
double, attached, irregular unit massing composed of the original barn (main massing) 
and an added stable-like shelter. The property has one story (possibly with a mezzanine). 
The main massing has a rectangular plan that is 10 by 25 feet, and the addition has a 
shorter and narrower rectangular plan. The foundation of the main massing and addition 
is poured concrete. The interior wall construction of the main massing is a nailed frame, 
and that of the addition is a combination of a nailed frame, poured concrete and 
common bond cinder blocks bonded with cement. The exterior wall material of the 
entire property is board and batten (it appears that the board may be plywood paneling; 
it also appears that the battens were replaced, such that some battens cover original 
elements [e.g. hinge plates, window trim heads, etc.]). In the peak of the south face, the 
cladding is slightly raised from the main exterior wall and is finished with octagonal ends. 
The southern half of the west façade of the addition is open with a swinging, open-
slatted half-door.
The roof of the main massing is a gambrel of corrugated sheet metal with close eaves 
(the fascia and frieze are nearly flush) and gutters. The roof of the addition is similar, 
except that it is a slightly dropped, medium shed form, and the sheet metal corrugation 
resembles standing seam.
The windows of the addition are horizontally rectangular, fixed, and have a flat structural 
opening and a plain wood surround. The windows of the main massing are typically 
square, single sash or 4-light casements with plain wood trim, narrow head surrounds, 
and slip sills. The entrance on the west face of the main massing is a Dutch door with a 
diamond face window, a flat structural opening, and plain trim. On the east face of the 
main massing, there is a flush, single leaf slab door with an upper light; and a 4-panel, 
single leaf door; each with a flat structural opening, plain trim, and a plain head 
surround. On the north face of the main massing, there is a double leaf, swinging door 
with a flat structural opening, board and batten exterior, and no trim.
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Historic Name: 7219 Lakemont Blvd SE- Outbuilding

Property ID: 709312

Location

Address: 7219 Lakemont Blvd SE, Bellevue, Washington, USA
GeographicAreas: King,King County,T24R05E26,MERCER ISLAND Quadrangle

Construction Type Year Circa

Information

Construction Dates:

Historic Use:

Number of stories: N/A

Category Subcategory

Domestic

Historic Context:
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Architect/Engineer:

Category Name or Company
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Project History

Project Number, Organization, 
Project Name

Resource Inventory SHPO Determination SHPO Determined By, 
Determined Date

2017-03-01601, , Park Pointe 
Planned Unit Development, 
Bellevue

3/7/2017  
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Front

Door in east side

East Side

Photos

Interior

East side

West Side
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Overview of property in relation to HPI
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Inventory Details - 3/7/2017

Characteristics:

Category Item

Foundation Concrete - Poured

Form Type Utilitarian

Roof Type Gable - Front

Roof Material Asphalt/Composition

Cladding Wood - Clapboard

Plan Rectangle

Detail Information

Common name:

Date recorded: 3/7/2017

Field Recorder: Mark Steinkraus

Field Site number:

SHPO Determination

Surveyor Opinion

Significance narrative: King County Historic Landmark Criteria:
A. Historicity: The build date of the property is currently unknown. However, the 
presence of a brick chimney, and the property’s compact massing; inset square wooden 
casement window (on the west face); tall, paired, single-hung windows (on the east 
face); and medium gable with close eaves collectively suggest that the property was built 
sometime between the 1900s and 1920s. Thus, the property is almost certainly over 40 
years old and meets the age criterion for nomination as a King County Historic Landmark.
B. Significance: The property must meet at least one of four criteria of significance:
1. The early history of King County is defined partly by coal mining, particularly in the 
area encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. The property of interest was built at an 
unknown date (presumably sometime between the 1900s and 1920s) west of Lakemont 
Boulevard (formerly a major road of Finn Town) in an area once owned by the Pacific 
Coast Coal Company, which operated the nearby Cinder Mine. An undated historical map 

Property appears to meet criteria for the National Register of Historic Places: No

Property is located in a potential historic district (National and/or local): No

Property potentially contributes to a historic district (National and/or local): No
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of the company-owned area shows buildings and structures throughout the area, with a 
small building located approximately where the property of interest is currently located. 
The building of the historical map is interiorly labeled “4” and exteriorly labeled “212.” 
The numbers appear to be designations assigned by the coal company; therefore, it is 
possible that the property of interest was built and/or owned by the Pacific Coast Coal 
Company during the operation of the Cinder Mine. If this is the case, then the property 
would be one of the few extant buildings remaining of the old Finn Town mining 
community. The property is not individually significant, but it may represent a 
component of a mining community that represented a broad pattern of turn-of-the-
twentieth-century coal mining that was significant in western Washington State history.
2. This property is not associated with the lives of persons significant in national, state, or 
local history.
3. This property does not exemplify distinctive characteristics of a type, period, or 
method of construction; it does not represent the work of a master, or possess high 
artistic values, or represent a significant and distinguishable entity whose components 
lack individual distinction.
4. This property has not yielded, and is unlikely to yield, information important in history.
C. Criteria Considerations: Some exceptional circumstances may make the property 
eligible or ineligible for landmark designation; however, such considerations are not 
applicable to the property in question.
D. Integrity: The property appears to have retained the integrity of its location, 
workmanship, design, materials, and feeling. However, the razing of nearly all the Finn 
Town properties owned by the Pacific Coast Coal Company has compromised the 
integrity of the setting and association of the property.
E. Community Landmark Identity: The property is not recognized as a special place in the 
local community, nor is it an easily identifiable visual feature in the region.
Although the property is historical, and much of its integrity is intact, the property does 
not meet any of the criteria for significance, nor any of the exceptional criteria 
considerations. As such, Tierra Right of Way recommends the property individually 
ineligible for listing as a King County Landmark.

National Register of Historic Places 
The early history of King County is defined partly by coal mining, particularly in the area 
encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. At an unknown date (presumably between 
1900s and 1920s), the property of interest was built just west of Lakemont Boulevard 
(formerly a major road of Finn Town).
A. The early history of King County is defined partly by coal mining, particularly in the 
area encompassing Black Diamond, Finn Town, Issaquah, and Newcastle. Finn Town grew 
around the operation of the Cinder Mine. The property of interest was built at an 
unknown date (presumably sometime between the 1900s and 1920s) west of Lakemont 
Boulevard (formerly a major road of Finn Town) in an area once owned by the Pacific 
Coast Coal Company, which operated the nearby Cinder Mine. An undated historical map 
of the company-owned area shows buildings and structures throughout the area, with a 
small building located approximately where the property of interest is currently located. 
On the historical map, the building that is in the current location of the property of 
interest is interiorly labeled “4” and exteriorly labeled “212.” The numbers appear to be 
designations assigned by the coal company; therefore, it is possible that the property of 
interest was built and/or owned by the Pacific Coast Coal Company during the operation 
of the Cinder Mine. If this is the case, then the property would be one of the few extant 
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buildings remaining of the old Finn Town mining community. While the property is not 
individually significant to the broad pattern of turn-of-the-twentieth-century coal mining 
significant in western Washington State history, it is likely associated with that history. 
(Criterion A).
B. This property is not associated with the lives of persons significant in national, state, or 
local history (Criterion B).
C. This property does not embody distinctive characteristics of a type, period, or method 
of construction; it does not represent the work of a master, or possess high artistic 
values, or represent a significant and distinguishable entity whose components lack 
individual distinction (Criterion C).
D. This property has not yielded, and is unlikely to yield, information important in history 
(Criterion D).
The property is likely historical (i.e. at least 50 years old). The property appears to have 
retained the integrity of its location, workmanship, design, materials, and feeling. 
However, the razing of nearly all the Finn Town properties owned by the Pacific Coast 
Coal Company has compromised the integrity of the setting and association of the 
property.
Although the property meets the criterion of historicity and its integrity is largely intact, 
the property does not meet the criteria for significance. As such, Tierra Right of Way 
recommends this property individually ineligible for nomination to the National Register 
of Historic Places. Although the property likely was once a component of a coal mining 
community during the boom years of mining operations at the beginning of the 
twentieth century, the property has lost its association to that history by means of the 
razing of most of the coal company properties; thus, the property does not contribute 
significance to a collection of resources. For this reason, Tierra Right of Way recommends 
this property ineligible as a contributing resource to an historic district.

Physical description: The property is immediately west of House 2 at 7219 Lakemont Blvd SE, Bellevue, WA. 
The property has one story; a single, detached unit massing; a rectangular plan, oriented 
northwest to southeast; and a foundation of poured concrete. The interior wall 
construction was not observed during survey. The exterior wall has a cladding of wooden 
clapboard with endboards.
The roof is a medium front gable, facing north, with composition asphalt shingles 
(patched with tar in some places), close eaves, and a narrow frieze in the raking. The 
main entrance is a single-leaf, panel-and-light door (the upper light may have been 
broken, as it is now covered by a board) with a flat structural opening and plain wood 
surround. Near the south end of the property, on the east face, there was an off-center, 
single leaf door with a flat structural opening and plain surround (the door is now 
absent). There is a gable-end chimney of common bond brick on the ridge of the roof at 
the north end of the property. Centered in the peak of the north gable end is a slatted 
vent with a plain wooden trim. On the west face of the property, there is a single square 
casement window with wooden casing, a slip sill, and plain surround. On the east face of 
the property, there is a pair of tall, double-hung windows with wooden casings and trim. 
The pair of windows share a flat structural opening and continuous sill, and are 
separated by a mullion.
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Smithsonian Number: 45KI01325

County:  King

Date: 11/12/2020 Human Remains? DAHP Case No.:

Archaeological Sites are exempt from public disclosure per RCW 42.56.300

SITE DESIGNATION
Site Name:

Field/Temporary ID:

SITE LOCATION
USGS Quad Map Name(s):  MERCER ISLAND

Site Type: Historic Debris Scatter/Concentration

Historic Residential Structures

T: 24 R: 05 E/W: E Section: 26

UTM: Zone: 10 Easting: 565542 Northing: 5265181

Compiled By: Jennifer Hushour Tierra Right of Way Services

As the designated authority under the National Historic Preservation Act, as amended, I hereby certify that this request for 
determination of eligibility meet the documentation standards for registering properties in the National Register of Historic 
Places and meets the procedural and professional requirements set forth in 36 CFR Part 60.  In my opinion, the site

Criteria A,D

I recommend that this property be considered significant at the following level(s) of significance:                                

meets does not meet the National Register Criteria.

SHPO Determination

Eligibility Survey/Inventory Determined On

Determined By

SHPO Comments

Statement of Significance

Site 45KI1325 is related to the historic themes of coal mining, railroad expansion, the development
of King County, Seattle, the State of Washington, and immigrant communities in turn-of-the-century
mining towns.  Results of testing and archival research indicate that site 45KI1325 has yielded (and could continue to yield) 
important information regarding Finn Town and the Coal Creek Mining Complex. Historical
records, features, and artifact analysis determined that housing was present from at least 1905 through 1936, and that this 
area of Finn Town was razed. Families of immigrants from Finland established a
thriving community here and were part of a larger multinational community. This site represents a unique domestic and 
industrial snapshot of the coal-mining industry that shaped the development of
Seattle, King County, and Washington State.
Integrity

The site is within what was formerly an immigrant mining community. Though site now largely consists of deposits from 
razed structures, some intact subsurface features remain. The coal storage/bunker feature, for example, retains integrity of 
location, design, association, workmanship, and materials. It is likely that additional features such as privies and 
foundations are present within or near the site boundaries though none were identified during eligibility and extent 
testing.

Thursday, November 12, 2020
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Latitude: 47.537 Longitude: -122.129 Elevation (ft/m):

Drainage, Major: Lake Washington Drainage, Minor: Coal Creek

Location Description (General to Specific):

The site is located on the western foothills of Cougar Mountain, on a finger ridge above Coal Creek. The site is just north of 
Coal Creek Trail head. The address of the house on the southern edge of the site is 7331 Lakemont Blvd SE, Bellevue, WA.

Directions (For Relocation Purposes):

From I-90 take exit 13 Lakemont Blvd SE. Travel south for 3.3 miles and turn right onto private driveway. Park and proceed 
on foot to GPS coordinates.

Aspect 180 Slope 1

River Mile

Narrative Description (Overall Site Observations):

This site is what remains of part of a turn of the century company mining town known as Finn Town.  Historic maps suggest 
several residential structures were present at the site location. The site initially consisted of a subsurface burn feature 
along with historic metal, rubber, bone, glass, and ceramic artifacts. It was not visible on the surface and was identified 
during subsurface testing. The site boundary was drawn around the location of 8 positive shovel test probes. Subsequently, 
3 test units and 10 additional STPs resulted in identification of 2 more features (a historic domestic coal storage/bunker 
and an industrial work surface) and hundreds of historic artifacts. Site boundaries were expanded to include additional 
positive STP locations.  

Water Resources (Type): Distance: Permanence:

Landforms (On Site):

Local: Regional:

Landforms (On Site):

Local: Regional:

Length: 80 
meters

Direction: NW/SE Width: 50 
meters

Direction: SW/NE

Method of Horizontal Measurement: Tape and compass, GPS

Depth: 80 cmbs Method of Vertical Measurement: Tape

Site Dimensions (Overall Site Dimensions):

Vegetation (On Site):

Local: Regional:

SITE DESCRIPTION

SITE AGE

CULTURAL MATERIALS AND FEATURES
Narrative Description (Specific Inventory Details):

Features include a possible demolished/burned remains of residence and associated artifacts; a feature consisting of 
burned milled wood lying horizontally on top of a ferrous metal mesh which was attached to conglomerate concrete and 
appears to be an industrial work surface; and a wooden post-lined domestic coal bunker adjacent to former home site 
which was still full of coal.  Several hundred artifacts were recovered including high concentrations of burnt wood, glass, 
and nails; processed faunal bone, ceramics, brick fragments, bottles; and a diecast toy horse manufactured in Germany 
from the 1880s to the 1920s.
Method of Collection:

All artifacts from test unit excavation and additional STPs were collected and labeled by provenience. 

Location of Artifacts (Temporary/Permanent):

Tierra ROW lab, Everett WA

Thursday, November 12, 2020
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Items/Documents Used in Research:

Toulouse, Julian Harrison
1971 Bottle Makers and their Marks. Thomas Nelson Inc. Camden.  

Steinkraus, Mark F.
2017 Cultural Resources Assessment for the Park Pointe Project, King County, Washington. On file with the Department of 
Archaeology and Historic Preservation, Olympia

LAND OWNERSHIP
Owner Address Parcel

SITE HISTORY
Previous Archaeological Work:

Survey and site recording by Tierra in 2017 (Steinkraus 2017)

SITE RECORDERS
Observed By Address

Sherri Middleton 444 NE Ravenna Blvd., Seattle, WA 98115

Date Recorded: 5/22/2018

Recorded by (Professional Archaeologist): Sherri Middleton

Organization: Tierra Right of Way Services Phone Number: 425-220-6919

Address: 444 NE Ravenna Blvd., 
Seattle, WA 98115

Email: smiddleton@tierra-row.com

Component Type Historic  

Dates ca 1890-1930

Dating Method historic research, artifact dates, historic maps 

Phase

Basis for Phase Designation

RESEARCH REFERENCES
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USGS MAP
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SKETCH MAPS
Source Information

Thursday, November 12, 2020

ARCHAEOLOGICAL SITE INVENTORY FORM Smithsonian Number: 45KI01325

Page 5 of 17

DSD - 001199



Photo ID 327377
Title stp2
Year Taken

Is Circa?
Notes bone and ceramic can be seen in side wall
Type image/jpeg
Photo View plan
Source
Copyright

Photographs, Tables and Additional Information
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Photo ID 499352
Title Photo 18. Unit 2 Level 5. 10 wooden posts. facing east.JPG
Year Taken

Is Circa?
Notes
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 499351
Title Photo 20. Ceramic sherd from Feature 1.JPG
Year Taken

Is Circa?
Notes
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 499350
Title Photo 21. miniature diecast horse. Penny Toy 1880s-1920s.JPG
Year Taken

Is Circa?
Notes
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 499349
Title Photo 24. Coal recovered from Feature 3.JPG
Year Taken

Is Circa?
Notes
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 499348
Title Figure 15. 1928 Coal Creek Map with Results (Courtesy of Eastside Historical Society).png
Year Taken

Is Circa?
Notes
Type image/png
Photo View
Source
Copyright
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Photo ID 499347
Title Figure 6. Results of Site testing at 45KI1325.png
Year Taken

Is Circa?
Notes
Type image/png
Photo View
Source
Copyright
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Photo ID 327376
Title Site Overview
Year Taken 2017

Is Circa?
Notes stp 1
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 327375
Title bone fragment
Year Taken 2017

Is Circa?
Notes stp 2, large animal bone fragment rest of it is in side wall 10 cmbs.
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 327374
Title window pane shard
Year Taken 2017

Is Circa?
Notes stp 1
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 327373
Title glass shards
Year Taken 2017

Is Circa?
Notes stp 2
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 327372
Title porcelain tea cup
Year Taken 2017

Is Circa?
Notes stp 1
Type image/jpeg
Photo View
Source
Copyright
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Smithsonian Number: 45KI01325

County:  King

Date: 3/7/2017 Human Remains? DAHP Case No.:

Archaeological Sites are exempt from public disclosure per RCW 42.56.300

SITE DESIGNATION
Site Name:

Field/Temporary ID: Site 3

SITE LOCATION
USGS Quad Map Name(s):  MERCER ISLAND

Site Type: Historic Debris Scatter/Concentration

T: 24 R: 05 E/W: E Section: 26

UTM: Zone: 10 Easting: 565542 Northing: 5265181

Latitude: 47.537 Longitude: -122.129 Elevation (ft/m):

Drainage, Major: Lake Washington Drainage, Minor: Coal Creek

Location Description (General to Specific):

The site is located on the western foothills of Cougar Mountain, on a finger ridge above Coal Creek. The site is just north of 
Coal Creek Trail head.

Compiled By: Mark Steinkraus Tierra Right of Way Services

As the designated authority under the National Historic Preservation Act, as amended, I hereby certify that this request for 
determination of eligibility meet the documentation standards for registering properties in the National Register of Historic 
Places and meets the procedural and professional requirements set forth in 36 CFR Part 60.  In my opinion, the site

Criteria

I recommend that this property be considered significant at the following level(s) of significance:                                

meets does not meet the National Register Criteria.

SHPO Determination

Eligibility Potentially Eligible Determined On 5/18/2017

Determined By

SHPO Comments

Aspect 180 Slope 1

River Mile

Statement of Signifigance

Potentially Elligible

Integrity

Site consists of the subsurface remains of historic Finn Town, which no longer exists. Shovel testing found evidence that 
structures from Finn Town may have been razed (primarily a 70 cm deep burn feature identified in STP 19), and culturally 
rich deposits may be buried beneath fill. Literature review found very little information recorded on the people who 
occupied FInn Town and further assessment of the surrounding mining Complex is required.

Thursday, May 18, 2017
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Directions (For Relocation Purposes):

From I-90 take exit 13 Lakemont Blvd SE. Travel south for 3.3 miles and turn right onto private driveway. Park and proceed 
on foot to GPS coordinates.

Narrative Description (Overall Site Observations):

This site consists of a subsurface burn feature along with historic metal, rubber, bone, glass, and ceramic artifacts. It was 
not visible on the surface and was identified during subsurface testing. The site boundary was drawn around the location 
of 8 positive shovel test probes. 

Water Resources (Type): Coal Creek Distance: 50 meters Permanence: perennial

Landforms (On Site):

Local: finger ridge Regional: base of cougar mountain

Landforms (On Site):

Local: finger ridge Regional: base of cougar mountain

Length: 50 
meters

Direction: n/s Width: 10 
meters

Direction: e/w

Method of Horizontal Measurement: shovel test probes

Depth: 0-50 
cmbs

Method of Vertical Measurement: shovel test probes

Site Dimensions (Overall Site Dimensions):

Vegetation (On Site):

Local: grass, douglas-fir Regional: red cedar, douglas-fir, and big leaf maple

SITE DESCRIPTION

SITE AGE
Component Type Historic  

Dates 1925-1930

Dating Method makers mark on bottle

Phase

CULTURAL MATERIALS AND FEATURES
Narrative Description (Specific Inventory Details):

An extensive burn feature containing a high concentration of burnt wood, glass, and nails was observed in STP 19 and is at 
least 60 cm thick, the horizontal dimensions are unknown. The artifacts recovered from the site include 3 porcelain sherds 
with one of them being part of a teacup with gold luster paint, two chunks of large animal bone, 3 brick fragments, 1 
rubber handle fragment likely from a screw driver or similar hand tool, 13 bent wire nails, 20 straight wire nails of varying 
size, 1 square nail, 1 terracotta pot sherd, 1 thick decorative cut glass shard, 4 pieces of aqua glass, 32 clear glass shards 
both bottle and window pane, 1 clear glass shard with letters “…OULD…” embossed onto the glass, and 1 partial clear 
glass bottle base with embossed makers marks reading “5 …HISTL…. and the letters P and C within trapezoids.” The bottle 
base was made by the Pacific Coast Bottling Company, which operated during 1925-1930 (Toulouse 1971).

Method of Collection:

all subsurface artifacts were collected

Location of Artifacts (Temporary/Permanent):

Tierra Right of Way, office in Seattle. Temporary

Thursday, May 18, 2017
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Items/Documents Used in Research:

Toulouse, Julian Harrison
        1971         Bottle Makers and their Marks. Thomas Nelson Inc. Camden

LAND OWNERSHIP
Owner Address Parcel
COAL CREEK 
HOLDINGS LLC

7331 LAKEMONT BLVD SE , Bellevue, WA - 98006 2624059019

SITE HISTORY
Previous Archaeological Work:

none

SITE RECORDERS
Observed By Address

Mark Steinkraus 2611 NE 125th Street, Ste 202, Seattle, WA 
98125

Date Recorded: 3/24/2017

Recorded by (Professional Archaeologist): Sarah Huntington Steinkraus

Organization: Tierra Right of Way Services Phone Number: 360-620-5840

Address: 2611 NE 125th Street, Ste 
202, Seattle, WA 98125

Email: steinkraus.sarah@gmail.com

Basis for Phase Designation

RESEARCH REFERENCES
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USGS MAP
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SKETCH MAPS
Source Information
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Photo ID 327377
Title stp2
Year Taken

Is Circa?
Notes bone and ceramic can be seen in side wall
Type image/jpeg
Photo View plan
Source
Copyright

PHOTOGRAPHS
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Photo ID 327376
Title Site Overview
Year Taken 2017

Is Circa?
Notes stp 1
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 327375
Title bone fragment
Year Taken 2017

Is Circa?
Notes stp 2, large animal bone fragment rest of it is in side wall 10 cmbs.
Type image/jpeg
Photo View
Source
Copyright

Thursday, May 18, 2017

ARCHAEOLOGICAL SITE INVENTORY FORM Smithsonian Number: 45KI01325

Page 8 of 11

DSD - 001219



Photo ID 327374
Title window pane shard
Year Taken 2017

Is Circa?
Notes stp 1
Type image/jpeg
Photo View
Source
Copyright

Thursday, May 18, 2017

ARCHAEOLOGICAL SITE INVENTORY FORM Smithsonian Number: 45KI01325

Page 9 of 11

DSD - 001220



Photo ID 327373
Title glass shards
Year Taken 2017

Is Circa?
Notes stp 2
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 327372
Title porcelain tea cup
Year Taken 2017

Is Circa?
Notes stp 1
Type image/jpeg
Photo View
Source
Copyright

Thursday, May 18, 2017

ARCHAEOLOGICAL SITE INVENTORY FORM Smithsonian Number: 45KI01325

Page 11 of 11

DSD - 001222



 

Tierra Archaeological Report No. 2018-165 C.1 

APPENDIX C. HISTORIC LABORATORY ANALYSIS 
 
 
 
 

DSD - 001223



 

 

 

Historic Artifact Laboratory Analysis Manual 

 

DSD - 001224



BOLTS, NUTS, SCREWS, WASHERS 

Description (See Next Page): 

 Bolt 

Carriage Bolt 

Cotter Bolt 

 Eye Bolt 

 Lag Bolt 

 “U” Bolt 

 Nut 

 Hexagonal Nut 

 Square Nut 

 Wing Nut 

 Screw 

 Phillips Screw 

 Machine Screw 

 Eye Screw  

 Screw Hook 

 Wood Screw 

Washer 

Flat Washer 

Lock Washer 

Spring Washer 

   

Material: 

 Brass 

 Copper 

 Ferrous Metal 

 Iron 

 Steel 

 

Size: Length of bolts, screws (in inches); Inside diameter of nuts, washers (in inches) 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of items 
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Comments:  Any surface modifications or other information not captured in other fields.  

 

DSD - 001226



BRICK 

Type: 

 Standard Brick (red /orange in color) 

 Face Brick (has polished/glazed side) 

 Fire Brick (yellow in color) 

 

Shape: ONLY FOR COMPLETE OR 2/3 COMPLETE BRICKS. Use categories below: 

 

Manufacturing Technique: ONLY FOR COMPLETE OR 2/3 COMPLETE BRICKS (See 

handout in folder) 

 Soft-Mud Handmade, Sand-struck (SMH, SS) 

 Soft-Mud Handmade, Water-struck (SMH, WS) 

 Stiff-Mud, Side Cut 

 Stiff-Mud, End Cut 

Machine Made, Blade-Trimmed (MM, BT) 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of items/fragments 

 

Dimensions (in): ONLY FOR COMPLETE OR 2/3 COMPLETE BRICKS, record length, 

width, and height in inches. If fragment write NA.  

 

Trademark/Comments: Write 2/3 if brick is 2/3 or more complete. Record any trademarks 

imprinted in brick. If any material is attached to brick record here.  
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Brick Shape (From Gurcke 1987) 

 

 

 

 

 

 

DSD - 001228



BUCKLES AND BUTTONS 

Type: 

 Buckle 

 Button 

 

Material: 

 Bone 

 Glass, (plus color) 

 Iron/Ferrous 

 Plastic, (plus color) 

 Rubber 

 Shell 

 Stone 

 White Metal  

 Yellow Metal 

 

Style: 

 Button 

  2 Hole 

  3 Hole 

  4 Hole 

  Ball 

  Military 

  Molded 

  Tombac 

 Buckle 

  Single Framed (Circle, D-Shape, Square/Rectangle, Trapezoid) 

  Double-Framed (D-Shape, Square/Rectangle/ Trapezoid) 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of items/fragments 
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Buckle Parts 

 

 
Buckle Types 

 

Comments:  Other information not captured in other fields.  
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CANS 

  

Type: 

 Unidentifiable 

  

Unidentifiable Food 

 Cone Top Beverage Can 

 Pull Tab Beverage Can 

 Pop Top Beverage Can 

Tin Box 

Spice (Sprinkler Plate) 

Baking Powder 

Snuff/Tobacco Tin 

Canned Meat 

Fish/Sardines 

Evaporated/Condensed Milk 

Coffee 

Mable Syrup (Log Cabin) 

 

Unidentifiable Industrial Use Can 

Paint Can 

Shoe Polish Tin 

Aerosol Can 

Oil Can 

 

Material: 

 Tin 

 Aluminum  

 

Manufacturer Method (See Below): 

 Hole in Cap 

 Soldered 

 Sanitary 

 Vent Hole  

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of items/fragments 

MNI: Minimum Number of Items (when applicable) 
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                   Hole in Cap (from IMACS)                              Sanitary (from IMACS) 

  

 

 

Dimensions: Diameter and Height in inches of complete cans/portions 

 

Comments: Other information not captured in other fields, such as specific labeling or 

numbering, keys.  

 

 

 

 

 

 

 

 

 

 

 

DSD - 001232



CERAMICS 

Ceramic Paste Type: 

 Terra Cotta 

 Earthenware 

 Yelloware 

 Redware 

 Refined Earthenware 

 Stoneware 

 Porcelain 

 (OR etc. ceramic paste type as needed) 

 

Part: 

 Body 

 Base 

 Heel 

 Rim 

 Handle 

 Lid 

 (OR etc. more specific part as needed). 

  

 

Form: 

 Insulator (Specific Type if Possible) 

 Flatwear 

 Hollowwear 

 Mug 

 Cup 

 Bowl 

 Plate 

 (OR etc. more specific type as possible). 

 

Decoration: 

 Undecorated 

 Glazed (and color/type)  

Handpainted (and description of design) 

Sponge 

Transferprint (and description of pattern) 

Decal (and description of pattern) 

Molded Relief (and description of design) 

Sponge (and description of design) 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 
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Rim Diameter: If enough rim is present use rim template to determine diameter.  

 

 

Count: Number of items/fragments 

MNI: Minimum Number of Items (when applicable) 

 

Comments: Other information not captured in other fields, such as maker marks.  
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COAL, COKE, CLINKER/SLAG 

Description: 

 Coal 

 Coke 

 Clinker/Slag 

 

Count: Number of fragments 

 

Weight: Weight in grams for all fragments of same description 

 

Comments: Other information not captured in other fields. 
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FABRIC AND FIBERS 

Type: 

 Scrap (Unknown Use/Function) 

 Clothing  

 Other Function (If identifiable) 

  

Material: 

 Flax 

 Cotton 

 Wool 

 Silk 

 Rayon 

 Nylon 

 Acrylic 

 Polyester 

 Spandex 

 Microfiber 

 Unknown man-made Fiber  

 

Condition: 

 Complete 

 Fragment 

 Reconstructable 

 

Count: Number of fragments or items 

 

Size: Use size target (cm) 

 

Comments: Other information not captured in other fields, such as manufacturer method or type 

of garment.  
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FLAT GLASS 

Type: 

 Window Glass 

 Mirror Glass 

 

Window vs. Mirror: Mirror glass can be distinguished from window glass by a silver film on one 

side of the glass.  

 

Color: 

 Colorless 

 Aqua 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of fragments 

 

Thickness: Thickness using calipers in inches.  

 

Comments: Other information not captured in other fields. 
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LEATHER 

 

Description: 

 Scrap (Indefinite Function/Use) 

 Glove 

 Boot 

 Shoe 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of fragments 

MNI: Minimum Number of Items (when applicable) 

 

Material: 

 Leather 

 

Length of Shoe (in): Length of shoe/boot (when applicable) 

 

Comments: Additional information about item (eg. Women’s vs. Men’s shoe; laces or buckles, 

etc).  
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METAL FRAGMENTS (Amorphous Metal) 

Description: 

 Amorphous = Rusted/corroded so that is not indefinable. 

 Fragment =Part of an object, but not indefinable to function. 

 

Material: 

 Aluminum 

 Brass 

 Bronze 

 Copper 

 Cupreous 

 Ferrous 

 Iron 

 Lead 

 Tin 

 White Metal 

 Unknown Metal 

 

Count: Number of fragments. 

 

Comments: Other information not captured in other fields.  
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METAL OBJECTS 

Description: 

 Name of item or description of function.  

 

Material: 

 Aluminum 

 Brass 

 Bronze 

 Copper 

 Cupreous 

 Ferrous 

 Iron 

 Lead 

 Tin 

 White Metal 

 Unknown Metal 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

 

Count: Number of items 

MNI: Minimum Number of Items (when applicable) 

 

Dimensions: Dimensions in cm (indicate what taken)  

 

 

Comments: Additional information about item (eg. Trademarks, etc).  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

DSD - 001240



 

MISC. ARCHITECTURAL RELATED 

(Includes: Linoleum, Paint, Plaster, Mortar, Tar Paper, Slate Roofing) 

 

Description: 

 Linoleum 

 Paint 

 Water/Sewer Piping 

 Plaster 

 Mortar 

 Tar Paper 

 Slate Roofing 

 

Material: 

 Linoleum = Composite, [Color] 

 Paint= Paint, [Color] 

 Piping = Ceramic 

Plaster= Plaster  

 Mortar= Lime Mortar or Concrete Mortar 

 Tar Paper= Composite 

 Slate Roofing= Slate 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of intact items 

MNI: Minimum Number of Items (when applicable) 

 

Comments: Additional information about item (eg. Pattern).  
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MISC. SMALL FINDS 

(Includes items not included under other categories, for example: chalk, cigarette butt, composite 

artifacts, foil, paper, pencil/pens, plastics, etc.) 

 

Description:  
 Name of item 

 

Material: Be specific as possible, (ei. Type of plastic if known).  

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of items 

MNI: Minimum Number of Items (when applicable) 

 

Weight: Weight of whole items or fragments in grams.  

 

Comments: Additional information about item (eg.Trademarks, Color). If has dimensions that 

may provide useful diagnostic information, provide them here.  
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MUNITIONS 

Description: 

 Blank 

 Bullet 

 Cartridge 

 Minie Ball 

 Musket Ball 

 Primer Cap 

 Rifle Cartridge 

 Shell Casing 

 Shot 

 Shotgun Shell 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Material: 

 Brass 

 Copper 

 Cupreous Metal  

 Iron 

 Ferrous Metal 

 Lead 

 

Size (in): For musket balls, bullets, or shot give diameter. For cartridges give length, rim 

diameter, and base diameter. Both measurements are taken in inches.  

 

Caliber: Provide this for cartridges.  

 

Whole Count: Number of items 

MNI: Minimum Number of Items (when applicable) 
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Cartridge Parts 

 

Trademark/Comments: Provide any headstamp information, other maker marks, rifling marks, 

or serial numbers, etc 
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NAILS 
 

Description: 

 Tack 

 Machine Cut Nail 

 Machine Cut Spike 

 Cut Tack 

 Finishing Nail 

 Railroad Spike 

 Roofing Tack 

 Spike 

 Wire Nail 

 Wrought Nail 

 Horseshoe Nail 

 

 

 
Nail Types (from IMACS) 

(Also see binder with historic artifacts for more types) 

 

Condition: 

 Complete (C) 

 Fragment (F) 

 Reconstructable (R) 
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Size (in or d): Record the penny size (see below and handout) for complete wire nails and leave 

this field blank for fragmentary nails. For all other nail types, record the length in inches.  

 

American Penny Nail Sizes 

Penny Size Inches Penny Size Inches 

2d 1” 10d 3” 

3d 1 ¼” 12d 3 ¼” 

4d 1 ½” 16d 3 ½” 

5d 1 ¾” 20d 4” 

6d 2” 30d 4 ½” 

7d 2 ¼” 40d 5” 

8d 2 ½” 50d 5 ½” 

9d 2 ¾” 60d 6” 

Alteration: 

 Unaltered 

 Clinched (angle of 90 degrees or more) 

 Bent (angle less than 90 degrees) 

 Broken 

 Twisted 

 Annealed (not rusted) 

 

Count: Number of items 

 

Comments: Other information that is not captured in the fields above.  
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SEEDS AND BOTANICALS 

Description: 

 Peanut Shell 

 Apricot 

 Peach/Nectarine 

 Plum 

 Apple 

 Pumpkin 

 Sunflower 

 Any other known type 

 Unidentifiable 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

 

Count: Number of items 

MNI: Minimum Number of Items (when applicable) 

 

Comments: Other information that is not captured in the fields above  
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VESSEL GLASS 

Type: 

 Bottle (type if known) 

 Jar (type if known) 

 Glassware (type if known) 

 Chimney Lamp Glass 

 Lightbulb Glass 

 Vessel Glass (when vessel type cannot be determined). 

 

Part: 

 Base 

 Body 

 Finish 

 Foot 

 Heel  

 Lip 

 Mamelon 

 Neck  

 Push Up 

 Pontil Mark 

 Rim 

 Shoulder 

 String Rim 

 

Color: 

 Amber 

 Amethyst 

 Aqua 

 Cobalt 

 Colorless 

 Dark Olive 

 Green 

 Olive 

 Milk (Opaque White) 

 

Manufacturer Method: 

 Blown 

 Blown into Mold 

 Free Blown 

 Machine Made 

 Turn Molded 

 Unknown  

 

Embossing: 

 Any maker marks or labels 
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Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Vessel #: 

 Unique number assigned to each vessel (MNI).  

 

Comments: Any additional information including finish type and finish method, or glass 

modifications.  
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WOOD OBJECTS 

 

Description:  
 Object Type 

 Board 

 Unidentifiable 

 

Condition: 

 Complete (C)  

 Fragment (F)  

 Reconstructable (R) 

 

Count: Number of items 

MNI: Minimum Number of Items (when applicable) 

 

Comments: General dimensions in inches and species of tree if disceranable.  
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Table D.1. Nuts, Bolts, Etc. 

Catalog No. Unit Level Bisection Description Material Size Condition Count Comments 

2018–KI1325–117 1 2 NW/SW 
carriage bolt w/flat 

washer and nut 
steel 

4.0 inches 
long/0.5 
inches 

C 1 Bolt is rusted and burned 

2018–KI1325–118 1 2 NW/SW Phillips screw steel 1.0 inch C 1 Screw is rusted and burned 

Key:  C = complete. 
 
 
Table D.2. Brick 

Catalog No. Unit Level Bisection Type Shape 
Manufacturing 

Technique 
Condition Count Dimensions 

Trademarks
/Comments 

2018–KI1325–244 STP 7 – – 
standard 

brick 
standard unknown F 1 

4.11 inches 
wide 

Brick has 
some burning. 

Mold seam 
down middle 

of brick 

2018–KI1325–197 2 1 – 
standard 

brick 
unknown unknown F 1 n/a – 

2018–KI1325–194 1 3 NW/SW 
standard 

brick 
unknown unknown F 2 n/a 

Brick is 
burned 

2018–KI1325–193 1 1 NW/SW 
standard 

brick 
unknown unknown F 3 n/a – 

2018–KI1325–192 1 4 NE/SE 
standard 

brick 
unknown unknown F 1 n/a 

Brick is 
burned 

2018–KI1325–115 1 1 NW/SW 
standard 

brick 
unknown unknown F 1 n/a – 

Key:  F = fragmented. 
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Table D.3. Ceramics 

Catalog No. Unit Level Bisection 
Ceramic 

Type 
Part Form Decoration Condition Count 

Weight 
(kg) 

Rim/Base 
Diameter 

Vessel # Comments 

2018–KI1325–107 1 1 NW stoneware base plate glazed/ivory F 2 1.7 – 1 
Maker’s mark "K.T.&.K."/CHINA" maker is 

Knowles, Taylor and Knowles 1890–c.1905. Lotus 
Ware. 

2018–KI1325–108 1 1 NE/SE porcelain lid hollowware glazed/white F 1 0.1 – – Hole in ceramic suggesting lid 

2018–KI1325–109 1 1 NE/SE redware rim plate glazed/brown mottled R 2 0.2 8 cm –  

2018–KI1325–110 1 1 NE/SE stoneware unknown unknown glazed/cream F 2 0 – – Small fragments 

2018–KI1325–111 1 1 NE/SE 
refined 

earthenware 
rim cup glazed/cream F 1 0 16 cm – – 

2018–KI1325–112 1 1 wall clean terra cotta unknown unknown undecorated F 1 0 – – – 

2018–KI1325–130 1 2 NW/SW 
refined 

earthenware 
body plate glazed/cream F 1 0.5 – – 16-cm inner rim 

2018–KI1325–131 1 2 NW/SW stoneware body unknown transfer print/green leaf F 1 0.1 – – – 

2018–KI1325–132 1 2 NW/SW porcelain rim cup transfer print/grey line F 1 0 8 cm – – 

2018–KI1325–190 1 2 NE/SE stoneware base plate glazed/ivory F 1 1.1 – 1 Could be a portion of 107 

2018–KI1325–191 1 2 NE/SE earthenware unknown unknown glazed/ivory F 1 0.1 – – – 

2018–KI1325–240 STP 2 – – porcelain base/body cup handpainted with gold luster paint F 1 0.3 – – – 

2018–KI1325–179 STP 21 0–20 – stoneware rim plate 
transfer print/ brown-red line with vine 

in “S” formation wrapping around 
F 3 4 24 cm – 2 small frags with piece 

2018–KI1325–210 STP 23 0–20 – terra cotta unknown unknown undecorated – 1 0 – – – 

2018–KI1325–209 STP 27 0–20 – unknown unknown unknown undecorated F 18 0.2 – – Fragments of various types of burned ceramic 

2018–KI1325–220 STP 27 20–40 – earthenware rim cup glazed/ivory – 1 0.1 8 cm – – 

2018–KI1325–241 STP 6 – – earthenware unknown unknown glazed/ivory – 2 0.1 – – – 

Key:  F = fragmented; R = reconstructible. 
 
 
Table D.4. Coal, Coke, Clinker, Slag 

Catalog No. Unit Level Bisection Type Count Weight  Comments 

2018–KI1325–195 1 3 NE/SE slag 4 0.1 g – 

2018–KI1325–199 2 5 NW/SW coal 4 1 g – 

2018–KI1325–200 2 4 NE/SE coal 5 5.0 lbs. Feature 3 raw coal from bunker 

2018–KI1325–221 STP 27 0–20 – coal 1 0.1 g – 

 
 
Table D.5. Fabrics and Fibers 

Catalog No. Unit Level Bisection Type Material Condition Count Comments 

2018–KI1325–116 1 1 NW/SW scrap unknown/composite F 1  

2018–KI1325–201 STP 21 0–20 – scrap unknown F 10 0.6 oz weight 

2018–KI1325–202 STP 21 20–40 – scrap unknown F 6 0.2 oz weight 

Key:  F = fragmented. 
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Table D.6. Fauna 

Catalog No. Unit Level Bisection Order Species 
Common 

Name 
Element Side Complete? Count MNI Comments 

2018–KI1325–
233 

STP 2 – – – – cow – – – – – 
Butcher marks 

on the facet 
 
 
Table D.7. Flat Glass 

Catalog No. Unit Level Bisection Type Color Count Thickness (inches) 

2018–KI1325–97 1 1 NE/SE window glass clear 8 0.7 

2018–KI1325–98 1 1 NE/SE window glass aqua 30 0.7 

2018–KI1325–99 1 1 NE/SE window glass aqua 1 0.11 

2018–KI1325–102 1 1 NW/SW window glass clear 3 0.7 

2018–KI1325–103 1 1 NW/SW window glass aqua 29 0.7 

2018–KI1325–119 1 2 NW/SW window glass aqua 1 0.5 

2018–KI1325–120 1 2 NW/SW window glass aqua 31 0.7 

2018–KI1325–121 1 2 NW/SW window glass clear 10 0.7 

2018–KI1325–125 1 2 NE/SE window glass aqua 25 0.7 

2018–KI1325–126 1 2 NE/SE window glass clear 2 0.7 

2018–KI1325–140 1 3 NW/SW window glass clear 1 0.7 

2018–KI1325–141 1 3 NW/SW window glass aqua 4 0.7 

2018–KI1325–156 1 4 NE/SE window glass aqua 1 0.8 

2018–KI1325–157 1 4 NE/SE window glass clear 3 0.7 

2018–KI1325–158 1 4 wall clean window glass aqua 2 0.7 

2018–KI1325–170 STP 21 0–20 – window glass clear 1 0.12 

2018–KI1325–171 STP 21 0–20 – window glass clear 1 0.1 

2018–KI1325–172 STP 21 0–20 – window glass aqua 1 0.12 

2018–KI1325–173 STP 21 0–20 – window glass aqua 7 0.1 

2018–KI1325–174 STP 21 0–20 – window glass aqua 6 0.7 

DSD - 001254



 
 

  

D
.5

T
ierra A

rchaeological R
eport N

o. 2018-165

Catalog No. Unit Level Bisection Type Color Count Thickness (inches) 

2018–KI1325–177 STP 21 20–40 – window glass aqua 1 0.12 

2018–KI1325–178 STP 21 20–40 – window glass aqua 1 0.7 

2018–KI1325–185 STP 22 0–20 – window glass aqua 1 0.7 

2018–KI1325–239 STP 2 0–35 – window glass aqua 1 0.7 

2018–KI1325–243 STP 7 – – window glass clear 1 0.9 
 
 
Table D.8. Metal Fragments 

Catalog No. Unit Level Bisection Description Material Count 
Weight  

(kg) 
Comments 

Culled  
(Y/N) 

2018–KI1325–27 1 1 NE/SE amorphous 
unknown 

metal 
3 0.2 

Burned and rusted 
metal fragments 

– 

2018–KI1325–113 1 1 NW/SW amorphous 
unknown 

metal 
4 0.8 – Y 

2018–KI1325–198 2 4 NW/SW amorphous 
unknown 

metal 
5 0.5 – – 

2018–KI1325–208 STP 27 0–20 – amorphous 
unknown 

metal 
7 0.3 – – 
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Table D.9. Metal Objects 

Catalog No. Unit Level Bisection Description Material Condition Count MNI Weight Dimensions Comments 
Culled  
(Y/N) 

2018–KI1325–162 2 3 NW/SW bailing wire ferrous C 2  1.6 kg 7.0 inches long, 3.0 inches wide Wires are wrapped together – 

2018–KI1325–187 STP 23 20–40 – 
miniature lead diecast toy 

horse 
lead C 1  0.1 kg 

0.91 inches tall, 1.13 inches long, 
0.27 inches thick 

Mini horse is in good condition. Possible 1930s 
earlier. 

– 

2018–KI1325–204 STP 23 70–80 – 
wire mesh with concrete and 

wood 
ferrous F 6  5 lbs. – Feature 2 wire mesh imbedded in concrete and wood – 

2018–KI1325–205 STP 23 70–80 – 
wire mesh with concrete and 

wood 
ferrous F 17  3 lbs. – Feature 2 wire mesh imbedded in concrete and wood – 

 
 
Table D.10. Miscellaneous Architecture 

Catalog No. Unit Level Bisection Description Material Condition Count 
Culled  
(Y/N) 

2018–KI1325–160 2 3 – linoleum composite/white F 1 Y 

 
 
Table D.11. Miscellaneous Small Finds 

Catalog No. Unit Level Bisection Description Material Condition Count 
Weight 

(kg) 
MNI Comments 

2018–KI1325–114 1 1 NW/SW 
nut with 

wires 
metal C 1 0.2 – 

Item is a small hex nut with 2 
wires going through; item is very 

rusted 

2018–KI1325–159 2 2 NW/SW glass marble Glass C 1 0.2 – 
Glass cat’s eye marble introduced 

1951 (Randall and Webb 
1988:45) 

2018–KI1325–161 2 3 – rubber strip rubber F 1 0 – 
Black strip of rubber, 0.29 inches 

wide, 9 inches long 
 
 
Table D.12. Nails 

Catalog No. Unit Level Bisection Description Condition Size Alteration Count 
Weight 

(kg) 
Comments 

2018–KI1325–1 1 1 NE/SE wire nail C 4.5 inches clinched 1 0.3 
Nail is rusted burned. Modern 

common nail 

2018–KI1325–2 1 1 NE/SE wire nail C 3.5 inches bent 1 0.3 
Burned and rusted. Common 

modern wire nail. 

2018–KI1325–3 1 1 NE/SE wire nail F 3.5 inches bent 1 0.2 
Rusted and burned. Tip is broken 
off. Common modern wire nail. 

2018–KI1325–4 1 1 NE/SE wire nail C 3.5 inches unaltered 2 0.7 
Rusted and burned. Modern wire 

nail. 

2018–KI1325–5 1 1 NE/SE wire nail F 3.0 inches unaltered 1 0.2 
Rusted and burned. Modern wire 

nail. 
2018–KI1325–6 1 1 NE/SE wire nail C 2.5 inches annealed 1 0.1 Common modern wire nail 

2018–KI1325–7 1 1 NE/SE wire nail C 2.5 inches unaltered 2 0.3 
Rusted and burned. Common 

modern wire nail 
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Catalog No. Unit Level Bisection Description Condition Size Alteration Count 
Weight 

(kg) 
Comments 

2018–KI1325–8 1 1 NE/SE wire nail C 2.5 inches twisted 1 0.2 
Burned and rusted. Common 

modern wire nail. 

2018–KI1325–9 1 1 NE/SE wire nail C 2.5 inches bent 2 0.3 
Rusted and burned. Common 

modern wire nail 
2018–KI1325–10 1 1 NE/SE wire nail C 2.5 inches bent 1 0.1 Common modern wire nail 

2018–KI1325–11 1 1 NE/SE wire nail R 2.5 inches bent 1 0.1 
Rusted and burned. Common 

modern wire nail. Head of nail is 
missing. 

2018–KI1325–12 1 1 NE/SE wire nail C 2.0 inches unaltered 3 0.2 
Rusted and burned. Common 

modern wire nail. 

2018–KI1325–13 1 1 NE/SE wire nail C 2.0 inches bent 2 0.1 
Rusted and burned. Common 

modern wire nail 

2018–KI1325–14 1 1 NE/SE finishing nail C 2.0 inches unaltered 1 0.1 
Rusted and burned. Finish modern 

wire nail 

2018–KI1325–15 1 1 NE/SE wire nail C 2.25 inches unaltered 2 0.2 
Rusted and burned. Common 

modern wire nail 
2018–KI1325–16 1 1 NE/SE wire nail C 2.25 inches bent 1 0.2 Common modern wire nail 

2018–KI1325–17 1 1 NE/SE wire nail C 2.25 inches bent 1 0.1 Rusted Common modern wire nail 

2018–KI1325–18 1 1 NE/SE machine cut nail C 2.25 inches bent 1 0.1 
Rusted Modern machine cut nail, 

rectangle head 

2018–KI1325–19 1 1 NE/SE finishing nail C 1.75 inches unaltered 1 0.1 
Rusted and burned Finish Modern 

wire nail 

2018–KI1325–20 1 1 NE/SE wire nail C 1.5 inches bent 1 0.1 
Rusted and burned Common 

modern wire nail 

2018–KI1325–21 1 1 NE/SE wire nail C 1.0 inches unaltered 1 0.1 
Lightly rusted Common modern 

wire nail 

2018–KI1325–22 1 1 NE/SE wire nail C 1.0 inches unaltered 3 0.1 
Very rusted and burned. Common 

modern wire nail 

2018–KI1325–23 1 1 NE/SE wire nail R 0.69 unaltered 1 0.1 
Rusted and very tip is missing. 

Common modern wire nail 

2018–KI1325–24 1 1 NE/SE wrought nail F 0 broken 1 0.1 
Rusted and burned. Rose head hand 

wrought nail 

2018–KI1325–25 1 1 NE/SE machine cut nail F 0 broken 3 0.3 
Rusted and burned. Modern 

machine cut nails. 2 proximal ends 
of nail. 1 distal end of nail. 

2018–KI1325–26 1 1 NE/SE nail fragments F 0 broken 11 0.5 
Nail fragments are rusted and 

burned. Unable to identify types of 
nails. 

2018–KI1325–28 1 1 SW quadrant machine cut spike C 6 inches unaltered 1 3.6 Spike is rusted and burned 

2018–KI1325–29 1 2 NE/SE wire nail C 0.75 inches unaltered 1 0.1 Nail is rusted 

2018–KI1325–30 1 2 NE/SE wire nail C 1.0 inches unaltered 3 0.2 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–31 1 2 NE/SE wire nail C 1.25 inches unaltered 2 0.2 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–32 1 2 NE/SE wire nail C 2.0 inches unaltered 2 0.3 
2 nails are rusted and burned. 

Common wire nails 
2018–KI1325–33 1 2 NE/SE wire nail C 2.0 inches annealed 1 0.1 Common modern wire nail 
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Catalog No. Unit Level Bisection Description Condition Size Alteration Count 
Weight 

(kg) 
Comments 

2018–KI1325–34 1 2 NE/SE wire nail C 2.25 inches bent 3 0.4 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–35 1 2 NE/SE wire nail R 2.25 inches broken 1 0.1 
Nail slightly rusted with the tip 
broken off. Common wire nail 

2018–KI1325–36 1 2 NE/SE wire nail C 2.50 inches unaltered 3 0.5 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–37 1 2 NE/SE wire nail R 2.50 inches clinched 2 0.3 
Nails are rusted and burned. Tips are 

broken off. Common Wire Nail 

2018–KI1325–38 1 2 NE/SE wire nail C 2.50 inches bent 1 0.1 
Nail is slightly rusted. Common wire 

nail 

2018–KI1325–39 1 2 NE/SE wire nail C 2.50 inches twisted 1 0.1 
Nail is slightly rusted. Common wire 

nail 
2018–KI1325–40 1 2 NE/SE wire nail C 3.0 inches bent 1 0.1 Nail is rusted. Common wire nail. 

2018–KI1325–41 1 2 NE/SE wire nail R 3.0 inches unaltered 1 0.1 
Nail is rusted and burned. Head is 

missing. Common Wire nail 
2018–KI1325–42 1 2 NE/SE wire nail C 3.25 inches unaltered 1 0.1 Nail is rusted. Common wire nail. 

2018–KI1325–43 1 2 NE/SE wire nail C 3.25 inches bent 1 0.1 Nail is rusted. Common wire nail. 

2018–KI1325–44 1 2 NE/SE wire nail C 3.50 inches clinched 2 0.7 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–45 1 2 NE/SE wire nail C 3.50 inches unaltered 2 0.5 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–46 1 2 NE/SE wire nail C 3.50 inches bent 7 2.5 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–47 1 2 NE/SE wire nail C 4.0 inches bent 3 1.5 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–48 1 2 NE/SE wire nail C 5.0 inches bent 1 0.8 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–49 1 2 NE/SE wire nail C 6.0 inches unaltered 1 1.6 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–50 1 2 NE/SE machine cut nail F 0 broken 1 0.1 
Nail is rusted. Modern machine cut 

nail 

2018–KI1325–51 1 2 NE/SE machine cut spike C 3.25 inches unaltered 2 2 
Spikes are rusted and burned. 
Appear to have rose heads. 

2018–KI1325–52 1 2 NE/SE unknown F 0 broken 15 1.7 
Unidentifiable nail fragments. All are 

rusted and boned. 

2018–KI1325–53 1 1 NW/SW wire nail C 1.0 inches unaltered 4 0.2 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–54 1 1 NW/SW finishing nail C 1.0 inches bent 1 0 
Nail is rusted and burned. Finish 

wire nail 

2018–KI1325–55 1 1 NW/SW wire nail C 1.5 inches bent 1 0 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–56 1 1 NW/SW wire nail C 2.0 inches bent 2 0.1 
Nails are rusted and burned. 

Common Wire Nail 

2018–KI1325–57 1 1 NW/SW finishing nail C 2.0 inches bent 2 0.1 
Nails are rusted and burned. Finish 

wire nail. 

2018–KI1325–58 1 1 NW/SW wire nail C 2.25 inches twisted 1 0.1 
Nail is rusted and burned. Common 

wire nail. 
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2018–KI1325–59 1 1 NW/SW wire nail C 2.50 inches unaltered 3 0.5 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–60 1 1 NW/SW wire nail C 2.50 inches bent 2 0.4 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–61 1 1 NW/SW wire nail C 2.50 inches twisted 1 0.1 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–62 1 1 NW/SW wire nail C 3.0 inches bent 1 0.2 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–63 1 1 NW/SW wire nail C 3.5 inches bent 9 2.7 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–64 1 1 NW/SW wire nail C 3.5 inches unaltered 1 0.3 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–65 1 1 NW/SW wire nail R 3.5 inches clinched 1 0.3 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–66 1 1 NW/SW wire nail C 3.5 inches twisted 1 0.3 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–67 1 1 NW/SW wire nail C 4.0 inches bent 1 0.5 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–68 1 1 NW/SW wire nail C 5.0 inches bent 1 0.9 
Nails are rusted and burned. 

Common wire nail. 

2018–KI1325–69 1 1 NW/SW machine cut nail F 0 broken 1 0.1 
Nail has some rust. Modern machine 

cut nail 

2018–KI1325–70 1 1 NW/SW wire nail C 2.0 inches unaltered 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–71 1 1 NW/SW unknown F 0 broken 20 1.9 
Unidentifiable nail fragments. All are 

rusted and burned. 

2018–KI1325–72 1 2 NW/SW wire nail C 1.0 inches unaltered 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–73 1 2 NW/SW wire nail C 1.25 inches unaltered 2 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–74 1 2 NW/SW wire nail C 1.25 inches unaltered 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–75 1 2 NW/SW wire nail C 2.0 inches unaltered 3 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–76 1 2 NW/SW wire nail C 2.0 inches bent 2 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–77 1 2 NW/SW finishing nail C 2.0 inches bent 2 0.2 
Nail is rusted and burned. Modern 

wire finish nail 

2018–KI1325–78 1 2 NW/SW wire nail C 2.5 inches bent 5 0.9 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–79 1 2 NW/SW wire nail C 2.5 inches twisted 1 0.2 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–80 1 2 NW/SW wire nail C 3.0 inches bent 2 0.3 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–81 1 2 NW/SW wire nail C 3.25 inches bent 1 0.3 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–82 1 2 NW/SW wire nail C 3.25 inches clinched 1 0.3 
Nails are rusted and burned. 

Common wire nail 
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2018–KI1325–83 1 2 NW/SW wire nail C 3.5 inches clinched 2 0.7 Nails are rusted. Common wire nail 

2018–KI1325–84 1 2 NW/SW wire nail C 3.5 inches bent 4 1.1 Nails are rusted. Common wire nail 

2018–KI1325–85 1 2 NW/SW wire nail C 3.5 inches annealed, bent 1 0.5 Common modern wire nail 

2018–KI1325–86 1 2 NW/SW wire nail C 3.5 inches unaltered 2 0.9 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–87 1 2 NW/SW wire nail C 4.0 inches bent 2 0.7 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–88 1 2 NW/SW wire nail C 5.0 inches bent 1 0.7 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–89 1 2 NW/SW wire nail C 6.0 inches bent 1 1.4 
Nails are rusted and burned. 

Common wire nail 

2018–KI1325–90 1 2 NW/SW wire nail F 0 broken 10 1.1 
Nails are rusted and burned. Size of 
nail is unidentifiable common wire 

nail 

2018–KI1325–91 1 2 NW/SW unknown F 0 broken 10 0.6 
Unidentifiable nail fragments. All are 

rusted and burned. 

2018–KI1325–92 1 1 wall clean wire nail C 3.0 inches unaltered 1 0.4 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–93 1 1 wall clean wire nail C 2.0 inches bent 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–94 1 1 wall clean wire nail C 1.25 inches bent 3 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–95 1 1 wall clean wire nail C 1.0 inches unaltered 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–96 1 1 wall clean wire nail F 0 broken 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–133 1 3 NW/SW wire nail C 3.0 inches unaltered 1 0.3 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–134 1 3 NW/SW wire nail F 0 bent 1 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–135 1 3 NW/SW finishing nail C 2.0 inches unaltered 1 0.1 
Nail is rusted and burned. Modern 

finish nail. 

2018–KI1325–136 1 3 NW/SW wire nail F 0 broken 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–137 1 3 NW/SW wire nail C 1.0 inches bent 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–138 1 3 NW/SW wire nail C 2.25 inches bent 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–139 1 3 NW/SW machine cut nail C 2.0 inches bent 1 0.1 
Nail is partially rusted. Modern 

machine cut nail 

2018–KI1325–149 1 4 NE/SE wire nail C 1.0 inches unaltered 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–150 1 4 NE/SE wire nail F 0 broken 1 0 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–151 1 4 NW/SW wire nail F 0 broken 2 0.3 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–152 1 4 wall clean wire nail C 4.0 inches clinched 1 0.3 
Nail is slightly rusted. Common wire 

nail 
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2018–KI1325–153 1 4 wall clean wire nail C 2.0 inches unaltered 2 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–154 1 4 wall clean wire nail C 2.5 inches bent 1 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–155 1 4 wall clean wire nail F 0 broken 1 0.1 
Nail is rusted and burned. Common 

wire nail. 
2018–KI1325–196 2 2 NE/SE wire nail C 3.0 inches unaltered 1 0.2 Nail is rusted. Common wire nail. 

2018–KI1325–163 STP 21 0–20 – wire nail C 3.5 inches bent 1 0.3 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–164 STP 21 0–20 – wire nail C 2.5 inches bent 1 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–165 STP 21 0–20 – wire nail C 2.0 inches bent 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–166 STP 21 0–20 – wire nail C 1.75 inches unaltered 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–167 STP 21 0–20 – wire nail C 1.0 inches unaltered 1 0 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–168 STP 21 0–20 – machine cut nail F 0 broken 1 0.1 
Nail is rusted and burned. Modern 

machine cut nail 

2018–KI1325–169 STP 21 0–20 – “U”–nail R 3.0 inches unaltered 1 1.8 
U–nail is 80mm long x 10mm 
diameter. Rusted and burned. 

2018–KI1325–180 STP 22 0–20 – wire nail F 0 broken 3 0.9 
Nails are rusted and burned. 

Common wire nail. 
2018–KI1325–181 STP 22 0–20 – wire nail C 4.0 inches clinched 1 0.3 Nail is rusted. Common wire nail. 

2018–KI1325–182 STP 22 0–20 – wire nail C 2.25 inches unaltered 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–183 STP 22 0–20 – wire nail C 1.0 inches bent 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–184 STP 22 20–40 – wire nail C 2.5 inches bent 2 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–189 STP 24 0–20 – wire nail C 4.5 inches clinched 1 0.4 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–211 STP 26 0–20 – wire nail C 3.5 inches bent 1 0.3 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–212 STP 26 0–20 – wire nail F 0 broken 2 0.4 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–206 STP 27 0–20 – wire nail C 3.5 inches bent 1 0.4 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–207 STP 27 0–20 – wire nail F 0 broken 1 0.3 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–213 STP 27 20–40 – wire nail C 2.0 inches bent 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–222 STP 28 20–40 – wire nail C 3.5 inches clinched 2 0.7 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–223 STP 28 20–40 – wire nail F 0 broken 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–225 STP 29 0–20 – wire nail C 4.0 inches unaltered 1 0.6 
Nail is rusted and burned. Common 

wire nail. 
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2018–KI1325–226 STP 29 0–20 – wire nail C 2.25 inches unaltered 1 0.1 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–227 STP 29 40–60 – wire nail C 3.5 inches bent 1 0.3 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–229 STP 31 0–20 – wire nail F 0 twisted 1 0.2 
Nail is rusted and burned. Common 

wire nail. 

2018–KI1325–230 STP 31 20–40 – wire nail C 3.5 inches unaltered 1 0.3 
Nail is rusted and burned. Common 

wire nail. 
Key:  C = complete; F = fragmented; R = reconstructible. 
 
 
Table D.13. Vessels 

Catalog No. Unit Level Bisection Type Part Color 
Manufacturing 

Method 
Embossing Condition Count 

Weight 
(kg) 

Vessel No. Comments 

2018–KI1325–100 1 1 NE/SE lightbulb glass body clear machine made – F 4 0.1 1 – 

2018–KI1325–101 1 1 NE/SE vessel glass unknown clear unknown – F 5 0.3 – 
1 Glass fragment is melted. Unable to 

determine type of part. 
2018–KI1325–104 1 1 NW/SW lightbulb glass body clear machine made – F 1 0 – – 

2018–KI1325–105 1 1 NW/SW bottle/beer body amber unknown – F 1 0.2 – Probable beer bottle 

2018–KI1325–106 1 1 NW/SW vessel glass unknown clear unknown – F 2 0.1 – – 

2018–KI1325–122 1 2 NW/SW bottle/beer body amber unknown – F 3 0.2 – Beer bottle 

2018–KI1325–123 1 2 NW/SW vessel glass unknown clear unknown – F 4 0.3 – – 

2018–KI1325–124 1 2 NW/SW lightbulb glass body clear machine made – F 1 0 – – 

2018–KI1325–127 1 2 NE/SE lightbulb glass body clear machine made – F 1 0 – – 

2018–KI1325–128 1 2 NE/SE vessel glass unknown clear unknown – F 3 0.3 – – 

2018–KI1325–129 1 2 NE/SE vessel glass body amber unknown – F 2 0.2 – – 

2018–KI1325–148 1 3 NW/SW vessel glass unknown unknown unknown – F 1 1.7 – Bottle base is burned and melted 

2018–KI1325–234 STP 2 0–35 – vessel glass body clear machine made "HOULD" R 2 0.2 2 Embossing is "HOULD” 

2018–KI1325–235 STP 2 0–35 – vessel glass base clear machine made 
"HISTL"/"P" and "C' 

within trapezoids 
F 1 0.8 3 Pacific Coast Company 1925–1930 

2018–KI1325–236 STP 2 0–35 – glassware rim clear machine made – F 1 0.8 4 Decorative glass 

2018–KI1325–237 STP 2 0–35 – vessel glass unknown clear machine made – F 3 0.4 – – 

2018–KI1325–238 STP 2 0–35 – vessel glass unknown aqua machine made – F 4 0.3 – – 

2018–KI1325–175 STP 21 0–20 – vessel glass unknown clear unknown – F 1 0.1 – 1 Glass fragment is melted. 

2018–KI1325–176 STP 21 20–40 – vessel glass body amber machine made – F 1 0.1 – – 

2018–KI1325–186 STP 22 0–20 – vessel glass unknown clear unknown – F 1 0.1 – – 

2018–KI1325–188 STP 23 60–80 – vessel glass unknown clear unknown – F 1 0.1 – – 

2018–KI1325–214 STP 27 0–20 – vessel glass body aqua machine made – F 9 1.5 – – 

2018–KI1325–215 STP 27 0–20 – vessel glass base aqua machine made – F 3 0.3 – – 

2018–KI1325–216 STP 27 0–20 – vessel glass body clear machine made – F 2 0.2 – – 

2018–KI1325–217 STP 27 0–20 – vessel glass base clear machine made – F 1 0.2 – – 
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Weight 
(kg) 
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2018–KI1325–218 STP 27 0–20 – glassware lid milk machine made 
"GENUINE BOYD 
CAP"/"O_MASON 

JARS" 
R 5 0.8 – 

https://www.glassbottlemarks.com/boyds–
genuine–porcelain–lined–cap/ lids date from 

1869 to 1950s 

2018–KI1325–219 STP 27 20–40 – glassware lid milk machine made "2" backwards C 1 1.2 – 
https://www.glassbottlemarks.com/boyds–
genuine–porcelain–lined–cap/ lids date from 

1869 to 1950s 

2018–KI1325–224 STP 28 20–40 – vessel glass rim clear machine made – F 1 0.1 – – 

2018–KI1325–228 STP 29 0–20 – vessel glass unknown clear machine made – F 1 0.1 – – 

2018–KI1325–231 STP 31 0–20 – vessel glass body green machine made – F 1 0.4 – – 

2018–KI1325–232 STP 31 0–20 – vessel glass unknown cobalt unknown – F 1 0.1 – – 

2018–KI1325–242 STP 6 – – vessel glass unknown clear machine made – F 2 0.1 – – 

Key:  C = complete; F = fragmented; R = reconstructible. 
 
 
Table D.14. Wood Objects 

Catalog No. Unit Level Bisection Description Condition Count MNI Comments 

2018–KI1325–203 STP 23 60–80  wood fragments from Feature 
2 

F 17  Wood fragments from Feature 2, on top of 
wire mesh 

Key:  F = fragmented. 
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May 24, 2018 

 
John Jackels 
ISOLA Homes 
1521 1st Avenue S, #301 
Seattle, Washington 98134 
 
Re: Park Pointe Project Cultural Resources Assessment Addendum 
 
Dear John, 
 
At the request of ISOLA Homes, Tierra Right of Way Services, Ltd. (Tierra), conducted a cultural 
resources investigation of the Park Pointe Project (the project) located in King County, Washington. 
The resulting survey report (Steinkraus 2017) was submitted to ISOLA Homes in April of 2017. Per 
your request, Tierra conducted an additional cultural resources assessment of an area to the southwest 
of the original proposed disturbance area (Figure 1). This report has been prepared to aid the 
proponent in project planning for the new area in question. Please consider this letter an addendum 
to the original report of the project under the same regulatory requirements as the original report.  
 
Project Description  
The original proposed project is located on two parcels (Parcel Nos. 262405405-9022 and 262405-
9019) in Section 26, Township 24 North, Range 5 East, Willamette Meridian, totaling 2.5 ha  
(6.3 acres). The project proposes to construct 41 traditional, single-family detached homes. This 
includes the constructions of private roadways, stormwater improvements, and landscaping areas. The 
new extended project area is located on the southwestern portion of Parcel No. 262405-9019.  
 
Cultural and Environmental Context  
General information about the environmental history, geomorphology, and soils in the vicinity of the 
project area are discussed in the original cultural resources assessment report for the project 
(Steinkraus [2017]). A complete discussion of the cultural context for the project area can be found in 
Steinkraus (2017).  
 
Previous Archaeological Studies within the Area of Potential Effect 
The project area was previously surveyed by Tierra in 2017 (Steinkraus 2017). Tierra’s investigations 
consisted of background research (including the full environmental and cultural history of the area), 
pedestrian survey, visual reconnaissance, and subsurface investigations. Pedestrian survey and 
subsurface investigations resulted in recording new four historic-era archaeological sites, one historic 
isolate, and six new Historic Property Inventory (HPI) forms. With the exception of 45KI1325, all of 
the archaeological sites, the historic isolate, and the HPI properties were recommended as Not Eligible 
for any local, State, or Federal historic registers. The Washington State Department of Archaeology 
and Historic Preservation (DAHP) concurred with these recommendations. Site 45KI1325 was 
recommended as potentially Eligible and Tierra recommended further testing for site eligibility. Tierra 
applied for and received a DAHP permit for the testing, and fieldwork was conducted from April 25 
through May 2, 2018; the report for site testing is currently in process.
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Figure 1. Additional Survey for stormwater vault. 
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Field Investigations and Results 
Archaeological surface investigation for the additional project area was conducted by Project 
Archaeologist Sherri M. Middleton, M.S., with Project Archaeologist Sarah Steinkraus, M.Sc., and 
Field Technician Mike Shong on May 2, 2018. The conditions were sunny and warm. The requested 
Scope of Work was to assess the surface structures only. Therefore, no subsurface testing was 
conducted, and no recommendations regarding subsurface deposits in the additional area of potential 
effect (APE) are made in this document. 
 
Surface investigations resulted in the recording of one historic mining property archaeological site (six 
historic foundations) and recording of one historic property (Figure 2); the archaeological site form is 
attached as Appendix A, and the HPI form as Appendix B. The site is located in a wooded area on 
what appears to be a manmade terrace, mid-sloped on the hill on the drainage for Coal Creek. The 
site area is fenced on private property. Vegetation at the site was dense tall grasses, ferns, and 
blackberry bushes, lending poor visibility to the ground’s surface. The vegetation was overgrown 
covering all the foundations, except for the foundation with the wooden structure. There are six 
foundations, two of which are poured concrete and four are made from brick. On top of Foundation 
No. 5 is a wooden structure (Photos 1–3). The site number for the foundations is currently pending, 
and the Property ID for the historic structure is 715713.  
 
 
 
 

Photo 1. Site from interpretive trail, facing north. 
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Figure 2. Survey results. 
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Photo 2. Overview of site, facing south. 
 
 

Photo 3. Overview of site, facing north. 
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Conclusion and Recommendations   

Tierra’s cultural resources assessment consisted of background review, field investigation, and 
production of this report addendum. Field investigations included pedestrian survey. The project area 
and surrounding properties are a part of a major historical mining complex. The structure and the six 
foundations are over 50 years old, and the foundation underneath the structure appears to be older 
than the current wooden structure itself. The recorded historic property and the archaeological site 
are part of the Coal Creek Mining Complex. The foundations maintain their original placement on the 
landscape and appear to be tied to the production of electricity for the historic-era mining operation. 
The structure has been in its current location since at least 1956 and is constructed in a style matching 
buildings that would have been located in this area in the early 1900s. Both are currently being utilized 
as part of an interpretive trail to educate the public about this local historic-era resource. The 
foundations are contributing features to a potential Historic District that could be created for the Coal 
Creek Mining Complex. There are very few written records regarding this complex, making the 
archaeological materials still present in this location the primary source of data regarding this district. 
 
Tierra recommends that the recorded archaeological site meets Criteria A and D of the National 
Register of Historic Places (see discussion in Appendix A). The recorded historic property (ID 
715713) is recommended as Eligible under the same criteria. The wooden structure itself is essentially 
a stylistic reproduction likely made of recycled materials from the original mine buildings and therefore 
does not meet any of the criteria for eligibility. However, the foundation on which it sits is 
recommended as Eligible as it meets the Criteria A and D. Therefore, the HPI form recommends that, 
as a whole, the structure is Eligible (see discussion in Appendix B). Tierra recommends that any type 
of ground-disturbing or construction activity in the additional project area will have adverse impacts 
to these cultural resources. Under RCW 27.53, any such activity would require an archaeological site 
excavation/alteration permit from DAHP.  
    
Please contact me if you have any questions or comments. 
 
 
Sincerely, 

 
 
Sherri Middleton M.S. 
Project Archaeologist  
Tierra Right of Way Services 
444 NE Ravenna Boulevard, Suite 103 
Seattle, Washington 98115  
Office: (206) 363-1556  
Cell: (425) 220-6919  
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APPENDIX A. SITE FORM 
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Smithsonian Number: 45

County:  King

Date: 5/16/2018 Human Remains? DAHP Case No.:

Archaeological Sites are exempt from public disclosure per RCW 42.56.300

SITE DESIGNATION
Site Name: Foundations/Coal Creek Mine 

Field/Temporary ID:

Site Type: Historic Mining Properties

Compiled By: Sherri Middleton Tierra Right of Way Services

As the designated authority under the National Historic Preservation Act, as amended, I hereby certify that this request for 
determination of eligibility meet the documentation standards for registering properties in the National Register of Historic 
Places and meets the procedural and professional requirements set forth in 36 CFR Part 60.  In my opinion, the site

Criteria A,D

I recommend that this property be considered significant at the following level(s) of significance:                                

meets does not meet the National Register Criteria.

Friday, May 18, 2018

STATE OF WASHINGTON 
ARCHAEOLOGICAL SITE INVENTORY FORM
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SHPO Determination

Eligibility Survey/Inventory Determined On

Statement of Significance

Criterion A. The foundations are related to historic themes of Coal Mining, Railroad Expansion, Development of King 
County, Seattle, and the State of Washington. 
The Newcastle and Coal Creek coal beds were discovered in the 1860s. The use of there areas for coal production was 
originally promoted by G.F. Whitworth and Daniel Bagley. Both men were Seattle’s early ministers and Whitworth was also 
a geologist and engineer. By the early 1870s, utilizing the Coal Creek and Newcastle coal was hampered due to 
transportation issues. It was when James M. Colman constructed the Seattle to Walla Walla Rail Line, which gave access for 
a line from Renton to Newcastle for the shipment of coal for a fraction of the previous costs. By 1881, King County was 
supplying half of all the coal in Washington State and 22% of the coal produced on the Pacific Coast. The Seattle to Walla 
Walla Rail Line never made it passed Newcastle and was still the most profitable railroad in the United States during the 
1880s (Speidel 1967). Little remains of the original structures related to this event in local and regional history and those 
still present should be recorded and protected when possible. The foundations appear to be a part of the power 
generation system for the mine at some point. They may be part of the Club House at one point which would have been 
part of the social structure and possibly the conducting of business for the mines (Figure 2).  
  
Criterion D- The study of the foundations may yield data regarding the changing needs of the community/mining operation 
and possibly the generation of power in turn-of-the-century coal mining operations. 

Research Questions could include: 
1. When were the two components of the foundations and structure (foundation and wooden structure) constructed?

2. What uses did the foundations have? 
a. Did these uses change over time and how so? 
b. What can the change in use tell us about how mining operation needs or proxemics/land use changed over time in this 
location?

3. How was power generated at this coal mine? 
a. Does this method of power production differ from other coal mines in the region/country at this time? 

4. What portions of the power generator or foundations were left in place and what parts were removed? 
a. Is there an explanation for why these portions were left behind? 
b. How well have these features been preserved?
c. Can we expect similar preservation of large-scale historic features like these in the surrounding area/similar 
environments? 

The overall complex may yield data on early King County Coal mining culture and proxemics within a coal town. This 
complex includes multiple townsites associated with coal mining, features related directly to mining (mine shafts, addits, 
and vent holes), and features related to the maintenance and operation of the mines as well as the transportation of the 
coal (power generation, railroads, flumes, office buildings, etc.). Most of these features are located on Public Lands (King 
County or City of Bellevue). This complex is a domestic and industrial snapshot of the coal mining industry that shaped the 
development of Seattle, King County, and Washington State. 

Integrity

The six foundations are over 50 years old. The foundations maintain their original placement on the landscape and appears 
to be tied to the production of electricity for the historic-era mining operation which shaped the history of this immediate 
area. This site is currently being utilized as part of an interpretive trail used to educate the public about this important local 
historic-era resource. The foundations meet Criteria A and D of the National Register of Historic Places. The foundations 
are a contributing feature to a potential historic district that could be created for the Coal Creek Mining complex. There are 
very few written records regarding this complex making the archaeological materials still present in this location the 
primary source of data regarding this district.
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SITE LOCATION
USGS Quad Map Name(s):  MERCER ISLAND

T: 24 R: 05 E/W: E Section: 26

UTM: Zone: 10 Easting: 565416 Northing: 5265147

Latitude: 47.536 Longitude: -122.131 Elevation (ft/m):

Drainage, Major: Lake Washington Drainage, Minor: Coal Creek

Location Description (General to Specific):

The site is located on the western foothills of Cougar Mountain, on a finger ridge above Coal Creek. The site is east of Coal 
Creek and adjacent to the Coal Creek Trailhead. 

Directions (For Relocation Purposes):

From I90, take exit 13 Lakemont Blvd SE. Travel south for 3.3 miles and turn right onto private driveway. Park and proceed 
on foot to GPS coordinates.

Determined By

SHPO Comments

Aspect SW Slope 1

River Mile .25

Narrative Description (Overall Site Observations):

The site is located on a wooded area, what appears to be a man-made terrace, mid-sloped on the hill on the drainage for 
Coal Creek (Figure 1). The site area is fenced on private property. To the west, the site is adjacent and in full view to the 
Coal Creek Historical Interpretive Trail which runs along Coal Creek (Photo 1). There are six foundations, two of which are 
poured concrete and four are made from brick. On top of Foundation No. 5, there is a wooden structure (Photo 2). This 
structure does not appear to be the original structure for the foundation. This structure was recorded as HPI Property ID: 
715713 and is recommended as not eligible for the NRHP. 

Water Resources (Type): Coal Creek Distance: .02miles Permanence: perennial

Landforms (On Site):

Local: finger terrace Regional: foot hill

Landforms (On Site):

Local: finger terrace Regional: foot hill

Length: 40ft Direction: N/S Width: 32ft Direction: E/W

Method of Horizontal Measurement: tape

Depth: surface Method of Vertical Measurement: na

Site Dimensions (Overall Site Dimensions):

Vegetation (On Site):

Local: grass, blackberry, douglas-fir Regional: red cedar, douglas-fir, and big leaf maple

SITE DESCRIPTION

CULTURAL MATERIALS AND FEATURES
Narrative Description (Specific Inventory Details):

There are a total of six foundations in ruins. Foundations 1-4 are made of brick and foundations 5 and 6 are made from 
poured concrete (Sketch map 1). 
Foundation 1- Is 14.5-feet-long X 6.5-feet-wide at the base and is tiered to 9-feet-long X 4-feet-wide at the top. The 
foundation has 12 tiers of brick giving a height of 3-feet (Photos 3-5). There is a 6-inches long bolt with coiled looped wire 
on top of foundation (Photo 6). 
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SITE HISTORY
Previous Archaeological Work:

No previous archaeological work has been done at this location. 

SITE RECORDERS
Observed By Address

Sherri Middleton 444 NE Ravenna Blvd., Seattle, WA 98115

Sarah Huntington Steinkraus 444 NE Ravenna Blvd., Seattle, WA 98115

Date Recorded: 5/2/2018

Recorded by (Professional Archaeologist): Sherri Middleton

Organization: Tierra Right of Way Services Phone Number: 425-220-6919

Address: 444 NE Ravenna Blvd., 
Seattle, WA 98115

Email: smiddleton@tierra-row.com

Recorded by (Professional Archaeologist): Sarah Huntington Steinkraus

Organization: Tierra Right of Way Services Phone Number: 360-620-5840

Address: 444 NE Ravenna Blvd., 
Seattle, WA 98115

Email: steinkraus.sarah@gmail.com

SITE AGE

Foundation 2- Is 9-feet-long X 4.5-feet-wide at the base and is tiered to 7-feet-long X 3-feet-wide at the top. The 
foundation has 9 tiers of brick giving a height of 2.5-feet (Photos 7-9). There is a slate plate lying on top of the foundation 
(Photo 10). 
Foundation 3- Is 8-feet-long X 6.5-feet wide at the base and is tiered to 7-feet-long X 5-feet-wide at the top. The 
foundation has 15 tiers of brick giving a height of 3-feet (Photos 11-13). 
Foundation 4- Is 5.5-feet-long X 4.5-feet-wide at the base and is tiered to 4.5-feet-long X 3.5-feet-wide at the top. The 
foundation has 10 tiers of brick giving a height of 2.5-feet (Photos 14-16).
Foundation 5- Is 10.5-feet-long X 7-feet-wide with a 4-foot X 4-foot inverted corner at the northwest corner of the 
foundation. The foundation is concrete poured medium aggregate formed using wooden boards. The foundation is 20-
inches tall and has spaces measuring 10-inch-tall by 2.5-inch-wide for vertical slats to be placed into the foundation on 
both the north and south sides of the structure. There are two remnant boards, one charred, in the slots now. The vertical 
slots are spaced roughly 16-16.5-inches apart (Photos 17-20). There is also a wooden structure on top of the foundation 
which does not appear to be the original structure. This historic structure is older that 50 years and has been recorded as 
HPI Property ID: 715713 and is recommended as not eligible for the NRHP. 
 
Foundation 6- Is 7.5-feet-long X 4.5-feet-wide. The make of the foundation is the same as foundation #5 but is more 
deteriorated. This foundation is concrete poured medium aggregate formed using wooden boards. The foundation is 20-
inches-tall and has spaces measuring 10-inch-tall by 2.5-inch-wide for vertical slats. On top of the foundation in the 
northwest and southeast corner are 1-inch bent steel loops for some type of securements (Photos 21-23).  

Method of Collection:

Artifacts not collected 

Location of Artifacts (Temporary/Permanent):

n/a
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Items/Documents Used in Research:

Speidel, William C.
1967 Sons of the Profits. Nettle Creek Publishing Company. Seattle, Washington.

LAND OWNERSHIP
Owner Address Parcel
Coal Creek 
Holdings LLC

7331 Lakemont Blvd SE, Bellevue, WA - 98006 2624059019

RESEARCH REFERENCES
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USGS MAP
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SKETCH MAPS
Source Information
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Photo ID 382715
Title Photo 2. Site overview. facing south.JPG
Year Taken 2018

Is Circa?
Notes Overview of foundations and structure
Type image/jpeg
Photo View South
Source
Copyright

Photographs, Tables and Additional Information

Friday, May 18, 2018

ARCHAEOLOGICAL SITE INVENTORY FORM Smithsonian Number: 45

Page 8 of 33

DSD - 001279



Photo ID 382740
Title Figure 2. Location of foundations on 1929 Coal Creek Map.png
Year Taken 2018

Is Circa?
Notes 1929 Coal Creek Map with locations of Foundations
Type image/png
Photo View
Source
Copyright
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Photo ID 382739
Title Photo 23. Foundation 6. facing south.JPG
Year Taken 2018

Is Circa?
Notes Foundation 6
Type image/jpeg
Photo View south
Source
Copyright
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Photo ID 382738
Title Photo 22. Foundation 6. facing n-northeast.JPG
Year Taken 2018

Is Circa?
Notes Foundation 6
Type image/jpeg
Photo View north/northeast
Source
Copyright
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Photo ID 382737
Title Photo 21. Foundation 6. facing s-southeast.JPG
Year Taken 2018

Is Circa?
Notes Foundation 6
Type image/jpeg
Photo View south/southwest
Source
Copyright
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Photo ID 382736
Title Photo 20. Foundation 5. facing w-northwest.JPG
Year Taken 2018

Is Circa?
Notes Foundation 5
Type image/jpeg
Photo View west/northwest
Source
Copyright
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Photo ID 382735
Title Photo 19. Foundation 5. facing northeast.JPG
Year Taken 2018

Is Circa?
Notes Foundation 5
Type image/jpeg
Photo View northeast
Source
Copyright
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Photo ID 382734
Title Photo 18. Foundation 6. facing east.JPG
Year Taken 2018

Is Circa?
Notes 4 ft x 4 ft inset in the northeast corner of Foundation 5
Type image/jpeg
Photo View east
Source
Copyright
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Photo ID 382733
Title Photo 17. Foundation 5. facing southeast.JPG
Year Taken 2018

Is Circa?
Notes Foundation 5
Type image/jpeg
Photo View southeast
Source
Copyright
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Photo ID 382732
Title Photo 16. Foundation 4. facing s-southwest.JPG
Year Taken 2018

Is Circa?
Notes Foundation 4
Type image/jpeg
Photo View south/southwest
Source
Copyright
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Photo ID 382731
Title Photo 15. Foundation 4. facing n-northwest.JPG
Year Taken 2018

Is Circa?
Notes Foundation 4
Type image/jpeg
Photo View north/northwest
Source
Copyright
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Photo ID 382730
Title Photo 14. Foundation 4. facing north.JPG
Year Taken 2018

Is Circa?
Notes Foundation 4
Type image/jpeg
Photo View north
Source
Copyright
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Photo ID 382729
Title Photo 13. Foundation 3. facing south.JPG
Year Taken 2018

Is Circa?
Notes Foundation 3
Type image/jpeg
Photo View south
Source
Copyright
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Photo ID 382728
Title Photo 12. Foundation 3. facing n-northwest.JPG
Year Taken 2018

Is Circa?
Notes Foundation 3
Type image/jpeg
Photo View north/northwest
Source
Copyright
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Photo ID 382727
Title Photo 11. Foundation 3. facing s-southeast.JPG
Year Taken 2018

Is Circa?
Notes Foundation 3
Type image/jpeg
Photo View south/southwest
Source
Copyright
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Photo ID 382726
Title Photo 10. Slate panel on Foundation 2. plan view.JPG
Year Taken 2018

Is Circa?
Notes Slate plate used with generators on Foundation 2
Type image/jpeg
Photo View plan view
Source
Copyright
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Photo ID 382725
Title Photo 9. Foundation 2. facing south.JPG
Year Taken

Is Circa?
Notes
Type image/jpeg
Photo View
Source
Copyright
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Photo ID 382724
Title Photo 8. Foundation 2. facing n-northwest.JPG
Year Taken 2018

Is Circa?
Notes Foundation 2
Type image/jpeg
Photo View north/northwest
Source
Copyright
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Photo ID 382723
Title Photo 7. Foundation 2. facing s-southwest.JPG
Year Taken 2018

Is Circa?
Notes Foundation 2
Type image/jpeg
Photo View south/southwest
Source
Copyright

Friday, May 18, 2018

ARCHAEOLOGICAL SITE INVENTORY FORM Smithsonian Number: 45

Page 26 of 33

DSD - 001297



Photo ID 382722
Title Photo 6. 6inch bolt with coiled looped wire on  Foundation 1. plan view.JPG
Year Taken 2018

Is Circa?
Notes Bolt and coiled wire on Foundation 1
Type image/jpeg
Photo View Plan view
Source
Copyright
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Photo ID 382721
Title Photo 5. Foundation 1. facing n-northwest.JPG
Year Taken 2018

Is Circa?
Notes Foundation 1
Type image/jpeg
Photo View north/northwest
Source
Copyright
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Photo ID 382720
Title Photo 4. Foundation 1. facing north.JPG
Year Taken 2018

Is Circa?
Notes Foundation 1
Type image/jpeg
Photo View North
Source
Copyright
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Photo ID 382719
Title Photo 3. Foundation 1. facing south.JPG
Year Taken 2018

Is Circa?
Notes Foundation 1
Type image/jpeg
Photo View South
Source
Copyright

Friday, May 18, 2018

ARCHAEOLOGICAL SITE INVENTORY FORM Smithsonian Number: 45

Page 30 of 33

DSD - 001301



Photo ID 382713
Title Photo 1. Site overview from interpretative trail. facing north.JPG
Year Taken 2018

Is Circa?
Notes Overview of foundations and structure from the Coal Creek Historical Interpretive Trail
Type image/jpeg
Photo View North
Source
Copyright
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Photo ID 382712
Title USGS Map.png
Year Taken 2018

Is Circa?
Notes
Type image/png
Photo View
Source
Copyright
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Photo ID 382710
Title Figure 1. Location of Foundations.png
Year Taken 2018

Is Circa?
Notes Locations of Foundations
Type image/png
Photo View
Source
Copyright
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Location

Address: 7331 Lakemont Blvd SE, Bellevue, WA, 98006, USA
Geographic Areas: King Certified Local Government, Newcastle Certified Local Government, King County, 

T24R05E26, MERCER ISLAND Quadrangle

Information
Number of stories: 1.00

Architect/Engineer:

Category Name or Company

Historic Context:

Category

Industry/Manufacturing

Historic Use:

Category Subcategory

Industry/Processing/Extr
action
Industry/Processing/Extr
action

Construction Type Year Circa
Construction Dates:
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Project Number, Organization, 
Project Name

Resource Inventory SHPO Determination SHPO Determined By, 
Determined Date

2017-03-01601, , Park Pointe 
Planned Unit Development, 
Bellevue

5/15/2018  

Local Registers and Districts
Name Date Listed Notes

Project History

Thematics:

Wednesday, May 16, 2018 Page 2 of 18

Historic Property Report
Coal Creek Interpretive Loop Structure 715713Resource Name: Property ID:

DSD - 001307



Structure from Interpretive Trail

Structure from trail

Generator foundation and mechanics downhill

Photos

Structure and brick foundations

Structure, trail, Coal Creek

Interpretive sign about generator

Wednesday, May 16, 2018 Page 3 of 18

Historic Property Report
Coal Creek Interpretive Loop Structure 715713Resource Name: Property ID:

DSD - 001308



Interpretive sign about generator

Structure just visible from bridge

Structure from interpretive trail

Westernmost view from trail

Closeup of electric generator building in interpretive sign.

First view of structure from east trailhead
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Closeup of cut in eaves with hardware

Photo of door

Roof

Closeup of cut in eaves on south side

Roof

Overview of opening in back
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Interior ceiling

Eaves

Hardware

Added wooden battens

Front door

Slot in foundation
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Charred wood in slot

Back wall foundation

Inverted corner foundation

Groove in foundation

Side Foundation

Inverted foundation corner

Wednesday, May 16, 2018 Page 7 of 18

Historic Property Report
Coal Creek Interpretive Loop Structure 715713Resource Name: Property ID:

DSD - 001312



Front Foundation

"North" side of structure

Back of structure

Side of Structure

Corner

Corner
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"South" side

Corner

Interior nails in roof

"South" side

Front of structure

Interior ceiling
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Interior north wall

Interior northeast corner

Interior east wall

Interior south wall

Interior southwest

Interior southeast corner
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Interior south wall

1965 Historic Aerial Map

1937 Historic Aerial Map

Front Door

1954 Historic Aerial Map

Red Town Houses
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1937 Historic Aerial Map

1929 Coal Creek Map

Finn Town Houses

1929 Coal Creek Map
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Inventory Details - 5/15/2018

Characteristics:
Category Item

Foundation Concrete - Poured

Form Type Utilitarian

Roof Type Gable - Front

Roof Material Metal - Corrugated

Cladding Wood - Board & Batten

Plan Rectangle

Structural System Wood - Platform Frame

Detail Information

Common name:

Date recorded: 5/15/2018

Field Recorder: Sarah Huntington Steinkraus

Field Site number:

SHPO Determination

Surveyor Opinion

Significance narrative: It does not appear that the current wooden structure is the original structure for this 
foundation. The current structure does not utilize the slots in the sides of the foundation 
for either floor boards or balloon frame studs and does not match the floor plan of the 
foundation. The foundation is also quite substantial for such a small, light structure. This 
foundation lines up with remnant equipment foundations immediately downhill/next to 
Coal Creek that are marked on the City of Bellevue’s Coal Creek Historical Interpretive 
Loop Trail as the generator buildings. The robusticity of the foundation would align with 
usage of the original building for housing heavy equipment or machinery. 

The structure is visible in a 1965 as well as a 1956 aerial photograph, making the wooden 
structure itself 62 years old (King County Road Services Map Vault 2018). The wooden 
structure is a wooden platform framed structure. This type of framing was used starting 
in the 1940s. 
An aerial photograph from 1937 is also available but is poor quality. There is a 
discernable cleared area that is roughly square around where the structure and the brick 
foundations associated with it would be located. Similar clearings are noted throughout 
the map where mining equipment and buildings are known to have been located (see 
1929 mining map and 1937 aerial). However, the fact that there is a clearing is the most 
detail discernable in the 1937 aerial. A Pacific Coast Coal Mining map dating to 1929 
shows a square building labeled “Club House” located roughly where the 

Property appears to meet criteria for the National Register of Historic Places: Yes

Property is located in a potential historic district (National and/or local): Yes

Property potentially contributes to a historic district (National and/or local): Yes
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structure/foundations are. 

The structure’s setting does not appear to have changed much since 1956. It is a wooded 
area located on what appears to be a man-made terrace mid-slope on the hill of the 
drainage for Coal Creek and along what was Club Street and now is the driveway for the 
property. The amount of mine related materials located along Coal Creek is substantial. 
This assists in the general feeling in the area related to past industrial activities and 
mining. A vent shaft for a mine is located just around the creek bend from the structure 
and immediately downhill are a number of concrete foundations and large machinery 
remnants for the mine’s generator. These generator foundations are likely directly 
associated with the substantial foundations in the vicinity of the structure, including the 
one on which the structure is located.

The design of the wooden structure is fairly simple. It is a wooden platform framed 
building. Aside from that, the overall design, materials, and workmanship of this 
structure is consistent with those seen in historic photographs of Finn and Red Towns 
(the historic Coal Mining communities in which the structure is located and northwest of 
respectively) dating to the early 1900s (see photos; McDonald and McDonald 1987). The 
materials are consistent with use throughout the 20th century. Repairs have been 
conducted over time with materials that are consistent with the original materials. 

Multiple sizes of nails are used. All of these are wire nails (post 1890s; IMACS 1992). 
Some waffle-like patterning or pitting was noted on some nails (see photo). Waffle-
patterning on the head of a nail is indicative of a framing nail which were not in use until 
the 1950s after the invention of the framing hammer (Dueitt 2016). However, this was 
not distinct due to weathering and may have just been pitting of the nail heads or these 
nails may have been used for repairs to the structure. 
The foundation for this structure is substantial and complex. It shows a great amount of 
craftsmanship and forethought. The foundation at least of this structure is directly 
associated with the largely unrecorded Coal Creek Mining Complex which is located on 
the subject property and the surrounding landforms. Substantial structural features are 
still clearly visible on the landscape surrounding this feature. 

This structure is highly visible throughout the Coal Creek Historical Interpretive Loop Trail 
(see photos). It is the only structure associated with the foundations, features, and 
artifacts visible on the trail/landscape that once housed the historic-era mines which 
occupied the immediate region surrounding it. It is not clear when this structure was 
placed or built on this foundation but it appears likely that it was after the 1940s but 
before 1956. This structure may have been constructed of recycled materials left by the 
mining company. The style of the structure matches the barns upslope (previously 
recorded in HPI #709113 and HPI #709116) however, dimensional lumber as opposed to 
chip board or plywood are used in this structure and the dimensions of the lumber 
appear to match those used in the historic structures of Finn and Red Towns (McDonald 
and McDonald 1987). 

Criterion A- The foundation is related to historic themes of Coal Mining, Railroad 
Expansion, Development of King County, Seattle, and the State of Washington.

The Newcastle and Coal Creek coal beds were discovered in the 1860s. These seams had 
higher quality coal than Seattle’s previous coal source in Bellingham. The use of these 
areas for coal production was originally promoted by G.F. Whitworth and Daniel Bagley, 
two of Seattle’s early ministers (Whitworth was also a geologist and engineer). The early 
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efforts to utilize Coal Creek and Newcastle coal were hampered by transportation issues 
and then a substantial drop in the use of imported coal by San Franciscans during the 
early 1870s (Speidel 1967). 

When James M. Colman constructed the Seattle to Walla Walla Rail Line (almost all of 
which was produced and manufactured through Seattle labor, providing jobs during the 
lumber industries slump in the late 1870s) it included a dock with facilities that could 
handle four coaling ships at any given time and a line from Renton to Newcastle to move 
both Newcastle and Renton coal for shipment at a fraction of the previous cost. After 
completion of the line to Newcastle, the amount of Newcastle coal sold to San Francisco 
increased from 9,000 tons to 128,582 tons between 1878 to 1879. By 1881 King County 
was supplying half of all the coal in Washington State and 22% of the coal produced on 
the Pacific Coast. This made Seattle the main coaling port on the west coast and helped 
propel Seattle into becoming a major city. The Seattle to Walla Walla Rail Line never 
made it past Newcastle. Despite this, it was the most profitable railroad in the United 
States in the 1880s (Speidel 1967). Very little remains of the original structures related to 
this major event in local and regional history and those still present should be recorded 
and protected when possible. The foundation appears to have been part of the power 
generation system for the mine at some point. It may also have been part of the Club 
House at one point which would have been part of the social structure and possibly the 
conducting of business for the mines. 

Criterion B- This structure is primarily associated with the Swanson Family who were 
miners and citizens of Newcastle from the 1880s until present. The family lived in the 
current residence on Parcel 2624059019 (Company House No. 180 on the 1929 map and 
HPI #709112) starting in 1923. The family purchased the house from the mining company 
in 1930. Milt Swanson owned the house from 1986 until 2016. Milt was a miner for one 
of the last active Coal Mines in Newcastle. He and his brother John collected mining era 
artifacts which were frequently used for events commemorating the history of Newcastle 
such as the Return to Newcastle History Days. If the structure was built on the 
foundation after 1930 this would have been done by the Swanson family. No notable 
historic figures are associated with this property. 

Criterion C- This structure matches the vertical board and batten style that was typical of 
both Finn Town and Red Town during this area’s use as a mine and associated mining 
communities. Materials and craftsmanship appear to be in line with the structures shown 
in historic photos of these communities (see attached). This is the only standing structure 
of its kind remaining on this landform and is the only remaining representation of the 
type of construction that was used in this area. The construction date of this wooden 
structure, however, appears to be after the 1940s based on the style of framing used. 
This means that the wooden structure is not directly associated with the mining 
communities (which were demolished in the late 1920s/ early 1930s).

Criterion D- The study of the foundation associated in this structure may yield data 
regarding the changing needs of the community/mining operation and possibly the 
generation of power in turn-of-the-century coal mining operations. 

Research Questions could include: 
1. When were the two components of this structure (foundation and wooden structure) 
constructed?

2. What uses did the original structure have? 
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a. Did these uses change over time and how so? 
b. What can the change in use tell us about how mining operation needs or 
proxemics/land use changed over time in this location?

3. How was power generated at this coal mine? 
a. Does this method of power production differ from other coal mines in the 
region/country at this time? 

4. What portions of the power generator or similar structures were left in place and what 
parts were removed? 
a. Is there an explanation for why these portions were left behind? 
b. How well have these features been preserved?
c. Can we expect similar preservation of large-scale historic features like these in the 
surrounding area/similar environments? 

The overall complex may yield data on early King County Coal mining culture and 
proxemics within a coal town. This complex includes multiple townsites associated with 
coal mining, features related directly to mining (mine shafts, addits, and vent holes), and 
features related to the maintenance and operation of the mines as well as the 
transportation of the coal (power generation, railroads, flumes, office buildings, etc.). 
Most of these features are located on Public Lands (King County or City of Bellevue). This 
complex is a domestic and industrial snapshot of the coal mining industry that shaped 
the development of Seattle, King County, and Washington State. 

Research questions could include: 
1. Where did workers of different ethnicities live? 

2. Were there any differences in what products these populations used? This question is 
particularly interesting given the fairly remote nature of these residences at the time, 
making the comparison more likely to yield information on cultural preference or socio-
economic status than physical access to goods as the types of goods accessible in this 
area were probably fairly uniform (e.g. from a company store). 

3. What are the most prevalent use-dates of domestic areas?

4. Were the occupants of these dwelling primarily men?
a. What percentage appear to have been couples or families?

5. How was the mining operation set up?
a. Does this differ from other mines in the region at this time?
b. Are any variances explained by local topography, geology, or economic interests at the 
time?

The structure and its foundation are both over 50 years old, the foundation appears to 
be older than the current wooden structure. The foundation maintains its original 
placement on the landscape and appears to be tied to the production of electricity for 
the historic-era mining operation which shaped the history of this immediate area. The 
structure has been in its current location since at least 1956 and is constructed in a style 
matching buildings that would have been located in this area in the early 1900s. Both are 
currently being utilized as part of an interpretive trail used to educate the public about 
this important local historic-era resource. The foundation meets Criteria A and D of the 
National Register of Historic Places while the wooden structure does not meet any, it is 
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essentially a stylistic reproduction likely made of recycled materials from the original 
mine buildings. The foundation is a contributing feature to a potential historic district 
that could be created for the Coal Creek Mining Complex. There are very few written 
records regarding this complex making the archaeological materials still present in this 
location the primary source of data regarding this district.

Physical description: The structure is a front gable structure with rectangular plan. It has a poured concrete 
foundation; corrugated metal roof; and wooden, vertical board and batten siding with 
plain battens. It has a central rectangular opening for a door in the front (roughly west) 
façade. It is a wooden platform framed structure that has framing for three windows on 
the north side of the structure. This framework has been covered with a large 
rectangular piece of board and batten siding nailed in place. Hardware for the structure 
is variously sized round nails. The side of the structure is roughly aligned parallel with 
Coal Creek.

The overall foundation does not have a rectangular floor plan. It measures 10.5 feet by 7 
feet with a four foot by four-foot inverted corner at the northwest corner of the 
foundation. The rest of the foundation is just slightly inset from the structure. The 
foundation is poured medium aggregate concrete formed using wooden boards. The 
foundation is 20 inches tall and has spaces measuring 10-inch-tall by 2.5-inch-wide for 
vertical slats (for floorboards or balloon frame studs most likely) to be placed into the 
foundation on both the north and south sides of the structure. Only two remnant boards, 
one charred, are in these slots now. The vertical slots are spaced roughly 16-16.5 inches 
apart. 

The wooden structure itself has a rectangular floor plan and measures 119 inches wide 
on the east and west sides and is eight feet tall from the bottom of the wooden structure 
to the eaves and 11 feet 6 inches from the base of the wooden structure to the gable. 
The original, vertical board and batten siding is composed of wooden dimensional 
lumber measuring 30 inches wide by 1-inch thick boards with the battens measuring 9 
inches wide and one inch thick. There are some noticeable replacement batten boards, 
especially on the south side of the structure. 

The opening for the door measures 6-foot one inch tall and is currently 31.5 inches wide. 
The original opening looks to have been about double that width but has since been 
covered with newer board and batten siding. A four-panel wooden door with an upper 
panel for glass that would fit in the smaller opening is located within the structure. A 
hole has been cut into the back of the structure.
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ABSTRACT 
 
PROJECT TITLE: Archaeological Extent and Eligibility Testing for Site 45KI01325, King 

County, Washington 
 
LAND STATUS: Privately Owned  
 
AGENCY: Washington State Department of Archaeology and Historic 

Preservation (DAHP) 
 
TIERRA PROJECT NO.: 17T0-047 
 
TIERRA REPORT NO.: 2018-165 
 
FIELDWORK DATES: April 25–May 2, 2018   
 
LOCATION: Parcel No. 2624059019, 7331 Lakemont Boulevard SE, Bellevue, 

Washington (Section 26, Township 24 North, Range 5 East, 
Willamette Meridian). 

 
SITE NUMBER: 45KI01325 
 
MANAGEMENT  
RECOMMENDATIONS: Tierra recommends that site 45KI1325 is eligible for the National 

Register of Historic Places under Criterion A and Criterion D. Any 
ground disturbance within the site boundary, including equipment 
staging or filling, will require a site alteration and excavation permit 
from the DAHP, pursuant to Revised Code of Washington 25-48. 
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INTRODUCTION 
This document presents the results of archaeological extent and eligibility testing for site 45KI1325 
within an approximately 6.3-acre area of potential effect (APE) on privately owned land on Parcel No. 
2624059019 at 7331 Lakemont Boulevard SE, Bellevue, Washington (Figure 1). The work was carried 
out at the request of ISOLA Homes and the Washington State Department of Archaeology and 
Historic Preservation (DAHP) under Permit No. 2018-12 (Appendix A).  
 
As part of the Washington State Environmental Policy Act (SEPA) permitting process, Tierra Right 
of Way Services, Ltd. (Tierra), conducted a cultural resources assessment for the Park Point residential 
development project (Steinkraus 2017). The project proposed to construct 41 traditional single-family 
homes on 6.3 acres.  
 
Field investigations resulted in the recording of nine historic properties, four historic archaeological 
sites, and one historic isolate. None of the standing structures were recommended eligible for National 
Register of Historic Places (NRHP) inclusion. One of these houses is believed to be Company House 
180, an original mining town home, but has been so heavily modified that it is no longer eligible for 
NRHP inclusion. Three of the four sites were recommended not eligible for NRHP inclusion. The 
fourth site, 45KI1325 (historic debris scatter/concentration), was recorded as potentially eligible for 
NRHP conclusion due to the potential association with historic mining complexes in the area 
(Steinkraus 2017:34).  
 
Site 45KI1325 consists of concentrations of historic metal, rubber, faunal bone, glass, and ceramic 
artifacts. It was not visible on the surface and was identified during subsurface testing. The site 
boundary was drawn around the location of eight positive shovel test probes (STPs). The site form is 
attached as Appendix B. An extensive burn feature containing a high concentration of burnt wood, 
glass, and nails was observed in STP 19 and is at least 60 cm (24 inches) thick; the horizontal 
dimensions are unknown. 
 
The initial artifacts include 3 porcelain sherds, one of which is part of a teacup with gold luster paint; 
2 chunks of large animal bone; 3 brick fragments; 1 rubber handle fragment, likely from a screwdriver 
or similar hand tool; 13 bent wire nails; 20 straight wire nails of varying size; 1 square nail; 1 terracotta 
pot sherd; 1 thick, decorative cut glass shard; 4 pieces of aqua glass; 32 clear glass shards, both bottle 
and window pane; 1 clear glass shard with letters “…OULD…” embossed onto the glass; and 1 partial 
clear glass bottle base with embossed maker’s marks reading “5…HISTL….” and the letters “P” and 
“C” within trapezoids. The bottle base was made by the Pacific Coast Bottling Company, which 
operated from 1925 to 1930 (Toulouse 1971).  
 
The location of 45KI1325 corresponds well with the location of the historical coal mining area known 
as Finn Town (Steinkraus 2017 pages 15 and 27). Finn Town grew around the operation of the Ford 
Slope Mine, which began in 1905. It is likely that Finn Town was razed, and the remnant debris makes 
up the historical component found during Tierra’s survey. The majority of the artifacts appeared to 
be concentrated in the northern portion of the site, especially near the large burn feature observed in 
STP 19. 
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Figure 1. Project location, in Section 26, Township 24 North, Range 5 East, Willamette 
Meridian, as depicted on the Mercer, WA, 7.5-minute U.S. Geological Survey quadrangle.  
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Not enough information was obtained during the survey to make an NRHP eligibility 
recommendation for the site. Eligibility testing was recommended by the DAHP in a letter dated 
December 26, 2017. The permit (Permit No. 2018-12) was granted on April 12, 2018, for Tierra to 
conduct the site testing. 
 
Fieldwork for site testing took place between April 25 and May 2, 2018, and required six days to 
complete with a crew of three archaeologists. Project personnel included Project Archaeologist Sherri 
Middleton, M.S.; Project Archaeologist Sarah Steinkraus, M.Sc.; Field Technician Bethany Mathews, 
M.A.; and Field Technician Mike Shong. The Project Manager was Jennifer Hushour, M.Sc.  

LOCATION AND SETTING 
Site 45KI1325 is located in Section 26, Township 24 North, Range 5 East, Willamette Meridian (WM) 
(Latitude 47.537, Longitude -122.129), on King County Parcel No. 2624059019, at 7331 Lakemont 
Boulevard SE, in Bellevue, Washington. The site is located on the western foothills of Cougar 
Mountain, on a finger ridge above Coal Creek. The site is just north of Coal Creek Trailhead. The 
overall dimensions of the site are 50 m (164 feet) in length by 10 m (33 feet) in width (Figure 2).  

Geomorphology 
The project area is located in the southeastern Puget Lowland, along the northwest boundary of 
Cougar Mountain Regional Wildland Park, 5.1 km (3.2 miles) east of Lake Washington and 
approximately 4.5 km (2.8 miles) south-southwest of Lake Sammamish. Coal Creek runs along the 
western edge of the project area. The Puget Lowland is a geological and physiographic province that 
was shaped by at least four periods of extensive glaciation during the Pleistocene epoch (Easterbrook 
2003; Lasmanis 1991). The bedrock was depressed and deeply scoured by glaciers, and sediments were 
deposited and often reworked as the glaciers advanced and retreated. A mantle of glacial drift and 
outwash deposits were left across much of the region at the end of the last of these glacial periods, 
the Fraser Glaciation (Easterbrook 2003). The Vashon Stade of the Fraser Glaciation began around 
18,000 B.P. with an advance of the Cordilleran Ice Sheet into the lowlands (Porter and Swanson 1998). 
The Puget Lobe of the ice sheet flowed down into the Puget Lowland and reached its terminus, just 
south of Olympia, between 14,500–14,000 B.P. (Clague and James 2002; Easterbrook 2003; Waitt and 
Thorson 1983). The Puget Lobe was thicker towards the north and thinned towards its terminus in 
the south. The Puget Lobe began to retreat shortly after reaching its terminus, allowing marine waters 
to enter the lowlands. The Puget Lowland, having been recently scoured by the Puget Lobe, filled 
readily. The remaining ice was lifted and rapidly melted as berg ice (Easterbrook 2003). 

Soil Survey  
As described and mapped by the Natural Resource Conservation Service (NRCS), the site area is 
comprised primarily of Beausite gravelly sandy loam (NRCS 2018). The Beausite series consists of 
moderately deep, well-drained soils formed in sandstone and conglomerate with a 6–15 percent slope. 
Beausite soils are found on glaciated mountains and foothills at elevations of near sea level to about 
457 m (1,500 feet) above mean sea level (AMSL). They formed in glacial till and colluvium and slope 
alluvium from sandstone and conglomerate (NRCS 2018). The typical profile for Beausite gravelly 
sandy loam is gravelly ashy loam at 0–48 cm, very gravelly sandy loam at 48–97 cm, and bedrock at 
97–107 cm.  
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The site area is located in a historic coal-mining region, and it is likely that mining and related activities 
have disturbed or buried intact soil horizons. Results from subsurface testing indicate that soil from 
the top stratum of the stratigraphy, approximately 0–40 cm below the surface (cmbs), is disturbed fill. 
The next stratum is indicative of non-sterile historic-era fill. According to Geotech Consultants 
(Strange 2016), this historic fill, ranging from 0.6–3.0 m below the surface, was used to create a flat 
terrace prior to construction of the existing structures on the property and native soil varied widely in 
composition across the site. 
 
According to the historical records, the mining structures that once stood here were moved, torn 
down, or burned, which could explain the non-sterile historic fill from the Geotech Consultants 
report. The existing structures on the property date range in construction dates from 1918 to 1964.  
 
There is evidence from STP 19 of a buried A horizon at approximately 90 cmbs that is indicative of 
the Beausite series. The burn feature at STP 19 was identified between 10–70 cmbs, suggesting that 
the deposit was placed atop the native soil surface and was likely a result of burning/razing historic 
structures or the deposit of burned trash in the Historic period (Steinkraus 2017:27). However, more 
data was needed to determine if this deposit is related to an adjacent structure or another type of 
feature.  

RESEARCH DESIGN  
The following Research Design was generated to acquire enough information to determine eligibility 
for site 45KI01325. Multiple lines of evidence, including historical records and archaeological data, 
were used to study the historic-era chronology, architecture, economic production and consumption, 
and community. A series of research questions for each of these topics is provided below. The ability 
to address these questions varies based on the type and amount of data available from historic records 
and the historic-era feature.  
 
Some of these research questions may be more appropriate for data recovery and not eligibility testing, 
but they are provided here to help guide eligibility recommendations and for use during more in-depth 
work, if necessary in the future. 

Chronology 
Before addressing any other research themes, it is necessary to retrieve and understand chronological 
information on the origin and development of the site. In fact, an understanding of chronological 
context is essential to understanding the relevance of archaeological materials to any research themes.  
To better understand the historic development of the site, we attempt to address the following 
questions: 
 

1. When and for how long was the site occupied, and is there any evidence of a 
chronological sequence of developments or improvements at the site? 

2. The town was established around 1905 and was no longer present by 1936. Is there evidence 
of the use of the land prior to 1905? 

3. Do artifacts confirm that the site was occupied and that buildings were constructed in 1905 
or shortly thereafter?  
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Data Requirements 

Diagnostic artifacts will allow for more precise and detailed dating of the site and specific structures. 
It will also be useful to collect artifacts from multiple contexts to document any extant stratification 
of deposits and to demonstrate associations with specific structures where present. Dates from 
archaeological materials will be compared with those based on historical records. 

Architecture 
Architecture is important because it has the potential to structure peoples’ daily movement and the 
location of activities and may provide important insights on the stylistic and functional references of 
individuals and groups that may share ethnic or cultural backgrounds. Architectural remains also 
contain important information on construction methods and materials, which are limited largely by 
available capital and individual preferences that together define colloquial architectural styles. Site 
45KI1325 may contain subsurface remnants of the Finn Town mine worker residential structures and 
associated features such as privies.  
 

1. What are the functions of individual buildings at the site, and do structures contain 
distinct activity areas?  

2. What construction methods are represented and to what extent are local materials 
used? 

3. Is there evidence of changing construction methods and building forms through time? 
4. Can we identify architectural styles that are similar to contemporary examples in Newcastle 

(specifically the 1918 company house still standing nearby)? 

Data Requirements 

Excavation within and around building foundations (if present) will provide data needed to address 
this research theme. Accurate mapping and recording of architectural foundations, architectural 
details, and any other features present can provide information on methods and sequences of 
construction and may reveal the specific functions of buildings. Analysis of artifacts found during 
controlled excavation will help to place various construction episodes in specific periods of time. 

Economic Production and Consumption 
45KI1325 was the location of coal miner housing in the early twentieth century. To better understand 
production and consumption patterns at the site, we proposed the following questions: 
 

1. Does the site contain mechanical equipment, tools, or features related to mining or other 
industrial or domestic uses? 

2. Are any smaller-scale subsistence activities (e.g., keeping chickens, gardening) 
represented by features and artifacts? 

3. Are bones and macrobotanicals present in trash deposits, and what do they tell us 
about on-site food production/consumption? 

4. What kinds of mass-produced foodstuffs and beverages are represented, and do the 
kinds and sources of mass-produced foodstuffs change through time? If so, how do these 
patterns of consumption fit in with historical information about the economic status, ethnicity, 
gender, etc. of the owners/residents of this property?  
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Data Requirements 

Controlled excavations in artifact scatters, features, and within and around structure foundations and 
the analysis of recovered artifacts, animal bone, and macrobotanical samples will provide essential 
information on production and consumption. 

Community 
This research theme is essentially a summation or synthesis of the other themes, as it relies on 
conclusions and details related to Chronology, Production and Consumption, and Architecture. The 
themes of both Mine Employees and Finnish Community attempt to relate these kinds of details to 
the social lives of the individuals and/or families living at the site and their contributions to the cultural 
history of this area. We are interested in how individuals living or working at 45KI1325 were related 
to and interacted with the larger community of Coal Creek/Newcastle. To address the role of the 
occupants of the site in the larger community, we are interested in acquiring information on 
genealogies, family histories, and details about the lives of individuals living in the area.  
 

1. Does the material record reflect the use of the property as housing for industrial workers, 
specifically coal miners? 

2. What was the quality of housing like? Was the space overcrowded? Is there evidence of 
locations or features used by more than one person or group?  

3. How is Finn Town associated with Newcastle? How and why was it delineated from the other 
settlements of Red Town, Rainbow Town, etc.? 

4. Is there evidence of families living on the property (i.e., evidence of children and women in 
addition to the male mine workers)? 

5. Does the material and/or historical record indicate the ethnicity of the site’s residents and if 
so can anything be identified that would indicate they were Finnish? What can this tell us about 
the integration of immigrant communities in turn-of-the-century mining towns in 
Washington? 

Data Requirements  

Artifact analysis and archival research will be the essential sources of information for the investigation 
of this research theme. Records pertaining to the ownership of the parcel, those who lived there, and 
their family histories may be found in local or state archives and other primary sources beyond the 
land patent records, including Ancestry.com.  

Site Eligibility 
Using all of the information outlined above, is this site eligible for inclusion in the NRHP, and if so, 
under which criteria? That is, does it possess integrity of location, design, setting, materials, 
workmanship, feeling, and association? Is it also: 
 

A. Associated with events that have made a significant contribution to the broad patterns 
of our history; or 
 

B. Associated with the lives of significant persons in our past; or 
 

C. Embodying distinctive characteristics of a type, period, or method of construction, or 
representing the work of a master, possessing high artistic values, or representing a 
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significant and distinguishable entity whose components may lack individual 
distinction; or 

 
D. Yielding or likely to yield information important in history or prehistory. 

METHODS  

Archival Research Methods 
Archival research methods for historical review of the area included a review of the local history from 
a number of different resources. Historic information, documentation, maps, and photos of Finn 
Town were available through the Eastside Historical Society, Newcastle Historical Society, the Renton 
Historical Society and Museum, and Ancestory.com. Background research for previously recorded 
archaeological sites and previous cultural survey reports of the area were available on the DAHP’s 
Washington Information System for Architectural and Archaeological Records Data (WISAARD) 
database. Other resources used for general background research of the environmental and past land 
use included the NRCS and the Bureau of Land Management’s (BLM’s) General Land Office (GLO) 
Survey Records database.  

Field Methods 
Fieldwork took place between April 25 and May 2, 2018, in mild weather with a mix of cold mornings 
and partly cloudy to sunny afternoons. Project personnel included Lead Project Archaeologist Sherri 
Middleton, M.S.; Project Archaeologist Sarah Steinkraus, M.Sc.; Field Technician Bethany Mathews, 
M.A.; and Field Technician Mike Shong. Ms. Middleton meets the U.S. Secretary of Interior’s 
Standards for Archaeologists and was present throughout the entire project.  
 
Archaeological testing at 45KI1325 followed the methods outlined in the DAHP-issued permit 
(Hushour 2018). The testing plan was to place a 1-by-1-m test unit within the burn feature, place 
additional STPs to refine the site boundary and identify any additional features (for a possible second 
unit), and collect enough data to determine the NRHP eligibility of site 45KI1325.  
 
Fieldwork began by locating all the previously excavated STPs within and adjacent to the recorded 
site 45KI1325 using a Trimble global positioning system (GPS) from the previous fieldwork done by 
Tierra in March 2017 (Steinkraus 2017). These STPs were flagged and marked as positive or negative 
for cultural material.  
 
Once the locations of the units were decided upon, a 1-by-1-m test unit was set up in true north-south 
and east-west directions, with the datum in the northeast corner of Unit 1 and the northwest corner 
of Unit 2. The units were hand excavated with a shovel and trowel in 20-cm arbitrary levels. Sediments 
were screened through a quarter-inch hardware screen on a tarp, and the unit was backfilled upon 
completion of excavation. Excavation of each level started in the southwest quadrant, followed by the 
northwest, southeast, and northeast quadrants. The in situ features, the bottoms of each level, and 
directional profile walls were sketched mapped and photographed. Artifacts recovered and collected 
from the unit were noted by project, unit, level, depth, excavators, material, date, and whether 
recovered from the northwest-southwest half or the northeast-southeast half of the unit. 
 
New STPs were placed approximately 10 m from positive STPs that had been previously excavated. 
The 40-cm-diameter STPs were hand excavated with a shovel to a depth of 1 m or two levels of sterile 
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strata where possible. Sediments were screened through a quarter-inch hardware screen on a tarp, and 
the STP was backfilled upon completion of excavation. Soil descriptions were described in natural 
stratigraphic levels. The artifacts recovered and collected from the STPs were noted by STP number, 
depth by 20-cmbs arbitrary levels, excavator, material, and date.        

Archival Research Results 

Newcastle Coal Mining Complex 

Both Newcastle and Coal Creek were historic mining towns in the area that date back as early as the 
1860s. Newcastle appeared on survey maps in the early 1860s, when coal was discovered in the densely 
wooded area east of Lake Washington. Newcastle’s first major mine opened in 1869, and by 1883, 
coal production reached a record 218,742 tons. The coal reached Seattle by way of railroad and barge 
and had to be handled 11 times before it reached Seattle’s waterfront (Overland 1994). In the 1880s, 
Newcastle/Coal Creek comprised the second largest community in King County (Brockhaus n.d.). 
Not much is left of what once was the bustling town of Newcastle. In its heyday, it boasted a company 
store, small sawmill, blacksmith, church, two schools, a hospital, saloon, and some 140 homes. There 
was a baseball club and five lodges, including Masons, Oddfellows, Knights of Pythias, Good 
Templars, and United Workmen. In 1897, the Pacific Coast Coal Company bought the Newcastle 
mines and associated railroad. 
 
By 1902, all of the mining operations from “Old Newcastle” were transferred to the Bagley Seam at 
Coal Creek, and Old Newcastle became a dying town (McDonald and McDonald 1987). By 1905, 
operations for the Bagley Seam were phased out with the development and full production of the 
Ford Slope in the Muldoon Seam. The largest of the Pacific Coast Coal Company’s operations was 
the Ford Slope Mine, which descended 448 m (1,740 feet) to 61 m (200 feet) below sea level. The 
Ford Slope mine, located near the old town of Newcastle, operated from 1905 to 1926.  
 
Around 1905, the townsite of Coal Creek was developed around the Ford Slope mine, and the smaller 
subcommunities of Red Town (because all of the houses were painted red [Holma 1976]), Rainbow 
Town, Finn Town, and White Town started to spring up (Figure 3). In 1918, the post office was 
moved here, and the townsite’s name was changed from Coal Creek to Newcastle.  
 
Coal Production stayed high through World War I. However, immediately following the war, strikes 
were common. Conflicts between miners demands for higher pay and the declining demand for coal 
led to a series of strikes between 1919 and 1923, which culminated in the almost complete defeat of 
the United Mine Workers (Issaquah Alps and Trails Club 1990). Some of these displaced miners quit 
mining and turned to dairy farming (see Photo 1 caption below). By 1924, mining had slowed, and 
people started to move out. In 1926, the Pacific Coast Coal Company closed the Ford Slope and 
opened the Primrose mine, located just north of the townsite, which operated until 1929. Between 
1929 and 1932, Pacific Coast Coal Company sold most of the employee’s houses for $25 each. The 
remaining houses were torn down or burned. In 1936, the coal company sold the land as-is to the 
remaining residents.  
 
The railroad service that ran from Renton to Newcastle ceased in 1930, and the rails were pulled in 
1937. Today, much of the land that once was Newcastle has returned to its former forested state, but 
remnants of concrete foundations, railroad grades, and fruit and other ornamental trees still stand 
(McDonald and McDonald 1987). 
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Finn Town 

There were at least 50 Finnish families that made up Finn Town. The town existed from around 1905 
until mining operations ceased ca. 1932. The houses were built and owned by the occupants (as 
opposed to uniform housing constructed by the company) on land leased from the coal company. For 
this reason, the houses were more individualized when compared to the standard company houses in 
Red Town, including features such as added porches and fences (Photos 1 and 2). There was a Finnish 
Lodge Hall that became a show hall after the Brotherhood sold it to the Pacific Coast Coal Company. 
There was also a boarding house for single men that came to work the mines while housing and 
transportation were arranged (McDonald and McDonald 1987).  
 
Sanfry Holma of Finnish descent was born at Coal Creek in 1908. According to a memoir written by 
him (1976), the “area was made up of immigrants from all over the world: English, Finnish, Irish, 
Swedish, Italians, Austrians, Danish, Welsh, Greeks, Scottish, Black, Chinese…” (Holma 1976:5). 
Miners and their families lived in temporary tent housing until homes could be built.  
 
The school for the children of Coal Creek was initially located in Red Town, and all eight grades were 
taught by one teacher. As the towns grew, a larger school and playground were built. He notes that 
the Finnish people of Newcastle got along very well with each other and the other nationalities and 
had built a Finnish Brotherhood Hall opposite the company store. All of the meetings and activities 
took place there.  
 
Most of the miners’ families had subsistence gardens and small orchards, and many kept chickens, 
cows, rabbits, and pigs. The water supply for the homes came from a dam on a creek “about half a 
mile above” Finn Town (Holma 1976:11). This was a gravity system that provided clean water to all 
the homes. The 1928 Coal Creek Map shows piping starting from the “Creek Gulch” northeast of 
Finn Town. From here, a system of piping of different sizes continues throughout Coal Creek. In 
Finn Town, the piping to the homes is labeled as 2-inch iron pipes.  
 
 

Photo 1. April 1921. Elias Hytinsen is seen standing in front of his house, which he built in 
Finn Town on land leased from the company (courtesy of Renton Historical Society). 
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Photo 2. Coal Creek–Finn Town Section; Alli Frantilla, standing in front of her house, was 
born in 1908 and died in 1912 (courtesy of Renton Historical Society [Museum Nos. 1276 & 

1290]). 

 

Figure 3. 1909 Photograph of Coal Creek. Finn Town is visible on the upper left (courtesy of 
Renton Historical Society) (McDonald and McDonald 1987). 
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According to the 1928 Coal Creek Map, it appears that site 45KI1325 is located where Finn Town 
Company House Nos. 175, 181, and 182 once stood (Figures 4 and 5). These structures no longer 
exist and were likely moved, torn down, and/or burned prior to 1932. The artifacts and burn feature 
found in STPs in these locations are likely related to the demolition of these structures. It should be 
noted that these three lots in question are larger than those surrounding, perhaps indicating higher 
socioeconomic status, positions of authority, or larger families residing there. 

Field Results 
In total, 11 new STPs (STPs 21–31) and two 1-by-1-m units were excavated during testing (Figure 6). 
STPs identified seven types of matrices (Table 1) that were consistent with the Beausite gravelly sandy 
loam series. Subsurface testing showed evidence of highly disturbed sediments caused by multiple 
historic events. Historic imported fill (Stratum V) was observed in Unit 2 Feature 3. This was 
determined by the intact buried A horizon (Stratum III) above the historic fill. Cultural material was 
observed and recorded in 9 of the 11 new STPs (Table 2).  
 
The additional shovel testing resulted in modification of the boundary of site 45KI1325 (see Figure 
6). The area of the site was expanded from 1,622 m2 to 2,910 m2 based on positive STP results (Table 
3). While slightly larger than the site identified during the survey, it still corresponds with the 1928 
map of the project area showing structures within the site boundary. The westward expansion of the 
site, indicated by positive STPs containing historic material (brick, wood, nails, vessels, and window 
glass), suggests that either the debris from the razed structures was pushed to the west, or that historic-
era trash was dumped in this area during and/or after the historic residential use, or a combination of 
both.  
 
Three features were identified during testing, all of which are associated with the Historic period 
mining complex. One is a burn feature containing burned structural deposits and refuse (Feature 1), 
one is an unknown feature type consisting of possible burned industrial material (Feature 2), and one 
is a wood-lined coal bunker still partially filled with large blocks of coal (Feature 3). All features are 
discussed in detail below. 

Unit 1 

The location of Unit 1 was placed to encompass the burn feature discovered during Tierra’s survey in 
STP 19 (Feature 1). The unit was set up in true north-south and east-west direction with the datum 
located in the northeast corner. Unit 1 was hand excavated in 20-cm arbitrary levels to a depth of 1 
m, for a total of five levels (Photos 3–7). Table 3 describes the sediments and associated cultural 
material for each level.  
 
Feature 1 was exposed in Level 1 and was observed through Level 4. This feature was concentrated 
in the western half of the unit and was mottled throughout the rest of the unit. Recovered artifact 
counts were higher in the upper levels (Levels 1 and 2) of the unit and decreased with depth. Level 3 
resulted in larger fragments of charcoal, and burned deteriorating brick was observed and increased 
through Level 4. Level 5 contained sterile soils and no cultural material. 
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Figure 6. Results of site testing at 45KI1325. 
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Table 1. Soil Matrices Descriptions 

Matrix Description 

A 
Brown to dark brown, silty, fine to medium sand with 5–15% subangular/rounded and 
rounded poorly sorted gravels; common rootlets; clear boundary; modern A mixed 
with historic domestic fill. 

B 
Dark brown mottled grey brown, fine to medium sand with 15–30% angular, rounded, 
subangular/rounded, poorly sorted small to large gravels; clear boundary; mixed 
historic fill.  

C 
Yellow-brown, silty, fine to medium sand with 15–30% subrounded/angular, poorly 
sorted small to large gravels; clear boundary.  

D 
Orange-brown to grey-brown, fine to medium sandy loam with 15–30% 
subrounded/angular, small to large, poorly sorted gravels; intact B horizon.  

E 
Greyish brown, fine to medium sand with 15–30% subrounded/angular, small to large, 
poorly sorted gravels; clear boundary.  

F 
Grey, coarse sand and gravel; >50% subrounded/angular poorly sorted gravels; glacial 
parent material. 

G 
Dark brown, fine loamy sand with <5% subrounded/angular poorly sorted small 
gravels; sediments are organic and rich with decomposed woody debris, charcoal 
flecks, roots, and sticks of wood; sediments are wet. 

 
 
Table 2. STP Results 

STP 
No. 

Depth at 
Termination 

(cmbs) 

Positive / 
Negative 

Reason for 
Termination 

Soil Description Matrix 
(below surface) 

Excavators Date 

21 100 

Positive;  
0–20 cmbs 

ceramic, glass, 
nails, metal. 
20–40 cmbs: 
glass, ceramic 
40–60 cmbs: 

metal. 

at depth 

0–26 cmbs: Matrix B. 
26–85 cmbs: Matrix C 

disturbed with pockets of 
oxidized sediments, 

deteriorating brick, and 
charcoal. 

85–100 cmbs: Matrix F 
with some oxidation. 

Bethany 
Mathews 

4/27/2018 

22 80 

Positive; 
0–20 cmbs: nail, 
metal, glass, 1 
possible lithic.  
20–40 cmbs: 

nail. 

inundation/ 
poor visibility 

0–20 cmbs: Matrix A with 
1–5% charcoal and 
diffused boundary. 

20–80 cmbs: Matrix B 
with common fine 

rootlets; water seepage and 
full inundation at 60 cmbs. 

Sherri 
Middleton 

4/30/2018 

23 90 

Positive; 
0–30 cmbs: small 

toy horse. 
60–80 cmbs: 
ferrous metal, 
vessel glass. 

at depth 

0–30 cmbs: Matrix A with 
common fine roots. 

30–60 cmbs: Matrix E 
with few fine roots. 

60–80 cmbs: Matrix G 
with intact Feature 2. 
80–90 cmbs: Matrix F 

with water table. 

Mike Shong 4/30/2018 
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STP 
No. 

Depth at 
Termination 

(cmbs) 

Positive / 
Negative 

Reason for 
Termination 

Soil Description Matrix 
(below surface) 

Excavators Date 

24 55 

Positive;  
0–20 cmbs: 1 

linear hardware 
piece. 

inundation/ 
poor visibility 

0–20 cmbs: Matrix A with 
common fine rootlets.    
20–55 cmbs: Matrix B 
with water table at 40 

cmbs. 

Sherri 
Middleton 

4/30/2018 

25 60 Negative 
inundation/ 

poor visibility 

0–40 cmbs: Matrix B with 
many fine rootlets.  

40–60 cmbs: Matrix C 
with angular as well; water 

table at 50 cmbs. 

Sherri 
Middleton 

4/30/2018 

26 55 Negative 
inundation/ 

poor visibility 

0–35 cmbs: Matrix A with 
few charcoal flecks.  

35–55 cmbs: Matrix C 
with few fine roots; water 

table at 40 cmbs. 

Mike Shong 4/30/2018 

27 50 

Positive; 
0–20 cmbs: 

ceramic or shell, 
nail, glass. 

20–40 cmbs: 
ceramic, possible 

shell, nail. 

inundation/ 
poor visibility 

0–20 cmbs: Matrix A with 
10% charcoal. 

20–50 cmbs: Matrix B 
with charcoal flex; water 

table and inundation at 50 
cmbs. 

Sherri 
Middleton 

4/30/2018 

28 86 
Positive; 

0–20 cmbs: wire 
nails, vessel glass 

at depth 

0–15 cmbs: Matrix A with 
fine roots and few 

charcoal flecks. 
15–70 cmbs: Matrix B 

with woody debris, little 
charcoal flecks, 2 clots of 

charcoal–ash matrix (stove 
cleanout). 

70–86 cmbs: Matrix C, 
weak and blocky ped 

structure, on top of glacial. 

Mike Shong 4/30/2018 

29 92 

Positive; 
0–20 cmbs: nails, 

glass. 
40–60 cmbs: 

nail. 

at depth 

0–20 cmbs: Matrix A with 
charcoal 2%. 

20–70 cmbs: Matrix C 
disturbed with many fine 

rootlets. 
70–92 cmbs: Matrix F. 

Sherri 
Middleton 

4/30/2018 

30 60 
Positive; 

0–20 cmbs: nail 
fragments. 

inundation/ 
poor visibility 

0–25 cmbs: Matrix A 
common fine roots. 

25–60 cmbs: Matrix C 
with water table at 60 

cmbs. 

Mike Shong 4/30/2018 
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STP 
No. 

Depth at 
Termination 

(cmbs) 

Positive / 
Negative 

Reason for 
Termination 

Soil Description Matrix 
(below surface) 

Excavators Date 

31 85 

Positive; 
0–20 cmbs: wire 
nail, vessel glass 
green and cobalt. 

at depth 

0–35 cmbs: Matrix A with 
common fine roots, few 

charcoal flecks, blocky soil 
structure. 

35–75 cmbs: Matrix D 
grading to pale brown and 

mottled with Matrix A.  
75–85 cmbs: Matrix E 

with few fine roots very 
few charcoal flecks. 

Mike Shong 4/30/2018 

Key: cmbs = cm below surface. 
 
Table 3. Table Unit 1 Results 

Unit  Level Feature 

Depth 
Below 
Datum 
(cmbd) 

Soil Description Cultural Material Comments 

1 1 1 0–20 

10YR 3/1 silty sand with 10% 
angular, subangular/rounded 

and poorly sorted small to 
medium gravels; weak ped 

structure and many fine 
rootlets 

In Situ—16 cmbd: nail 
and spike in middle of 
NW/SW half of unit.   

Artifacts—Burned brick 
fragment, ceramic, 

unknown fabric, flat 
glass, metal fragments, 

nails, vessel glass 

– 

1 2 1 20–40 

NW Quad: 10YR 3/6 Silty 
sand with 25% 

subrounded/angular, poorly 
sorted small to large gravels, 

10% small subrounded 
cobbles, pockets of oxidized 
sediments and 1% charcoal 
flecks, many fine rootlets.  

Burn Feature: 10YR 2/2 silty 
sand; sediments are charcoal 
stained and charcoal flecks.   

NE/SE Half: 10YR 5/6 silty 
sand with ashy pockets and 

1% charcoal. 

Artifacts—Bolts, 
ceramic, flat glass, nails, 

vessel glass 
– 
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Unit  Level Feature 

Depth 
Below 
Datum 
(cmbd) 

Soil Description Cultural Material Comments 

1 3 1 40–60 

Burn Feature: 10YR 3/3 Silty 
sand with 35% 

subrounded/angular, poorly 
sorted small to large gravels; 

25% small to medium 
subrounded cobbles; 

increased oxidation and 
increased chunks of charcoal.  
NE/SE Half: 10YR 4/6 silty 

sand with 35% 
subrounded/angular, poorly 
sorted small to large gravels; 

25% small to medium 
subrounded cobbles. 

In Situ—Higher 
concentration and 

pockets of burn feature 
and associated 

deteriorating brick in 
NW quad.            

Artifacts—Burned brick 
fragment, slag, flat 

glass, nails, vessel glass 

– 

1 4 1 60–80 

10YR 4/6 silty loam mottled 
with 10YR 4/2 sandy loam 
with 30% small/medium 

subrounded/angular poorly 
sorted gravels; weak ped 

structure.                 
NE Quad: 10YR 3/6, 

Sediment structure is hard 
and layered. 

SW Quad: Pockets of 10YR 
2/2. 

Higher concentration 
of brick and charcoal 

chunks. 
Artifacts—Brick 

fragment, flat glass, 
nails. 

NE Quad: 
Sediments 

appear to be 
modified by high 

temperature 
burning.        

SW Quad: Two 
pockets of burn 

feature. 

1 5 1 80–100 

10YR 5/4 Coarse sand with 
pockets of loam, 30% 

subrounded/angular small–
large pebbles and small 

cobbles; hard ped structure; 
glacial. 

no cultural material – 

Key: cmbd = cm below datum. 
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Photo 2. Unit 1, bottom of Level 1: 0–20 cmbs. 
 

Photo 3. Unit 1, bottom of Level 2: 20–40 cmbs. 

DSD - 001350



 

Tierra Archaeological Report No. 2018-165 21 

Photo 4. Unit 1, bottom of Level 3: 40–60 cmbs. 
 

Photo 5. Unit 1, bottom of Level 4: 60–80 cmbs. 
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Photo 6. Unit 1, bottom of Level 5: 80–100 cmbs. 
 
 
All four directional walls were profiled, and sediment descriptions were described in Table 4 (Figures 
7–10). Stratum I was a 10YR 2/2 silty sand with extensive mottling of the burn feature. Sediments 
were charcoal stained, and charcoal flecks were visible throughout all four walls. Stratum II was a 
10YR 4/6 silty sand with pockets of oxidized sediments, charcoal flecks throughout, and a generally 
weak ped structure. Stratum IIa is the same as Stratum II. However, this stratum shows evidence of 
in situ deteriorating burned brick, with high-temperature-burned sediments located in the south and 
east walls. Stratum III was a 10YR 5/4 coarse sandy loam with hard ped structure and was indicative 
of glacial soils. 
 
 
Table 4. Unit 1. Stratum Descriptions for Profile Walls 

Unit Stratum Description 

1 I 
Stratum I was a 10YR 2/2 silty sand with extensive mottling of the burn 
feature. Sediments were charcoal stained and charcoal flex was throughout all 
four walls.  

1 II 
Stratum II was an 10YR 4/6 silty sand with pockets of oxidized sediments, 
charcoal flex, and a generally weak ped structure.  

1 IIa 
Stratum IIa is the same as Stratum II; however, this stratum shows evidence of 
deteriorating burned brick with high-temped burned sediments located in the 
south and east walls.  

1 III 
Stratum III was an 10YR 5/4 coarse sandy loam with hard ped structure and 
was indicative of glacial.  
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Figure 7. Unit 1, north profile wall (see Table 4 for strata descriptions). 
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Figure 8. Unit 1, east profile wall. 
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Figure 9. Unit 1, south profile wall. 
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Figure 10. Unit 1, west profile wall. 
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Unit 2  

The location of Unit 2 was chosen to attempt to expose more of Feature 2 (which was initially 
identified in nearby STP 23). This unit was placed approximately 50 cm north of STP 23. It was set 
up in true north-south and east-west direction with the datum located in the northwest corner. Unit 2 
was hand excavated in 20-cm arbitrary levels for a total of five levels (Photos 8–12). Table 5 describes 
the sediments and associated cultural material for each level. Feature 2 was not identified in this unit, 
but another feature, Feature 3, was. Feature 3 was discovered in Level 3 at about 50 cm below the 
datum (cmbd). It takes up the eastern half of the unit and is discussed below.  
 
All four directional walls were profiled, and sediment descriptions were described in Table 6 (Figures 
11–14). Stratum I was a modern A horizon with local organic content. Stratum II is yellow-brown 
loamy sand with a blocky structure, with gravels ranging from angular to subrounded. Stratum III 
appears to be a historic buried A horizon. The soil is moderately organic with strong blocky structure 
and fine to medium sand. Stratum IV is associated with Feature 3. This soil is evident of a series of 
depositional events with wood ash, coal clinker, and stove clean out in the upper stratum and large 
chunks of coal in the lower stratum. The soil is a sandy loam with clay, wood ash, and woody debris. 
The north and south profile walls show a distinct vertical line of Stratum V. This stratum is historic 
fill and appears to be associated with Feature 3. This stratum wraps around the west wall as well. 
Stratum VI is a buried B horizon with soil of fine sand and organics. The last stratum (VII) is glacial 
outwash. The north and south wall profiles show a floor at the bottom of the northeast corner and 
southeast corner. The floor is the unexcavated feature in the eastern half of the unit at 73 cmbs (see 
discussion below).   
 
 

Photo 7. Unit 2, bottom of Level 1, 0–20 cmbd. 
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Photo 8. Unit 2, bottom of Level 2, 20–40 cmbd. 

 

Photo 9. Unit 2, bottom of Level 3, 40–60 cmbd. 
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Photo 10. Unit 2, bottom of Level 4, 60–80 cmbd. 
 

Photo 11. Unit 2, bottom of Level 5, 80–100 cmbd. 
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Table 5. Unit 2 Results 

Unit  Level Feature 

Depth 
Below 
Datum 
(cmbd) 

Soil Description Cultural Material Comments 

2 1  0–20 

10YR 3/4 silty sand with 
30% small to large angular, 
subrounded/angular poorly 

sorted gravels and 10% small 
subrounded cobbles; weak 
peds; 1% charcoal chunks 

from south wall, 
deteriorating brick, and little 

oxidation. 

Artifacts—Brick  

2 2  20–40 

10YR 3/4 silty sand and 
pockets of grey brown fine 

sand with 30% small to large 
angular, subrounded/angular 

poorly sorted gravels and 
10% small subrounded 
cobbles; weak peds; 1% 

charcoal chunks. 

Artifacts—Glass 
marble          

modern debris 

 

2 3 3 40–60 

NW/SW Half: 10YR 4/2 
sandy loam with 20% small 

to large angular, 
subrounded/angular poorly 

sorted gravels; fill.          
NE/SE Half: Feature 3, 

10YR 3/1 silty sandy loam 
with 10% large chunks of 

coal and very organic; 
pockets of grey coarse sand. 

Artifacts—Bailing 
wire, linoleum 

Feature 3 is 
discovered in this 

layer; there appears 
to be coal furnace 

stove clean out 
running N-S in 
middle of unit. 

2 4 3 60–80 

NW/SW Half: 10YR 4/2 
Sandy loam with 20% small 

to large angular, 
subrounded/angular poorly 

sorted gravels; fill.          
10YR 2/1 silty sandy loam 
with common oxidation in 
sediments, very organic and 
layers of coal; ash in the SE 

corner; water table at 73 
cmbd. 

Artifacts—Coal, 
unknown metal 
fragment, nail. 

Feature has chunks 
of coal upright 
against wooden 

posts. Wooded posts 
are between fill and 
natural sediments; 

dense pockets of coal 
furnace clean out in 

the NE and SE 
corners and chunks 
of coal from the rest 

of the feature. 
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Unit  Level Feature 

Depth 
Below 
Datum 
(cmbd) 

Soil Description Cultural Material Comments 

2 5 3 80–100 

NW/SW Half: 2YR 4/1 grey 
sandy loam with rounded 

subrounded/ 
angular gravels; glacial 

outwash. 

In Situ—2 in Iron 
Pipe in SE corner 

at 85 cmbd; 
Feature 3 in 

NE/SE half of 
unit, coal 

increases in size 
and quality in 

depth.           
Artifacts—Coal. 

To expose wood 
post, excavated NW 
quad to 100 cmbd to 

drain water from 
feature; excavated 

SW quad and 
exposed iron pipe; 
there are 10 4-inch 

wood posts running 
N-S in middle of 

unit. 
Key: cmbd = cm below datum. 
 
 
Table 6. Unit 2 Stratum Descriptions for Profile Walls 

Unit  Stratum  Description 

2 I 
Modern A horizon, dark brown silty sand, possible fill with local 
organic content  

2 II 
Yellow-brown mottled loamy sand, with blocky ped structure, 
common gravels ranging from angular to subrounded and roots 

2 III 

Dark brown fine to medium sand. Possible segregation between the 
east and west stratum III with east half more organic and the organic 
content increasing toward the bottom of the stratum. On the eastern 
half, dark brown fine to medium sand, moderately organic. On the 
western half, fine-to-medium-sized with common roots and strong 
blocky structure with moist homogenous material. 

2 IV 

Upper stratum is a series of depositional events with wood ash, coal 
clinker and stove clean-out; loam to sandy loam, clayish wood ash; 
woody debris including bark, oxidized sediments or metal fragments, 
slag, and dirty coal—stratified deeper coal becomes larger and better 
quality in depth.    

2 V 
Mottled gray loam with cobbles with a few fine roots and organic 
casts; rounded to angular gravels. 

2 VI 
Brown fine sand, predominately organics; this is a buried surface with 
nails within fine wood debris (north wall). 

2 VII Glacial outwash sand with round to subround gravels. 
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Figure 11. Unit 2, north profile wall (see Table 6 for profile descriptions). 
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Figure 12. Unit 2, west wall profile. 
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Figure 13. Unit 2, south wall profile. 
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Figure 14. Unit 2, east wall profile. 
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Features 

Feature 1 

Feature 1 was initially identified in STP 19 during Tierra’s survey of the project area and classified as 
“an extensive burn feature containing a high concentration of burnt wood, glass, and nails…at least 
60 cm thick” (Steinkraus 2017:27). Unit 1 was placed adjacent to STP 19 in order to investigate  
Feature 1 further.  
 
The 1-by-1-m unit placed at Feature 1 revealed that the vertical extent of the Feature was 80 cmbs. 
The horizontal extent is unknown as the feature boundaries appeared to extend outside of the unit in 
all directions. This feature is believed to be the demolished and burned remains of a nearby residential 
structure. 
 
The burn feature was more concentrated in the northwest corner and mottled throughout the rest of 
the unit. The high-temperature-burned brick (Stratum IIa) was concentrated in the south and east 
portion of the unit from approximately 50 to 80 cmbs (Photos 13 and 14). The strata were disturbed 
and affected by some turbation. It appears that after the nearby structure was razed onto the hillside, 
it was burned. There was likely some subsequent grading or clearing, which would explain some of 
the mottling of the soils. Comparison of the feature location to the 1928 Coal Creek map showed that 
the unit was placed in close proximity of where Company House 181 would have stood (see Figure 
5). It is possible that Feature 1 is the burned remnants of that structure. 
 
 
 

Photo 13. South wall with burned brick. 
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Photo 14. East wall with burned brick.  
 

Feature 2 

Feature 2 was discovered in STP 23 between 60 and 80 cmbs (Photos 15 and 16). It consisted of 
burned milled wood lying horizontally on top of a ferrous metal mesh, which was attached to 
conglomerate concrete. It was heavily oxidized, indicating either use with fire or high temperatures, 
post-use burning, or both. The horizontal extent of the feature is unknown, except that it did not 
extend to the north, as this is where Unit 2 was placed, and Feature 2 was not identified in Unit 2. 
Sterile soil was reached below the feature between 80 and 90 cmbs.  
 
This feature appears to be some type of industrial work surface. Both Feature 2 and Feature 3 were 
discovered at approximately the same depths. Both features could be associated with each other, but 
to what extent is unknown.  

Feature 3  

Feature 3 was discovered in Level 3 at about 50 cmbd. It takes up the eastern half of the unit. The 
rectilinear feature is lined on one side by 10 wooden posts, all 4 inches in diameter, set upright in a 
north/south alignment. Initially the feature appeared to be furnace clean-out (Photo 17). Once Level 
4 was excavated, it was determined that the feature was more likely a coal-storage feature (bunker). 
The soil in the western half of the unit was a historic feature fill and the eastern half was native soil. 
Level 4 exposed 10 upright, 4-inch-diameter wooden posts between the feature fill in the western half 
and the feature and the native soil in the eastern half. Up against the wooden posts, large chunks of 
coal in upright positions were observed and were excavated from the feature. The eastern half of Level 
4 was excavated to an approximate depth of 73 cmbd, when the water table was reached, and the 
feature became inundated. Excavation of the western half of Level 4 continued to 80 cmbd.  
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Photo 15. STP 23, intact Feature 2 at 70 cmbs, plan view.  
 

Photo 16. STP 23, intact Feature 2 at 70 cmbs, plan view. 
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Photo 17. Unit 2, Level 3, Feature 3, facing north. 
 
Excavation continued in the western half of the unit (Level 5) (Photo 18). The excavation for Level 5 
started in the northwest quadrant, then the southwest quadrant, and continued to a depth of 100 
cmbd, at which point the unit was terminated due to inundation. A 2-inch iron pipe was exposed in 
the southwest corner of the unit (in the west wall) at a depth of 85 cmbd (Photo 19). To better 
understand the context of Feature 3, a STP was placed in the center of the feature and excavated 
another 10 cm to a final depth of 110 cmbd. Large chunks of coal were recovered, and the coal was 
larger and of better quality in the deeper stratum.  
 
Discovery of the full extent of the feature was not possible due to inundation and restrictions of the 
unit size. The horizontal and vertical extents are unknown, but it does continue to the north, south, 
and east outside of Unit 2.  
 
The bunker is located in the lowest part of the hillside where a natural drainage runs. At 70 cmbs, the 
feature became inundated. It is possible the bunker was abandoned due to problems with inundation 
and then was used for furnace stove clean-out. This could explain why the ashes and burned coal were 
on top of the unburned coal. The STP in the middle of the feature revealed that the quality of the coal 
is better with depth. The feature is located in close proximity to Company House No. 175. It is possible 
the coal bunker was intended to be used domestically for heating.  
 
In the southwest corner of the unit was the 2-inch iron pipe. The pipe is probably associated with the 
water system since it is deeply buried and is located within the drainage. Additionally, the piping is 
documented on the 1928 Coal Creek map. It is likely that the pipe is not associated with Feature 3. A 
broken fitting was attached to the end, and it may be that the pipe extended upwards or in another 
direction. It may also have been abandoned prior to the feature’s construction. 

DSD - 001369



 

Tierra Archaeological Report No. 2018-165 40 

Photo 18. Unit 2, Level 5, 10 wooden posts, facing east. 
 

Photo 19. 2-Inch iron pipe in the southwest corner of Unit 2 at 85 cmbd, facing west. 
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The field results show evidence of structures being razed and burned. This is evident from the burn 
feature, the burned brick, and high counts of burned building materials observed in the upper levels 
of Unit 1. Unit 1 showed evidence of highly disturbed native soils probably caused by multiple historic 
events, including the leveling the area for the construction of company homes for Finn Town, 
followed by the razing and burning of the company homes clearance of the area for possible use as a 
farmstead.  
 
Features 2 and 3 were observed at about the same depth (70 cmbs) and are likely temporally and 
functionally associated. Feature 1 was also present at similar depths, further indicating temporal 
continuity throughout the site. 

Artifact Analysis 
Three intact features were identified and a total of 647 historic-era artifacts were recovered during 
subsurface testing.  
 
This section will discuss the analysis of artifacts located with each feature and STP. The analysis of 
the features and artifacts was designed to answer the research questions regarding Chronology, 
Architecture, Economic Production and Consumption, and Community. Timeframes were developed 
using the manufacturing dates of datable artifacts in combination with an understanding of the use 
period of the artifact type. The use life of objects varies depending on their purpose. Ceramic materials 
tend to be household items such as bowls, plates, and crockery that can be used for years or even 
across multiple generations. Glass items have a more varied duration of use. Glass dishes such as cups, 
dinnerware, and canning jars are used for the same duration as ceramics. Building materials such as 
nails, flat glass, milled wood, and foundation will provide an idea of the local materials used for the 
structures. The recovery of botanicals and fauna will give essential information regarding 
consumption. Finally, the intact features themselves will provide information regarding the 
architecture, economic production, and community. The historic artifact analysis used the 
methodology outlined in the attached Historic Artifact Manual (Appendix C). This manual is based 
on a number of historic artifact cataloging system including the Sonoma Historic Artifact Research 
Database, the National Park Service Fort Vancouver Laboratory Manual, and the Digital 
Archaeological Archive of Comparative Study.  For more information regarding individual artifacts, 
see Appendix D. 

Feature 1 

A total of 452 artifacts were found in association with Feature 1. Artifacts recovered and analyzed 
included nails, flat glass, vessel glass, ceramic, and brick. Other artifacts include metal fragments, 
unknown fabric, small finds, bolts, and slag.  
 
Table 7 shows the artifact counts by level and material for Unit 1. The level with the highest artifact 
count was Level 1, followed by Levels 2, 4, 3, and 5. The majority of the materials recovered were 
nails and flat glass.  
 
Two datable artifacts were recovered from Level 1. One was a ceramic sherd with the maker’s mark 
“K.T.&.K."/CHINA.” This was manufactured by Knowles, Taylor, and Knowles from 1890 to ca. 
1905 (Photo 20) (DeBolt 1994). The second datable artifact was a Phillip’s head screw. The Phillip’s 
head screw was invented in 1930 by Henry Phillips for automobile manufacturers (Bellis 2018). 
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Table 7. Unit 1 Artifacts by Level 

Artifact Level 1 Level 2 Level 3 Level 4 Level 5 Total 

Nails  109 112 7 9 0 237 

Flat glass 71 69 5 6 0 151 

Vessel glass 13 14 1 0 0 28 

Ceramic 9 5 0 0 0 14 

Brick  4 0 2 1 0 7 

Metal fragments 7 0 0 0 0 7 

Fabric  1 0 0 0 0 1 

Small finds 1 0 0 0 0 1 

Bolts, Nuts, etc.  0 2 0 0 0 2 

Coal, coke, clinker 0 0 0 4 0 4 

Total  215 202 15 20 0 452 
 
 

Photo 20. Ceramic sherd from Feature 1 with maker’s mark “K.T.&.K./CHINA;” maker is 
Knowles, Taylor, and Knowles (1890–ca. 1905). 

 
 
There was a total of 237 nails of varying sizes recovered. Most of the nails were modern wire nails. 
There were seven nails recovered that were manufactured as modern machine-cut nails and two spikes 
that appear to have “rose heads.” Rose heads are indicative of hand-wrought nails that date to the late 
nineteenth century.  
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Unfortunately, the two spikes were too rusted to determine conclusively if they were hand wrought. 
Most of the nails were rusted and burned. There were seven brick fragments recovered, four of which 
were burned. Bolts and screws recovered included one carriage bolt and one Phillip’s head screw, both 
burned and rusted. A total of 151 pieces of flat glass or window glass was recovered. There were two 
types of flat glass, aqua, and clear. Other household materials include a total of 28 pieces of vessel 
glass. Seven of the pieces were fragments of lightbulbs, two pieces were melted glass, and the 
remaining pieces were unidentifiable fragments.  
 
Based on the collected and analyzed artifacts, one time period, spanning from 1890 to around 1930, 
is represented for this feature. The earliest artifact is the ceramic sherd manufactured between 1890–
ca. 1905. The second artifact is the Phillip’s head screw, manufactured no earlier than the 1930s.  

Feature 2 
A total of 43 artifacts were recovered and analyzed in association with Feature 2. These artifacts 
included terra cotta, metal objects, vessel glass, and milled wood. The terra cotta fragment was 
observed at a depth of 10 cmbs. This soil is a modern A horizon. A miniature toy horse was recovered 
at a depth of 30 cmbs (Photo 21). This artifact was observed above Feature 2 and was found in 
disturbed native sediments. The milled wood and the ferrous metal that made up the feature were 
observed at 70 cmbs and were removed and collected. The milled wood was lying horizontally on top 
of the ferrous metal mesh, which is attached to conglomerate concrete. This appears to be a type of 
metal-reinforced concrete used for some type of industrial use (Photos 22 and 23).  
 
 
 

Photo 21. Miniature diecast horse, Penny Toy, 1880s–1920s. 
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Photo 22. Feature 2, ferrous metal mesh, conglomerate concrete.  
 

Photo 23. Ferrous metal mesh, conglomerate concrete. 
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The only datable artifact recovered near this feature is the miniature tinplate/diecast horse. It appears 
to be a “Penny Toy” that was manufactured in Germany from the 1880s to the 1920s (Photo 17) 
(O’Neill 1988). Its exact association with the feature itself is unknown, as it was discovered above the 
feature, but its presence corresponds with the time period of the known use of the site.  

Feature 3 

The only artifacts conclusively within Feature 3 were large pieces of coal and the iron pipe, which were 
discovered between 70 and 100 cmbs. Nine large pieces of coal weighing a total of 6 lbs. were 
recovered from Feature 3 (Photo 24). A 2-inch iron pipe was found in situ at a depth of 85 cmbd 
located in the southwest corner of the west wall. The iron pipe coincides with the same time period 
that this area was utilized by the historic-era coal mine community from at least 1928 (McDonald and 
McDonald 1987). The 2-inch iron pipe represents a date from at least 1928. The historic 1928 Coal 
Creek map shows a 2-inch iron pipe that runs through this area of the site (see Figure 5) (Coal Creek 
Map 1928).  
 
 
 
 
 

Photo 24. Coal recovered from Feature 3. 
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Non-feature Artifacts 

A total of 23 artifacts were recovered near Feature 3, in the levels above the Feature, in Unit 2. These 
likely represent historic refuse that was spread throughout the site post-abandonment and are not 
associated directly with the feature. Building material recovered and analyzed in these upper levels 
included brick fragments, bailing wire, fragments of linoleum, and a wire nail. A glass cat’s eye marble 
was recovered from Level 2 (20–40 cmbs) of the unit. Glass eye marbles were machine made and was 
introduced around 1951 (Randall and Webb 1988). A fragment of linoleum was observed in Level 3 
above Feature 3. Linoleum has been used since the late 1800s and is still used today (Powell and 
Svendsen 2003). Other artifacts include a strip of rubber and unknown metal fragments. 
 
Based on the collected and analyzed artifacts in Unit 2, a date range of at least 1928 to after 1951 is 
represented for this sample. The marble was observed in disturbed native sediment and was likely a 
separate event from Finn Town.  
 
A total of 143 artifacts were recovered from a total of 17 new and previously excavated STPs within 
45KI1325. This discussion includes analysis of those recovered from the previous survey done by 
Tierra in 2017 and those recovered in the STPs during the site testing.  
 
Artifacts include brick fragment, ceramic, coal, unknown fabric, fauna, flat glass, unidentifiable metal 
fragments, nails, and vessel glass. Table 8 shows the majority of the artifacts were recovered from 
depths of 0–20 cmbs with the amounts decreasing with depth. All the artifacts were recovered from 
disturbed native sediments. The vessel glass and nails were the most commonly observed, followed 
by ceramics and flat glass.  
 
There were two significant datable artifacts collected from the STPs. The first artifacts are two milk 
glass lids. One of the lids is embossed with “GENUINE BOYD CAP/O. MASON JARS” (Photo 
22), and the second lid is embossed with the “2” backwards. It’s difficult to precisely date lids. 
However, Boyd produced milk glass lids from 1869 to the 1950s, and the embossing of the first lid 
was used for an earlier version of production (Glass Bottle Marks 2018). These artifacts were 
recovered from a depth of 0–20 cmbs. The second artifact is a partial clear glass bottle base with an 
embossed maker’s mark reading “5…HISTL….” and the letters “P” and “C” within trapezoids (Photo 
21). The bottle base was made by the Pacific Coast Bottling Company, which operated from 1925 to 
1930 (Toulouse 1971). This artifact was recovered from a depth of 20–40 cmbs. 
 
Other household materials recovered included 38 pieces of unidentifiable vessel glass and 25 sherds 
of ceramic, some of which were burned.  
 
Building materials recovered and analyzed included 1 burned brick fragment and 21 pieces of aqua 
and clear flat glass. There was a total of 28 wire nails which were clinched, broken, and unaltered; 1 
“U”-nail; and 1 machine-cut square nail. Most of the nails were rusted and burned. One large mammal 
bone fragment was recovered that had butcher marks on one of the facets.  
 
Based on the collected and analyzed artifacts, a one-time span of 1905 to the 1950s is represented for 
the subsurface testing.  
 
Overall, the artifact assemblage correlates with the known historic use of the property, which ranges 
from the 1890s to at least 1930. 
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Table 8. Non-feature Artifacts by Level 

Artifact 0–20 cmbs 
20–40 
cmbs 

40–60 
cmbs 

60–80 
cmbs 

80–100 
cmbs 

Total 

Vessel glass 25 16 0 0 0 41 

Nails 22 7 1 0 0 30 

Ceramic 21 1 0 0 0 22 

Flat glass 17 3 0 0 0 20 

Fabrics and fibers  10 6 0 0 0 16 

Metal fragment 7 0 0 0 0 7 

Coal 1 0 0 0 0 1 

Fauna  1 0 0 0 0 1 

Total  104 33 1 0 0 138 

Key: cmbs = cm below surface. 
 
 
 
 

Photo 25. Glass bottle base with maker’s mark, Pacific Coast Bottle Company (1925–1930). 
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Photo 26. Milk glass lid, Boyd early version of manufacture (1869–1950s). 
 

DISCUSSION  
This section will attempt to answer the research questions regarding historic-era Chronology, 
Architecture, Economic Production and Consumption, and Community to determine the eligibility 
for site 45KI01325. In order to answer the research questions, we drew from multiple lines of 
evidence, including historical records and the analysis of the recovered artifacts.  

Chronology 
1. When and for how long was the site occupied, and is there any evidence of a 

chronological sequence of developments or improvements at the site? 
2. The town was established around 1905 and was no longer present by 1936. Is there evidence 

of the use of the land prior to 1905? 
3. Do artifacts confirm that the site was occupied and buildings were constructed in 1905 or 

shortly thereafter?  
 
Information regarding the chronology of the site’s occupation was determined through the historical 
records and the analysis of recovered artifacts. Historical records such as photos and the Coal Creek 
map from 1928 show that Finn Town was occupied from at least 1905 to 1936, when the town was 
razed (McDonald and McDonald 1987) (Figure 15). Based on the artifact analysis, a one-time span of 
ca. 1890 to at least 1930 is represented for the occupation of the site, which would include Finn Town 
and later historic-era use.   
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Figure 15. 1928 Coal Creek Map with testing results (courtesy of Eastside Historical 
Society).  
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Architecture 
1. What are the functions of individual buildings at the site, and do structures contain 

distinct activity areas?  
2. What construction methods are represented and to what extent are local materials 

used? 
3. Is there evidence of changing construction methods and building forms through time? 
4. Can we identify architectural styles that are similar to contemporary examples in Newcastle 

(specifically the 1918 Company House still standing nearby)? 
 
Historical photos depict that the area had residential structures during the time when Finn Town was 
present (see Figure 3). In addition to historical photos, the 1928 Coal Creek map shows residences in 
the same area as site 45KI1325 (Figure 15). Building materials, such as nails and flat window glass, 
were the primary artifacts recovered and analyzed from the site. Not enough data was obtained to 
determine whether the construction methods changed over time or identify any examples of 
architectural styles similar to the remaining 1918 Company House. No privies were identified during 
testing. 

Economic Production and Consumption 
45KI1325 was the location of coal miner housing in the early twentieth century. To better understand 
production and consumption patterns at the site, we proposed the following 
questions: 
 

1. Does the site contain mechanical equipment, tools, or features related to mining or other 
industrial or domestic uses? 

2. Are any smaller-scale subsistence activities (e.g., keeping chickens, gardening) 
represented by features and artifacts? 

3. Are bones and macrobotanicals present in trash deposits, and what do they tell us 
about on-site food production/consumption? 

4. What kinds of mass-produced foodstuffs and beverages are represented, and do the 
kinds and sources of mass-produced foodstuffs change through time? If so, how do these 
patterns of consumption fit in with historical information about the economic status, ethnicity, 
gender, etc. of the owners/residents of this property?  

 
The site testing revealed an abandoned coal bunker. The abandoned coal bunker observed in Unit 2 
shows that people from Finn Town were using coal for domestic use. This is evident due to the 
placement of the coal bunker, which would have been by residential homes of Finn Town (see Figure 
15). According to Sanfry Holma’s memoir, most of the mining families had gardens, orchards, 
chickens, cows, rabbits, and pigs (Holma 1976). The large mammal bone with butcher marks on the 
facets indicates possible on-site food production. In addition to the fauna, milk glass canning lids were 
recovered and analyzed, which shows people from Finn Town were preserving foods. We were not 
able to determine any smaller-scale activities or examine mass-produced foodstuffs through time from 
the data obtained.  

Community 
This research theme is essentially synthesis of the other themes, as it relies on 
conclusions and details related to Chronology, Economic Production and Consumption, and 
Architecture. The themes of both Mine Employees and Finnish Community attempt to relate these 
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kinds of details to the social lives of the individuals and/or families living at the site and their 
contributions to the cultural history of this area. We are interested in how individuals living or working 
at 45KI1325 were related to and interacted with the larger community of Coal Creek/Newcastle. To 
address the role of the occupants of the site in the larger community, we are interested in acquiring 
information on genealogies, family histories, and details about the lives of individuals living in the area.  
 

1. Does the material record reflect the use of the property as housing for industrial workers, 
specifically coal miners? 

2. What was the quality of housing like? Was the space overcrowded? Is there evidence of 
locations or features used by more than one person or group?  

3. How is Finn Town associated with Newcastle? How and why was it delineated from the other 
settlements of Red Town, Rainbow Town, etc.? 

4. Is there evidence of families living on the property (i.e., evidence of children and women in 
addition to the male mine workers)? 

5. Does the material and/or historical record indicate the ethnicity of the site’s residents, and if 
so, can anything be identified that would indicate they were Finnish? What can this tell us 
about the integration of immigrant communities in turn-of-the-century mining towns in 
Washington? 

 

We can determine the property was used for housing, and specifically for Finn Town coal miners and 
their families. Based on comparison to the 1928 Coal Creek map, site 45KI1325 is located where Finn 
Town Company House Nos. 175, 175, 181, and 179 once stood (see Figure 15). These structures no 
longer exist and were likely torn down and/or burned prior to 1932 (Photo 27). Historic photos of 
Finn Town also show residential housing where the site is located (Figure 16).  
 

Photo 27. Site location today, view to the northwest; red arrow indicates area shown in 
Figure 16.  
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Figure 16. Top photo taken of Finn Town in 1919; bottom photo shows the site in the late 
1980s; red arrows indicate site location (courtesy of Renton Historical Society) (McDonald 

and McDonald 1987). 
 
 
The artifact analysis confirms this site was used for housing based on the presence of building material 
and domestic refuse. We were unable to determine the quality of housing nor if the space was 
overcrowded through our analysis. However, based on the historical records (maps, photos, etc.) 
multiple homes occupied the area of the site. There were at least 50 Finnish families that made up 
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Finn Town. The town existed from around 1905 until mining operations ceased. The houses were 
built and owned by the occupants (as opposed to uniform housing constructed by the company) on 
land leased from the coal company. For this reason, the houses were more individualized when 
compared to the standard company houses in Red Town, including features such as added porches 
and fences (McDonald and McDonald 1987).  
 
There is evidence of Finnish families and children occupying Finn Town in addition to coal miners. 
The historical record (photos and memoirs) and the presence of a penny toy indicate that families and 
children were present at Finn Town. The material record indicates food canning, and chinaware was 
also present. The chinaware is dated to 1890–ca. 1905. This date coincides with the occupation of 
Finn Town from at least 1905.  
 
Based on the 1928 Coal Creek map and historical documentation, the site residences were Finnish 
families. Unfortunately, we were not able to ascertain specifically who lived in the company houses.  
 
The 1918 house, Company House 180, is visible on the left. Lakemont Boulevard SE, shown running 
north-south, was formerly called Second Avenue and can be seen on the 1928 map. The driveway 
shown running east-west was formerly called Club Street and can also be seen on the 1928 map. 

Site Eligibility 
Using all of the information outlined above, is this site eligible for inclusion in the NRHP, and if so, 
under which criteria? That is, does it possess integrity of location, design, setting, materials, 
workmanship, feeling, and association, and is it also: 
 

A. Associated with events that have made a significant contribution to the broad patterns 
of our history; or 
 
B. Associated with the lives of significant persons in our past; or 
 
C. Embodying the distinctive characteristics of a type, period, or method of construction, or 
that represent the work of a master, or that possess high artistic values, or that represent a 
significant and distinguishable entity whose components may lack individual distinction; or 
 
D. Yielding or likely to yield information important in history or prehistory. 

 
Based on site testing and the research design discussed above, Tierra recommends that site 45KI1325 
is eligible under Criterion A and Criterion D for inclusion in the NRHP.  

Criterion A 

Site 45KI1325 is related to the historic themes of coal mining, railroad expansion, the development 
of King County, Seattle, the State of Washington, and immigrant communities in turn-of-the-century 
mining towns. 

Coal Mining and Coal Creek Mining Complex  

The Newcastle and Coal Creek coal beds were discovered in the 1860s. These seams had higher-
quality coal than Seattle’s previous coal source in Bellingham. The use of these areas for coal 
production was originally promoted by G. F. Whitworth and Daniel Bagley, two of Seattle’s early 
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ministers (Whitworth was also a geologist and engineer) (Speidel 1967). The coal mines were then 
purchased by the Pacific Coast Coal Company by 1897. The coal company converted the railroad 
system from narrow gauge to standard gauge from Seattle to Newcastle and Coal Creek. This 
conversion provided higher volumes of coal to be shipped.  
 
By 1902, all of the mining operations from “Old Newcastle” were transferred to the Bagley Seam at 
Coal Creek, and Old Newcastle became a dying town. By 1905, operations for the Bagley Seam were 
phased out with the development and full production of the Ford Slope in the Muldoon Seam. It was 
at this time that the township of Coal Creek developed around the Ford Slope mine (see Figure 3). 
Within the town, miniature communities (Red Town, Rainbow Town, Finn Town, and White Town) 
started to spring up. In Red Town, there was a mix of Finnish, Swedish, Norwegian, and Polish 
families. In 1918, the post office was moved here, and the township’s name was changed from Coal 
Creek to Newcastle. By 1924, most of the coal seams were done producing, and people started to 
move out. In 1926, the Pacific Coast Coal Company closed the Ford Slope and opened the Primrose 
Mine, which operated until 1929. This mine is located just north of the townsite. Between 1929 and 
1932, Pacific Coast Coal Company sold most of the employee houses for $25 each; the remaining 
houses were torn down or burned. In 1936, the coal company sold the land as-is to the remaining 
residents. Out of 400 houses that once stood at Newcastle and 100 houses from “Old” Newcastle, 
only 3 are left. The railroad service that ran from Renton to Newcastle ceased in 1930, and the rails 
were pulled in 1937.  

Finn Town and the Finnish Community 

There were at least 50 Finnish families that made up Finn Town. The town existed from around 1905 
until mining operations ceased ca. 1932. The houses were built and owned by the occupants (as 
opposed to uniform housing constructed by the company) on land leased from the coal company. For 
this reason, the houses were more individualized when compared to the standard company houses in 
Red Town, including features such as added porches and fences (Photos 1 and 2). There was a Finnish 
Lodge Hall, which became a show hall after the Brotherhood sold it to Pacific Coast Coal Company. 
There was also a boarding house for single men that came to work the mines while housing and 
transportation were arranged (McDonald and McDonald 1987).  
 
Sanfry Holma, of Finnish descent, was born at Coal Creek in 1908. According to a memoir written by 
him (1976), the “area was made up of immigrants from all over the world: English, Finnish, Irish, 
Swedish, Italians, Austrians, Danish, Welsh, Greeks, Scottish, Black, Chinese…” (Holma 1976:5). 
Miners and their families lived in temporary tent housing until homes could be built. The school for 
the children of Coal Creek was initially located in Red Town, and all eight grades were taught by one 
teacher. As the towns grew, a larger school and playground were built. He notes that the Finnish 
people of Newcastle got along very well with themselves and the other nationalities and had built a 
Finnish Brotherhood Hall opposite the company store. All of the meetings and activities took place 
there. When the operator couldn’t make it due to “troubles of his own,” movies were played (Holma 
1976:7). There were also times when the Hall was rented out to others in the Coal Creek community 
(Holma 1976).  
 
Most of the miners’ families had subsistence gardens and small orchards, and many kept chickens, 
cows, rabbits, and pigs. The water supply for the homes came from a dam on a creek “about half a 
mile above” Finn Town (Holma 1976:11). This was a gravity system that provided clean water to all 
the homes (Holms 1976). The 1928 Coal Creek map shows piping starting from the “Creek Gulch” 
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northeast of Finn Town. From here, a system of piping of different sizes begins winding throughout 
Coal Creek begins. In Finn Town, the piping from home to home is a 2-inch iron pipe.  
 
Based on comparison to the 1928 Coal Creek map, site 45KI1325 is located where Finn Town 
company houses No. 175, 181, and 182 once stood (Figures 4 and 5). These structures no longer exist 
and were likely torn down and/or burned prior to 1932. The artifacts and burn feature found in STPs 
in these locations are likely related to the demolition of these structures. It should be noted that these 
three lots in question are larger than those surrounding, perhaps indicating higher socioeconomic 
status, positions of authority, or larger families residing there. 

Railroad Expansion and Development of Seattle, King County, and Washington State   

When James M. Colman constructed the Seattle to Walla Walla Rail Line (almost all of which was 
produced and manufactured through Seattle labor, providing jobs during the lumber industries slump 
in the late 1870s), it included a dock with facilities that could handle four coaling ships at any given 
time and a line from Renton to Newcastle to move both Newcastle and Renton coal for shipment at 
a fraction of the previous cost. After completion of the line to Newcastle/Coal Creek, the amount of 
Newcastle coal sold to San Francisco increased from 9,000 tons to 128,582 tons between 1878 to 
1879. By 1881, King County was supplying half of all the coal in Washington State and 22 percent of 
the coal produced on the Pacific Coast. This made Seattle the main coaling port on the West Coast 
and helped propel Seattle to become a major city. The Seattle to Walla Walla Rail Line never made it 
past Newcastle/Coal Creek. Despite this, it was the most profitable railroad in the United States in 
the 1880s (Speidel 1967).  

Criterion D 

Results of testing and archival research indicate that site 45KI1325 has yielded (and could continue to 
yield) important information regarding Finn Town and the Coal Creek Mining Complex. Historical 
records, features, and artifact analysis determined that housing was present from at least 1905 through 
1936, and that this area of Finn Town was razed. Families of immigrants from Finland established a 
thriving community here and were part of a larger multinational community. This site represents a 
unique domestic and industrial snapshot of the coal-mining industry that shaped the development of 
Seattle, King County, and Washington State.  

SUMMARY AND RECOMMENDATIONS  
In 2017, site 45KI1325 (historic debris scatter/concentration), was recorded by Steinkraus as 
potentially eligible for NRHP conclusion due to the potential association with historic mining 
complexes in the area. However, there was not enough information obtained during the 2017 survey 
to make a determination for eligibility. As a result, eligibility testing was recommended by the DAHP, 
and the permit was granted in April of 2018. Tierra conducted eligibility testing between April 25 and 
May 2, 2018, and subsequently conducted an analysis of recovered artifacts, performed background 
research, and produced this report.  
 
To determine site eligibility, the Research Design for this site included questions regarding 
Chronology, Architecture, Economic Production and Consumption, and Community. Through 
historical documents and the material record, Tierra has determined that the site was a portion of Finn 
Town dating from at least 1905 to 1936, when the town was razed. This was determined by the 
recovery and analysis of datable artifacts. Unfortunately, not all of the research questions were 
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answered from the analysis. However, Tierra has enough data to make a recommendation of site 
eligibility.  
 
Tierra recommends that site 45KI1325 is eligible for the NRHP under Criteria A and D. Any ground 
disturbance within the site boundary, including equipment staging or filling, will require a site alteration 
and excavation permit from the DAHP, pursuant to Revised Code of Washington 25-48. 
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Shoffner Consulting 

6741 NE 182ND ST. #C401 KENMORE, WA 98028  MOBILE:(206)755-9407 

September 27, 2016 
Revised: May 21, 2018 

John Jackels 
Northwest Builder’s Finance 
13555 SE 36th St. 
Suite 320 
Bellevue, WA 
98006 

RE:  Tree Inventory - Park Pointe, Bellevue 

Alex: 

This report is provided to address the inventory of the trees on the properties at the 
addresses of 7219 and 7331 Lakemont Blvd. SE, the Park Pointe project, in the City of 
Bellevue, Washington. The purpose of this report is to demonstrate how the Park Pointe 
project satisfies the City of Bellevue tree retention requirements specified in section 
20.20.900.D of the City of Bellevue Land Use Code which reads as follows: 

 “Land Use Code requires the retention of 30% of all diameter inches on site. 
Per Land Use Code, 20.20.900.D, the following trees are a priority for 
retention: 

  • Healthy significant trees over 60 feet in height; 
  • Significant trees which form a continuous canopy; 
  • Significant trees which contribute to the character of the environment, 

and do not constitute a safety hazard; 
  • Significant treew which provide distinct winter protection or summer 

shade; 
  • Groups of significant trees which create a distinct skyline feature. 

For reference to this report, please see the Tree Evaluation Data spreadsheet. 

1. Site Conditions 
The project site consists of two separate properties. One is developed with two houses 
and the other with one house and several accessory buildings. 

The properties are large. Each has a considerable amount of turfgrass and some trees 
in the eastern portions. The western portions are well forested and include a steep 
slope sensitive area along the entire western and northern borders, a wetland along the 
northern border and a stream and associated wetlands along the western border. 
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2. Tree Inventory and Condition Assessment 
I conducted a tree inventory and condition assessment on all trees in the developable 
portion of the properties and some within the sensitive area. In total, 97 trees were 
included in the inventory, 24 of which are located within the sensitive area. In addition to 
these 24, there are an additional 269 trees within the sensitive area that have been 
surveyed but were not included in the original inventory. There were 15 trees shown on 
the survey that have since been removed or have failed. These trees have been 
removed from all plans. I labeled each tree I inventoried with numbered metal tags. 
These numbers are shown on the Tree Inventory Plan and the Tree Evaluation Data 
spreadsheet. The focus of the inventory was trees in the development portion of the site 
and not the sensitive areas. 

The evaluations were done visually by assessing the trees up close to inspect the 
trunks in order to identify conditions such as decay or fractures, and from afar to assess 
the crowns which can give a very good indicator of overall tree health. 

Only 6 were found to be dead or otherwise in poor condition or health. These are 
identified in the spreadsheet with a condition code of 4 and are not recommended to be 
retained. 

The species of trees on the developable portions of the properties include the following: 

 • Apple (Malus domestica) 
 • Boulevard cypress (Chamaecyparis pisifera ‘Boulevard’) 
 • Big leaf maple (Acer macrophyllum) 
 • Deodar cedar (Cedrus deodara) 
 • Douglas fir (Pseudotsuga menziesii) 
 • English Holly (Ilex aqifolium) 
 • Larch (Larix species) 
 • Lawson’s cypress (Chamaecyparis lawsoniana) 
 • Mountain ash (Sorbus aucuparia) 
 • Ponderosa pine (Pinus ponderosa) 
 • Red alder (Alnus rubra) 
 • Sitka spruce (Picea sitchensis) 
 • Western hemlock (Tsuga heterophylla) 
 • Western red cedar (Thuja plicata) 

Dediduous trees constitute the largest number of trees on the site and red alder the 
most dominant species. 

3. Tree Retention Requirements and Retention Provided 
The City of Bellevue specifies tree retention requirements in chapter 20.20.900.D of the 
Bellevue City Code. A minimum of 30 percent of the diameter inches of significant trees 
existing on the site. All trees within the senstive areas and their buffers are required to 
be retained. 
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As previously stated, I conducted an inventory of the trees within the development area 
and a handful along the outer edge of the sensitive area. I did not conduct an inventory 
of an additional 269 trees within the sensitive area as these trees had not been 
surveyed. Since I conducted the inventory, these trees have been surveyed. In lieu of 
conducting an inventory of these trees, I reviewed the survey to gather a count of the 
trees and tally their diameters.  

There is one significant tree along the frontage of the project site that is proposed to be 
retained. This is tree number 72. 

The total diameter inches of all significant trees on the site is 6606 (1,282 in the 
development area and 5324 in the sensitive area). At 30% of the total diameter inches, 
1,982 diameter inches are required to be retained. Of all the significant trees on the site, 
a total of 5,370 diameter inches are proposed to be retained, approximately 80% of the 
total diameter inches on the site. 

4. Proposed Mitigation Measures 
No mitigation is required as the minimum tree retention requirements are being 
provided. 

5. Tree Protection Measures and Impact Assessment 
Tree protection for the retained trees is to be instituted prior to beginning any work on 
the project site in a manner that will eliminate the possibility of damage to the retained 
trees. 

Trees within the senstive are will be protected by silt fencing erected along its perimeter.  

The tree along the frontage within the development proposed to be retained is #72. 

The following tree protection measures are required for this retained tree: 

 1. Prior to beginning any work on site, tree protection fencing is to be installed at 
the dripline edge adjacent to areas of development for all retained trees. 
 2. Tree protection fencing is to be of a type that satisifies the City of Bellevue 
requirements. 
 3. Protection fencing is to remain throughout development and is to be an area of 
no impacts, no development, no encroachment, no dumping and no storage of 
materials. 
 4. In places where development work is proposed to encroach into the protection 
areas, the fencing is to be moved only when the work is to be done and only as far as 
necessary to accommodate the work. 
 5. Fencing installation and adjustments are to be administered under the 
supervision of the project consulting arborist. 

The sidewalk along the frontage is proposed to be within the recommended protection 
zone of this tree. This will require some reduction of the protection fencing. Impacts 
associated with the installation of the wall footing for the sidewalk will require minor 
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excavation down approximately 12 to 18 inches at distances between 6 and 10 feet 
from the trees. At these distances, the roots of the trees are well below the depth of 18”, 
therefore, no roots should be damaged as a result. 

6. Use of This Report and Limitations 
This report is provided to Northwest Builder’s Finance as a means of reporting on the 
inventory and retention of the trees located on the Park Pointe project site, to make 
recommendations for retention based upon City of Bellevue requirements and to specify 
protection measures. While Shoffner Consulting has used every means available to 
determine tree health and development impacts, trees are dynamic and their conditions 
can change rapidly given changes in environmental factors and site development, 
therefore these assessments pertain only for those noted on the day of their evaluation, 
and no guarantee can be made against damage caused by unforeseen development-
related impacts. Natural decline and failure of trees is not predictable, therefore, 
Shoffner Consulting and Tony Shoffner cannot be held liable for retained trees that die 
or fail prior to or following development of the property. 

Cordially, 

!  
Tony Shoffner 
ISA Certified Arborist #PN-0909A 
CTRA /TRAQ #1759
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