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I. Proposal Description 

The applicant proposes to construct a new residence and associated improvements on an 

undeveloped lot that will impact a combined 4,073 square feet of steep slopes, 50-foot top-of-

slope buffer and 75-foot toe-of-slope setback.  The majority of the impact area is toe-of-slope 

setback as shown in figure 1 and the project site plan (Attachment 1).  Temporary disturbance 

is proposed in order to construct the house and improvements.  These areas will be restored 

along with the mitigation planting proposed which will install a mix of trees and shrubs 

interplanted amongst existing trees and vegetation across the remaining undisturbed site. The 

proposed driveway is shared with the house proposed on the lot to the east at 17227 SE 43rd 

St.  The driveway is within an existing easement that crosses the vacant lot to the east. 

Figure 1 
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Per LUC 20.25H.255 a Critical Areas Land Use Permit (CALUP) with a Critical Areas Report is 

required to modify steep slope critical area, slope buffer, and structure setbacks.  The Critical 

Areas Report is intended to provide flexibility to sites with degraded critical area functions and 

values.  The Critical Areas Report shall demonstrate the proposal with the requested 

modification leads to equivalent or better functions and values than what would result from 

application of the standard requirements that protect steep slopes, slope buffer, and the 

structure setback. 

 

II. Site Description, Zoning, and Land Use 

 

A. Site Description   

The project site is located south of Interstate 90 in the Newcastle subarea of the city’s 

comprehensive plan and was annexed by Bellevue as part of the 2012 Eastgate annexation.  

The site is lot 13 of a subdivision called St. Francis Wood approved in 1971 under King County 

jurisdiction.  Many of the lots in this plat including the subject site remain undeveloped due to 

steep topography and access issues.   

 

The project site rests at the bottom of a large vegetated steep slope that is below the Vuemont 

neighborhood that provides a vegetated corridor and opportunity for animal movement and 

usage.  Pileated woodpecker and red tailed hawk were observed on the site.  The site slopes 

steeply down with the toe-of-slope found at the northern third of the property where the 

topography is still steep but is not regulated as critical area.  The site is composed of 

predominately big leaf maple trees but does have some Western red cedar and Douglas fir.  

The understory is mostly open and less vegetated with invasive ivy and blackberry including 

some areas of native vegetation.  There is also a lack of native seedling and sapling trees to 

replace the large mature trees.  The site obtains vehicle access from SE 43rd St and then from 

an access easement that crosses over an undeveloped lot to the east.  This easement is 

shared with the undeveloped lot to the west.  There are existing single-family residences to 

the north of the site and south of the site in Vuemont.  See Figure 2 for existing site condition. 
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Figure 2 

 
 

B. Zoning   

The property is zoned R-3.5, single-family residential and the proposed house and 

improvements are allowed in this zoning district.   

 

C.  Land Use Context   

The property has a Comprehensive plan Land Use Designation of SF-M (Single Family 

Medium Density). Construction of a home and improvements is consistent with this land use 

designation. 

 

D. Critical Areas On-Site and Regulations 

 

i. Geologic Hazard Areas 

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

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

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

or modified construction practices.  When technology cannot reduce risks to 

SITE 



Rubens Residence 

17-128800-LO 

Page 6 of 18 

 

 

 

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

190). 

 

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

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

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

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

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

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

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

property values and buffering urban development. 

 

ii. Habitat Associated with Species of Local Importance 

Urbanization, the increase in human settlement density and associated intensification 

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

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

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

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

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

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

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

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

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

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

of development (Blair 1999, Marzluff 2005).Protected wild areas alone cannot be 

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. Consistency with Land Use Code Requirements: 

 

A. Zoning District Dimensional Requirements: 

The R-3.5 zoning dimensional requirements found in LUC 20.20.010 are generally met by the 

proposed house, but conformance will be verified during building permit review.  All setbacks, 

height, lot coverage by structure, and impervious surface may be required to be verified by 

survey through the building permit inspection process.  The applicant has provided an arborist 

report that confirms the site retains at least 30 percent of the diameter inches of trees on the 
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site.  See Conditions of Approval for building permit in Section X of this report. 

 

B. Noise Code Requirements BCC 9.18 

All noise generated, including construction noise, is regulated by BCC 9.18.  Noise related to 

construction is exempt from the provisions of BCC 9.18 between the hours of 7 am to 6 pm 

Monday through Friday and 9 am to 6 pm on Saturdays, except for Federal holidays and as 

further defined by the Bellevue City Code. Noise emanating from construction is prohibited on 

Sundays or legal holidays unless expanded hours of operation are specifically authorized in 

advance.  Requests for construction hour extension must be done in advance with submittal 

of a construction noise expanded exempt hours permit. 

 

C. Critical Areas Overlay District LUC 20.25H 

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

performance standards and procedures that apply to development on any site which contains 

in whole or in part any portion designated as critical area, critical area buffer or structure 

setback from a critical area or buffer.  This proposal is through the Critical Areas Report (CAR) 

process allowed in LUC 20.25H.230.  The CAR allows flexibility to development where sites 

are demonstrated to be degraded ecologically and that condition can be improved as part of 

the proposed development.  The submitted Critical Areas Assessment shows that degraded 

conditions exist on the site and that these conditions can be improved as part of the 

development proposal.   

 

In addition to the CAR, the project is also subject to performance standards found in LUC 

20.25H.  The project area is within a steep slope critical area, 50-foot top-of-slope buffer, and 

the 75-foot setback from the toe-of-slope on the site and is subject to the performance 

standards found below. 

 

i. Consistency with 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 additional performance standards 

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

shall exclude designs that require regular and periodic maintenance to maintain their level 

of function.  

 

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; 

The proposed home is located at the bottom of the steep slope on the property.  

The house is designed so the foundation retains the slope above and is positioned 

at the toe of the slope to achieve that function.  The proposal avoids alteration of 

the steep slope as much as possible, given site topography and access. 

 

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

The proposed development on the property is located to avoid the steep slope on 

the site and places the house and improvements predominantly in the 75-foot toe-

of-slope structure setback with some minor impacts to steep slope and slope buffer 

from the driveway.  The applicant has provided arborist analysis of the trees on the 

property to review the condition of the trees, determine how construction may 

impact the trees, and to provide recommendation on tree removal and how the 

trees can be protected during construction.  See Conditions of Approval for tree 

protection in Section X of this report. 

 

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

increased buffers on neighboring properties; 

Per the submitted geotechnical Critical Areas Assessment prepared by the LeRoy 

Surveyors and Engineers dated August 9, 2018 found in the project file, the 

proposal “will have a negligible impact on neighboring properties and will not 

require a buffer or setback to neighboring properties” (Pg. 3).  The applicant will 

be required to record a hold harmless agreement which releases the City from 

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

geologically hazardous area in accordance with LUC 20.30P.170.  All work is 

required to be carried out per the recommendations of the geotechnical engineer.  

See Conditions of Approval for hold harmless agreement in Section X of this 

report. 

 

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; 

The proposed house foundation is intended to provide primary site retention.  

Some freestanding walls are proposed outside of the steep slope but in the slope 

setback in order to facilitate vehicle access. 

 

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

critical area and critical area buffer; 

The proposed house is built at the toe of the slope in order to utilize the foundation 

as a retention device.  Most of the house, driveway, and other surfaces are not 

located in the steep slope. 

 

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; 

Changes to the exiting grade outside of the footprint will utilize retaining walls or 

rockeries to step down the topography rather than create artificial slopes.  There 

is no modification of steep slope other than to allow the foundation of the house to 
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retain the slope. 

 

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; 

The foundation walls are utilized for retention along the back of the house which is 

the south side of the structure.   

 

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; 

The proposal utilizes a stepped foundation rather than pole construction. However, 

most of the house is not proposed to be built within slopes in excess of 40 percent.  

 

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

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

types; and 

No construction is proposed in slopes of 40 percent for parking.  The driveway and 

parking area are located in the structure setback. 

 

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. 

All permanent and temporary disturbance is proposed to be mitigated and restored 

in a proposed planting area upslope of the house.  Vegetation will be planted to 

infill around existing vegetation on the remainder of the property that is not 

disturbed by construction and is approximately 33,209 square feet in size.  This 

area includes existing native trees and vegetation that will be retained and where 

invasive vegetation will be removed.  The submitted Critical Areas Assessment 

prepared by Habitat Technologies dated September 13, 2018 proposes a 

conceptual planting of 45 trees and 60 shrubs but does not show locations of 

planting on an actual plan.  The final planting area, plant quantity, plant spacing 

shall be confirmed on a final planting plan that shows the planting location on the 

site and shows existing vegetation area that will remain.  See Conditions of 

Approval for Mitigation Planting in Section X of this report. 

 

ii. Consistency with LUC 20.25H.145 

Modifications to geological hazard areas and critical area buffers shall only be 

approved if the Director determines that the modification:   
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1. 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; 

2. Will not adversely impact other critical areas; 

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;  

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

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

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;  

6. Any modification complies with recommendations of the geotechnical 

support with respect to best management practices, construction 

techniques or other recommendations; and 

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 

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

the area were regulated under this part. 

The applicant provided the analysis of a qualified geotechnical engineer (LeRoy) 

and provided a geotechnical report that was updated and revised several times 

throughout the project.  The geotechnical engineer found that the underlying 

geology and surface conditions indicate that the proposed improvements will have 

minimal impact to adjacent properties, impact other critical areas, and is designed 

to mitigate hazards by providing additional stability at the toe-of-slope.  The 

engineer found that based on their qualified analysis and evaluations that the 

proposed modifications will have no impact on existing structures nearby and will 

enhance slope stability.  The recommendations provided by the engineer are 

required to be incorporated and followed.  See Conditions of Approval for 

geotechnical recommendations in Section X of this report 

 

The biologist did confirm that the site does provide some foraging habitat for 

pileated woodpecker and red tailed hawk were observed on the site.  The biologist 

states that the site does not provide roosting or nesting habitat for pileated 

woodpecker or red tail hawk.  The biologist found that the site is degraded and 

would have limited opportunities to develop into a complex forest plant community 

that has diverse understory and community of coniferous trees. As a result, the 

biologist determined that enhancing vegetation in the central and southern portions 
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of the site would improve habitat opportunities and enhance structure to aid nesting 

and roosting functions.    

 

iii. Consistency with 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:   

 

Per the biologist, WDFW no longer lists red tail hawk as a priority species with 

specific management recommendations.  The recommendations for similar raptor 

species include preservation of existing nest trees adjacent to forage areas.  The 

site does not have any nests as there is limited foraging opportunity.   

 

WDFW recommendations for pileated woodpecker focus on retaining large trees 

and snags as well as decaying live trees.  The biologist found that the 11 trees 

proposed for removal by the home do not exhibit these features or show signs of 

woodpecker usage.  Trees species proposed for removal are alder and maple 

ranging in size from 11 inches to 30 inches.  The remainder of the site upslope of 

the proposed house also had no sign of nesting and showed limited foraging.   

 

The proposed planting will increase vegetation cover, variety, and structure and 

include replacement trees for the mature trees on the site.  The planting of 45 trees 

will provide replacement trees and mitigate for the removal of the 11 trees 

proposed.  Providing an understory will improve foraging opportunity for hawks and 

provide for continue roosting opportunity.  Nothing about the proposal will preclude 

the site from being used for nesting by either species. See Conditions of 

Approval for mitigation planting in Section X of this report 

 

IV. Public Notice and Comment 

  

Application Date: November 21, 2017 

Public Notice (500 feet):  December 14, 2017 

Minimum Comment Period:  December 28, 2017 

 

The Notice of Application for this project was published in the City of Bellevue weekly permit 

bulletin on November 21, 2017.  It was mailed to property owners within 500 feet of the project 

site.  No comments were received. 

   

V. Summary of Technical Reviews 

 

A. Clearing and Grading 

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

the proposed site development for compliance with Clearing and Grading codes and 
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standards and approved the application with the conditions that prior to permit issuance the 

project geotechnical engineer must provide an addendum to their reports that provides 

appropriate methods to mitigation impacts of potential slope failures, review the final 

construction plans, and inspect the project during construction.  The project is required to 

provide turbidity monitoring, is subject to rainy season restrictions, and must delineate clearing 

limits and provided temporary erosion and sedimentation controls.  See Conditions of 

Approval for clearing and grading in Section X of this report 

 

VI. State Environmental Policy Act (SEPA) 

Per BCC 22.02.032 and WAC 197-11-800(1) construction and associated grading of one 

single-family residence and improvements located in critical areas is exempt from SEPA 

review.   

    

VII. Changes to Proposal Due to Staff Review 

The house and proposed improvements were reduced and consolidated to avoid impacts.   

 

VIII. Decision Criteria 

 

A. 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: 

 

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 submitted Critical Areas Assessment by Habitat Technologies identifies the 

on-site steep slope critical area as having reduced function and value due to the 

presence of invasive vegetation and areas of sparse understory.  The project 

proposes to install native vegetation across the remainder of the site which is 

approximately 33,209 square feet. This area will have removal of invasive 

vegetation and infill planting of native vegetation planted to augment existing native 

vegetation that will remain.  This planting will enhance the understory structure of 

the plant community and provide new tree plantings to replace existing mature 

trees that are currently lacking.  This planting will provide greater cover, perching, 

and foraging opportunities for the red tail hawk and pileated woodpecker that were 

noted on the site.  The proposed mitigation will enhance native vegetation on a 

large portion of the property to establish a mixed forest plant community will 

improve habitat functions which are the most important functions in this ecosystem.  

See Conditions of Approval for mitigation planting in Section X of this report 

 

 

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

The proposed mitigation by improving native vegetation on a large portion of the 

property to establish a mixed forest plant community will improve habitat functions 

which are the most important functions in this ecosystem.   

 

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;  

The proposed increase of vegetation cover will address large areas of exposed soil 

where understory vegetation is lacking.  The proposed planting will protect from 

erosion and improve stormwater quality by providing greater infiltration and cover. 

 

4. Adequate resources to ensure completion of any required restoration, 

mitigation and monitoring efforts;  

The planting shall be maintained and monitored for a period of at least five years.  A 

maintenance surety will be required based on a submitted cost estimate prior to 

building permit issuance.  The surety will be released after five years assuming 

planting has been successful.  As proposed in the submitted mitigation plan, the 

percentage of the surety will be 125 percent of the cost to maintain and monitor the 

planting for five years.  See Conditions of Approval for maintenance and 

monitoring, maintenance surety, and cost estimate in Section X of this report. 

 

5. The modifications and performance standards included in the proposal are not 

detrimental to the functions and values of critical area and critical area buffers 

off-site; and 

The proposed impacts, modifications and performance measures in this proposal are 

not detrimental to the functions and values of the steep slope critical area (see Section 

III for additional discuss above).  The perching and foraging habitat functions are 

maintained on the site by retention of large trees and the proposed planting will provide 

replacement trees and understory vegetation. 

 

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

the same land use district.  

The project will construct a new single-family residence which is a compatible use with 

the surrounding uses which are also single-family homes. 

 

B. 20.30P.140 Critical Area Land Use Permit Decision Criteria – Decision Criteria 

The Director may approve, or approve with modifications an application for a Critical 

Area Land Use Permit if: 

 

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

The applicant must obtain a building permit before beginning any work.  See 

Conditions of Approval for building permit in Section X of this report. 
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2. The proposal utilizes to the maximum extent possible the best available 

construction, design and development techniques which result in the least 

impact on the critical area and critical area buffer; 

The proposed house is situated at the toe-of-slope and uses the foundation to retain 

the slope.  Most of the site improvement is located in the structure setback from the 

slope and the site uses a shared driveway with the adjacent residence to reduce 

impervious surface coverage.  The house location also avoids all but 11 trees which 

are located in the development footprint.   

 

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

maximum extent applicable, and ; 

As discussed in Section III of this report, the performance standards of LUC 20.25H 

are being met or exceeded. 

 

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

protection, and utilities; and; 

The proposed activity will not affect public services or facilities. 

 

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

requirements of LUC Section 20.25H.210; and  

A mitigation plan has been submitted.  The proposed planting will restore the steep 

slope with native plants.  A maintenance surety will be required to ensure plant survival 

over the 5-year monitoring period. A final planting plan is required to ensure sufficient 

plant density is provided. See Conditions of Approval in Section X of this report. 

 

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

As discussed in this report, the proposal complies with all other applicable 

requirements of the Land Use Code.  

 

IX. Conclusion and Decision 

After conducting the various administrative reviews associated with this proposal, including 

Land Use Code consistency, City Code and Standard compliance reviews, the Director of the 

Development Services Department does hereby approve with conditions the Critical Areas 

Land Use Permit to construct a new house, associated improvements, and mitigation planting 

on the property.  Approval of this Critical Areas Land Use Permit does not constitute a 

permit for construction.  A building permit is required and all plans are subject to 

review for compliance with applicable City of Bellevue codes and standards. 

 

Note - Expiration of Critical Area Permit Approval:  In accordance with LUC 20.30P.150, 

a Critical Areas Land Use Permit automatically expires and is void if the applicant fails to file 

for a building permit or other necessary development permits within one year of the effective 

date of the approval.   
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X. Conditions of Approval 

 

The applicant shall comply with all applicable Bellevue City Codes and Ordinances including 

but not limited to: 

 

Applicable Ordinances Contact Person 

Clearing and Grading Code- BCC 23.76 Thomas McFarlane, 425-452-5207 

Land Use Code- BCC Title 20 Reilly Pittman, 425-452-4350 

Noise Control- BCC 9.18 Reilly Pittman, 425-452-4350 

 

The following conditions are imposed under the Bellevue City Code or SEPA authority 

referenced: 

 

1. Building Permit Required: Approval of this Critical Areas Land Use Permit does not 

constitute an approval of a building permit.  Application 17-118946-BS must be approved 

before any construction may begin.  Plans submitted as part of the building permit 

application shall be consistent with the activity permitted under this approval. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Land Use Division 

 

2. Hold Harmless Agreement:  The applicant shall submit a hold harmless agreement in a 

form approved by the City Attorney which releases the City from liability for any damage 

arising from the location of improvements within a critical area buffer in accordance with 

LUC 20.30P.170.  The hold harmless agreement is required to be recorded with King 

County prior to clearing and grading permit issuance.  Staff will provide the applicant with 

the hold harmless form. 

 

Authority:  Land Use Code 20.30P.170 

Reviewer:  Reilly Pittman, Land Use Division 

 

3. Tree Protection, Arborist Direction, and Inspection:  Tree protection on the property 

will be per City Clearing and Grading BMP T101 and per any recommendations of the 

project arborist.  The arborist is required to ensure measures are in place if any work 

occurs within root zones of protected trees to adequately protect from soil compaction that 

can damage the roots.  The arborist shall inspect the site during construction to ensure 

tree protection fencing is installed and to guide any work within tree root zones.  A report 

that summarizes the arborist inspection shall be submitted under the building permit. 

 

Authority: Land Use Code 20.25H.220, Bellevue City Code 23.76 

Reviewer: Reilly Pittman, Land Use Division 

 

4. Final Mitigation Planting Plan:  The proposed mitigation plan is approved as conceptual.  
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A final plan shall be submitted showing the planting area, confirms the location of planting, 

plant quantities, spacing, and species per the City’s Critical Areas Handbook.  The planting 

plan is required to be submitted and approved prior to building permit issuance.  All areas 

of permanent and temporary disturbance are required to be mitigated and/or restored. 

Authority: Land Use Code 20.30P.140; 20.25H.220 

Reviewer: Reilly Pittman, Land Use Division 

 

5. Cost Estimate:  A cost estimate for the cost of five years of maintenance and monitoring 

is required to be submitted prior to building permit issuance.   

 

Authority: Land Use Code 20.30P.140; 20.25H.220 

Reviewer: Reilly Pittman, Land Use Division 

 

6. Maintenance Surety:  In order to ensure the restoration successfully establishes, a 

maintenance assurance device shall be held for a period of five years from the date of 

successful installation.  The maintenance assurance device will be released to the 

applicant upon receipt of documentation of reporting successful establishment in 

compliance with the performance standards described in the submitted Critical Areas 

Assessment references in this report and found in the project file. 

 

Authority: Land Use Code 20.30P.140; 20.25H.220 

Reviewer: Reilly Pittman, Land Use Division 

 

7. Monitoring:  The planting area shall be maintained and monitored for 5 years as detailed 

in the monitoring plan, goals, and performance standards found in the submitted critical 

areas report as attachment 2. 

 

Annual monitoring reports are to be submitted to Land Use each of the five years.  The 

reports, along with a copy of the planting plan, can be sent to Reilly Pittman at 

rpittman@bellevuewa.gov or to the address below: 

 

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, Land Use Division 

 

8. Land Use Inspection Required:  Inspection of mitigation planting must be completed by 

the Land Use Planner as part of the building permit inspection process.  A Land Use 

inspection will be added to the building permit. 

mailto:rpittman@bellevuewa.gov
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Authority: Land Use Code 20.25H.210 

Reviewer: Reilly Pittman, Land Use Division 

 

9. Geotechnical Recommendations:  All work is required to be carried out per the 

recommendations provided by the geotechnical engineer. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Land Use Division 

 

10. Mitigation for Reduced Design Factors of Safety:  Documents submitted by the 

geotechnical engineer indicate that the factors of safety for the developed slopes are 

below development standard design factors.  Approval of modification of the toe-of-slope 

setback requires mitigation for potential slope failure or debris flow.  The geotechnical 

engineer must provide an addendum to the geotechnical report providing appropriate 

methods to mitigate the impacts of potential slope failures. 

 

Authority: Clearing & Grading Code 23.76.050 

Reviewer: Tom McFarlane, Clearing & Grading Section 

 

11. Geotechnical Review: The project geotechnical engineer must review the final 

construction plans, including all foundation, retaining wall, shoring, and vault designs.  A 

letter from the geotechnical engineer stating that the plans conform to the 

recommendations in the geotechnical report and any addendums and supplements must 

be submitted to the clearing and grading section prior to issuance of the construction 

permit. 

 

Authority: Clearing & Grading Code 23.76.050 

Reviewer: Tom McFarlane, Clearing & Grading Section 

 

12. Geotechnical Inspection: The project geotechnical engineer must provide geotechnical 

inspection during project construction, including monitoring and testing of soil cuts and fill, 

subgrades for foundations and footing, utility trench backfill, and any unusual seepage, 

slope, or subgrade conditions. 

 

Authority: Clearing & Grading Code 23.76.050; Clearing & Grading Code 23.76.160 

Reviewer: Tom McFarlane, Clearing & Grading Section 

 

13. Turbidity and pH Monitoring Required:  A turbidity and pH monitoring plan must be 

submitted and approved prior to issuance of the clearing and grading permit, and the plan 

must be implemented during site work.  The plan must be developed and implemented in 

accordance with the Turbidity & pH Monitoring Requirements contained in the Bellevue 

Clearing & Grading Development Standards. 
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Authority: Clearing & Grading Code 23.76.160 

Reviewer: Tom McFarlane, Clearing & Grading Section 

 

14. Rainy Season Restrictions: Due to steep slopes on the site, 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.A, 

Reviewer: Tom McFarlane, Clearing & Grading Section 

 

15. Clearing Limits and Temporary Erosion & Sedimentation Control: Prior to the 

initiation of any clearing or grading activities, clearing limits and the location of all 

temporary erosion and sedimentation control measures shall be field staked for approval 

by the on-site clearing and grading inspector. 

 

Authority: Bellevue City Code 23.76.060 and 23.76.090 

Reviewer: Tom McFarlane, Clearing and Grading Section 

 






