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I. DESCRIPTION OF PROPOSAL:
A. Description:

The applicant is proposing a preliminary short
plat to subdivide an existing 76,068 SF lot
(approx. 1.72 acre) parcel (site) into six (6)
new single-family lots as follows and as
depicted on Figure 1 to the right:

e Lot1:19,601SF
e Lot 2:10,544 SF
e Lot3:10,544 SF
o Lot4:11,732SF
e Lot5:11,732 SF
e Lot6:10,692 SF

Access to the six new lots will be provided via
one shared private access and utilities
easement along the eastern lot line. Access
will be taken from the primary frontage
located south of the subject property which is
bounded by SE 16 Street. The subject site is
located in the R-5 land use district and is
within the Lake Hills Subarea. The site
contains 29 significant trees with a combined
total of 599 diameter inches. A minimum of
30% (180) of existing diameter inches must
be retained. The applicant proposes to retain
10 trees with a combined total of 213
diameter inches, or 35% of the existing
significant trees on the site.

SITE DESCRIPTION AND ZONING:

A. Site Description:
The site is located within a single-family
neighborhood. The site is vacant following
the demolition of a single-family dwelling,
detached garage, and barn. The structures
were demolished in 2022 under permit # 22-
101011-BE. Single-family residences abut the
site to the north, west, and east. The subject
property contains a 10-foot access easement
along the west lot line for the benefit of the
neighbors to the west at 15804 16™ St. SE and
15820 16™ St. SE; the neighbors access the
shared driveway from SE 16™ Street to the

south.
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Figure 1. Proposed Short Plat
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Figure 2. Existing Condition

The site’s topography slopes downhill from north to south, with its highest elevation of
approximately 310 ft at the northern portion to an elevation of approximately 290 ft at the
southern portion and along SE 16™ St. Overall, the site is relatively flat and contains a mixture of
mowed lawn, trees, and shrub vegetation. See figure 2 for existing site condition.
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B. Zoning:

The six lots proposed with this short plat application are permitted within the R-5 land use
district. Refer to the table in Section Ill.B below for the proposal’s conformance to dimensional
requirements. The surrounding lots are R-5 to the north & east and R-1.8 to the south and west.

See figure 3 below for zoning.

JHND

R-5

159TH AVE SE

160TH AVE SE

UNNAMED

Figure 3. Zoning
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11l. CONSISTENCY WITH ZONING AND LAND USE CODE REQUIREMENTS
A. Consistency with Land Use Code Dimensional Requirements (LUC 20.20.010)
Future single-family structures on the proposed lots will be reviewed for full compliance with

the dimensional standards in LUC 20.20.010 at the time of building permit applications.

BASIC INFORMATION

Zoning District

R-5
Comprehensive Plan Designation: Single-Family — High
Residential (SF-H)

Gross Site Area

76,068 SF - approx. 1.72 acres

ITEM

REQ’D/ALLOWED PROPOSED

Minimum Lot Area

7,200 SF Meets LUC requirement.
Lot 1: 19,601 SF
Lot 2: 10,544 SF
Lot 3: 10,544 SF
LUC 20.20.010 Lot 4: 11,732 SF
Lot 5: 11,732 SF
Lot 6: 10,692 SF

Minimum Lot Width

60 Feet Meets LUC requirement.
Lot 1: 132’

Lot 2: 71’

Lot 3: 71’

LUC 20.20.010 & .015 Lot 4: 79’

Lot 5: 79’

Lot 6: 72’

Minimum Lot Depth

80 Feet Meets LUC requirement.
Lot 1: 148.5’
Lot 2: 148.5’
Lot 3: 148.5’
LUC 20.20.010 & .015 Lot 4: 148.5’
Lot 5: 148.5’
Lot 6: 148.5’

Building Setbacks
Front Yard (F)
Rear Yard (R)
Min. Side Yard (S)
2 Side Yards (S)

Private Road
Setback

Meets LUC requirement.

Front Yard: 20 Feet Lot 1: F:20’; R:20’; S; 5’/64’
Rear Yard: 20 Feet Lot 2: F:20’; R:20’; S; 7.5°/7.5’
Min. Side Yard: 5 Feet Lot 3: F:20’; R:20’; S; 7.5°/7.5’
2 Side Yards Together: 15 Lot 4: F:20’; R:20’; S; 5°/10’
Feet Lot 5: F:20’; R:20’; S; 5'/10’

Lot 6: F:20’; R:20’; S; 7.5°/7.5’
LUC 20.20.010

Setback is 10 feet from any | Meets LUC requirement.
private road unless a greater
dimension is specified. All structure setbacks related to
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LUC 20.20.010 Note (17) the easement exceed the
minimum requirement.

B. Tree Retention (LUC 20.20.900)
The retention of at least 30% of the existing diameter inches of significant trees on site is
required. In order to meet this 30% minimum retention requirement, the project must retain a
minimum of 180 diameter inches of the total 599 diameter inches of existing significant trees on
site. The applicant proposes to retain a total of 213 diameter inches, or 35% of the diameter
inches of all significant trees on site. As conditioned, this will meet the minimum tree retention
requirement.

All retained trees shall be protected from adverse impacts during construction including, but not
limited to, the provision of tree protection fencing. No excavation or clearing should be
performed within the drip lines of retained trees except as specifically approved on the
construction permit plans and is required, this work shall be done by hand.

The final short plat shall include a Tree Preservation plan that portrays the drip-line, the
diameter size, and common name of each significant tree to be retained, along with a tree
preservation note. Refer to Conditions of Approval Tree Protection in Section IX.B and Tree
Retention in Section IX.C of this report.

IV. STATE ENVIRONMENTAL POLICY ACT (SEPA):
The project is exempt from SEPA review as it does not exceed the exempt levels for new
construction stated in WAC 197-11-800 or as amended by the City of Bellevue Environmental
Procedures Code BCC 22.02.

V. PUBLIC COMMENT:
The City initially notified the public of this proposal on June 30, 2022 with mailed notice and
publication in the Weekly Permit Bulletin. A public information sign was installed on the site the
same day. A total of seven (7) members of the public have submitted comments regarding this
proposal or had further questions about the proposal; each party has been designated as a Party of
Record.

A summary of the concerns expressed by members of the public, along with the City’s findings, are
provided below:

Soil Retention & Stability

Comments identified concerns related to soil type and the addition of retention walls for long term
stability. Specific concerns are related to the grade change at the intersection of SE 16*" St and the
newly proposed private access.

Finding: The grading area of concern is depicted in figure 4. The existing retaining wall fronting SE
16™ St will remain and modified only as indicated in the graphic. The eastern portion of the wall will
remain at its existing height while the height will be reduced moving farther west and toward the
proposed access road. The project geotechnical engineer has reviewed the grading plan and
supports the design.
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Figure 4. Public Comment supplement
Boundary line/fence issues:
Comment identified concern about existing fence on their property which will run adjacent to the
proposed new access road for the short plat and how grading may impact their fence.

Finding: The proposal will provide a 6-foot Cedar fence along the subject property line and adjacent
to the access road. The fences on the properties to the east will remain. Grading will take place to
match the existing grades on site and soil erosion measures will be in place. Conditions will be
monitored, and further soil erosion control measures will be employed, if necessary. Much of the
area in question will remain largely unchanged/ungraded as indicated in figure 4.

Easements/Site Access

A commenter identified an easement on the eastern portion of their property located at 15804 SE
16" St. (adjacent to the west of the subject property) and states it is for the benefit of the lot at
15804 SE 16" St. and those who are granted the benefit of access. Nothing should be placed on the
property at 15804 SE 16 St or within the easement that could interfere with visibility, ingress, or
egress to or from the site at 15804 SE 16" St. The commenter requested that the applicant apply
for a right-of-way use permit for any use of the driveway (access easement) on the lot at 15804 SE
16" st.

Another commenter would like to understand where the access road will be built relative to their
fence at 1409 159" Ave SE and how the vegetation against the fence will be impacted.

Finding: No activity related to this proposal is planned within the adjacent easement area along the
eastern boundary line of 15804 SE 16™ St. The project is required by the city to extend water and
sewer utilities with the SE 16™ St right-of-way to the southwest corner of the site. No fence or
obstructions are planned that will interfere with vehicular/pedestrian ingress or egress. The access
easement is not a public right-of-way, therefore, does not require a right-of-way permit. Any
impacts anticipated in this area are a civil matter and should be settled between landowners.
Construction access is not anticipated to impact this easement.
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The 25-foot access road will be built adjacent to the existing fence at 1409 159 Ave SE. There is one
tree #8349 which appears to be against the fence. This tree is anticipated to be retained. Shrubs,
brush, understory, and/or invasive species will need to be cleared to accommodate access. No
clearing will take place on the site located at 1409 159" Ave SE. All work will be on the subject
property.

Utilities

The commenter asks if the storm detention vault is above ground. Additionally, commenter states
that they paid to have water brought to their site at 15804 SE 16 St and that future developers
would have to pay their “fair share” to connect.

The commenter asks how the city plans to deal with the addition of utilities for this major
development with the known problems to utilities access.

Lastly, the commenter asks what impacts the development will have on the natural wetland
habitat in proximity to the site.

Finding: The detention vault will not be above ground. Latecomer’s Agreements carry an expiration
of 15-years. The commenter mentioned the utility extension took place in 1991 which means it
would have expired 15-years from the date the agreement was entered into. The proposal will be
extending utilities from SE 16™ St and will not impact service at 15804 SE 16™ St.

Utility review has reviewed and approved at the conceptual level as a result of this permit. There do
not appear to be access or availability issues related to utilities.

The project proposes to discharge stormwater to the wetlands in Kelsey Creek located west of the
site. The project is required to comply with minimum requirement #8 of the City of Bellevue Storm
and Surface Water Utility Code and engineering standards. Section 6.0 of the Stormwater report
(attachment 4, in file) demonstrates compliance with the minimum standards for wetland
protection.

Title/Survey

The commenter identifies alleged error on survey; states that the applicant intends to acquire
some portion of land via quit claim deed process. The commentator wants to understand how the
existing chain link fence could be impacted by this process.

Finding: The survey that was submitted with the project is title verified. A title verified survey is the
industry standard for confirmation of existing land conditions. The proposed condition appears to
remove the chain link fence from the western portion of the property but a fence separating the
subdivision from the lots to the west is proposed as discussed above in the Boundary line/fence
issue section of the public comments section. Fences along the eastern portion are proposed to
remain in place. Disputes, quit claims, and other land issues (such as fence location) are civil in
nature and should be resolved between landowners.

Public meeting
The commenter states that a public meeting should be held to benefit the impacted neighbors.

Finding: Process |l Administrative Decisions do not require a public meeting. The Land Use Director
may use discretion to require a public meeting on these permit types, but it was not required in this
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VL.

case.

General Dimensions/Zoning Questions/Uses
The commenter would like general information about uses, dimensional requirements and noise
restrictions.

Finding: Dimensional compliance is addressed above in section Ill.A of this report. Noise can
reasonably be anticipated to be consistent with sounds that are commonly associated with
residential uses. No specific noise restrictions will be placed on this development as part of the
review/approval process, however, the city does have general noise control code in BCC 9.18 for
construction noise exemptions.

SUMMARY OF TECHNICAL REVIEWS:

A. Transportation Review

The Transportation Department has reviewed the plans submitted for the preliminary short plat
and recommends approval. The final engineering plans must show all transportation-related
improvements and must be consistent with the Transportation Development Code (BCC 14.60)
and the Transportation Department Design Manual prior to approval of the plat infrastructure
permit.

Prior to final short plat approval, the developer must complete all transportation improvements
at the developer’s expense (BCC 14.60.110); or provided that 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.

Under BCC 22.16, payment of the transportation impact fee for each new home prior to building
permit issuance will adequately mitigate off-site transportation impacts. The fee amount is
subject to periodic revision by the City Council. Builders will pay the fee in effect at the time of
building permit issuance.

Site Access

The proposed six lot short plat is comprised of an existing lot on the north side of SE 16™ Street,
west of 159" Avenue SE, which has one existing single-family home taking access from SE 16%
Street via a joint use driveway. SE 16™ Street is a two-lane road classified as a collector arterial.
Access for the short plat will be via a new private street off of SE 16™ Street. No other access
connection to city right-of-way is authorized. The private street approach must be a minimum of
20 feet wide and be built per the Transportation Design Manual Standard Drawings.

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

Street Frontage Improvements

The Reserve at Phantom Lake short plat is located on the north side of SE 16™ Street, west of 159t
Avenue SE. There is currently a 10-foot-wide multipurpose path and a 4-foot-wide planter strip
along the SE 16" Street frontage. The lot currently has a 20-foot-wide single-family driveway and
an 11-foot-wide joint use driveway approach on the SE 16% Street frontage. The short plat will
gain access to SE 16™ Street via a new private street. The new private street approach is required
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to be reconstructed to meet City of Bellevue standards, and the existing driveway will remain to
serve the lot to the west of the project. The lot is bordered by single family lots to the north, west,
and east.

Transportation improvements and private street improvements will be required, and shall
include:

SE 16™ Street:

e |Install new minimum 20-foot-wide private street driveway approach per Bellevue
Standards.

Restore any portion of the existing 10-foot-wide multipurpose path that is damaged or
does not meet ADA requirements.

Street lighting requirements must be met per City of Bellevue standards.

The existing utility pole on the frontage must be relocated out of sight distance and
fixed object clearance zones.

Replace or relocate any existing street signs or channelization impacted by the project.
Sight distance requirements must be met per BCC 14.60.240 at the new driveways.

Any overhead utilities into the plat are required to be undergrounded.

Private Street
e Construct a new minimum 20-foot-wide private street with a 5-foot-wide sidewalk per
Bellevue standards.
e Provide a turnaround facility per standard drawing RC-130-1.
e Sight distance requirements must be met per BCC 14.60.240 at the driveway.

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.

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 acquired prior to issuance of any construction permit
including demolition permit.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide developers 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 was last 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.

Near the development site, SE 16™ Street is currently classified as “Standard Trech Restoration”.
Any cuts in the public street will need standard trench restoration per standard drawing RC-190-
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1.

Sight Distance
The access design shall meet the sight distance requirements of BCC 14.60.240. Vegetation shall
be trimmed as needed within the sight triangle.

Transportation Impacts and Mitigation

City staff has analyzed the potential short-term operational impacts of this proposal in order to
recommend mitigation if necessary. These impacts included traffic operations conditions during
the a.m. and p.m. peak hours. Due to the minimal number of new p.m. peak hour trips to be
generated by the Reserve at Phantom Lake Short Plat, traffic impacts from this development will
be minor in nature. Therefore, no additional mitigation is required other than payment of the
transportation impact fee and the project site improvements.

B. Clear and Grade Review
A Clearing and Grading Permit is required for the infrastructure development per BCC 23.76.035.
The permit application must be in accordance with the Clearing and Grading Code, as outlined in
the submittal requirements and the Clearing and Grading Development Standards, which is
available on the City of Bellevue website at: https://development.bellevuewa.gov/codes-and-
guidelines/clearing-grading-codes-and-guidelines/

Refer to Conditions of Approval for conditions related to Clear & Grade requirements.

C. Utilities Review
The Short Plat development proposed for this application has been reviewed on a conceptual
basis and can feasibly construct water, sewer and storm facilities under current Utility codes and
standards without requesting modifications or deviations from them. Major changes to the
design may cause delay in approval of future utility construction permits. Final approval of the
utilities concept(s) will be reviewed under permit # 23-116940-UE.

Refer to Conditions of Approval for conditions related to Utilities requirements.

D. Fire Department Fire Prevention Division Review
The Bellevue Fire Department, Fire Prevention Division has reviewed permit application 22-
112080 LN in accordance with the 2018 International Fire Code (IFC) as amended by the State of
Washington and the City of Bellevue, applicable referenced standards, City of Bellevue
development requirements, and best fire protection practices. The Bellevue Fire Department
acknowledges the project generally conforms to the Code requirements for site circulation and
access and can approve the Preliminary Short Plat application. The short plat itself does not
require any lots to be sprinklered, however a final fire sprinkler determination will be made on a
lot-by-lot basis when residential building permits are submitted.

VII. DECISION CRITERIA:
Land Use Code 20.45B.130.A Decision Criteria for a Preliminary Short Plat: The Director may
approve or approve with modifications an application for a Preliminary Short Plat if:

1. The Preliminary Short Plat makes appropriate provisions for, but not limited to, the public
health, safety and general welfare, for open spaces, drainage ways, streets, sidewalks, alleys,
other public ways, water supplies, sanitary waste.


https://development.bellevuewa.gov/codes-and-guidelines/clearing-grading-codes-and-guidelines/
https://development.bellevuewa.gov/codes-and-guidelines/clearing-grading-codes-and-guidelines/

22-112080-LN The Reserve at Phantom Lake Short Plat
15824 SE 16 St
Page 13 of 21

Finding: City codes ensure public health, safety and general welfare through development code
requirements. Existing public water and sewer facilities have been deemed adequate to serve
the proposed development. The previously existing single-family home has been demolished.
Only one curb cut will be allowed from SE 16th™" Street. Stormwater resulting from future
development will meet Utilities Department standards.

2. The public interest is served by the short subdivision.
Finding: The public interest is served by providing additional housing opportunities in
accordance with the Comprehensive Plan, while ensuring compliance with City codes and
standards.

3. The preliminary short plat appropriately considers the physical characteristics of the proposed
short subdivision site.
Finding: The preliminary short plat considers the physical characteristics of the site by
establishing tree retention and protection requirements which will maintain some of the
vegetated character of the surrounding neighborhood, consistent with the surrounding
neighborhood. The applicant will maintain 35% of the existing diameter inches of existing trees
on-site. The proposal will be providing single-family residences which is consistent with the
character of adjacent uses and the overall vicinity.

4. The proposal complies with all applicable provisions of the Land Use Code (BCC Title 20), the
Utility Code (BCC Title 24), and the City of Bellevue Development Standards.
Finding: As conditioned and discussed in this report, the proposal will comply with all
applicable Codes and City of Bellevue development standards.

Land Use Code Requirements
a. Dimensional Requirements: Refer to Section Ill.A of this report for how this proposal has
met the R-5 dimensional requirements.

Response: All of the proposed lots shown can be developed in accordance with the City of
Bellevue Land Use Code requirements, including the R-5 land use district dimensional
requirements.

b. Significant Tree Retention: Refer to Section Ill.B of this report for how this proposal has met
tree preservation requirements pursuant to LUC 20.20.900.D.

Response: The applicant proposes to retain 35% of the significant trees on-site. This will
satisfy the minimum 30% tree retention requirement.

c. Noise/Construction Hours:
Response: All construction associated with this short plat will be required to adhere to the
noise levels and construction hours as regulated by BCC 9.18. Refer to Condition of
Approval regarding Noise — Construction Hours in Sections IX.A of this report.

5. The proposal is in accord with the Comprehensive Plan (BCC Title 21).
Finding: The site is located within the Southeast Bellevue Subarea. The Comprehensive Plan
specifies Single-Family High-Density development for this property, which is consistent with the
R-5 land use designation. The proposal achieves the density that is planned and anticipated on
this site, complying with applicable Comprehensive Plan policies for this subarea and City-wide
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policies, including the following:

a. City-wide policies:

i. Policy 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.

Response: The proposed short plat will provide lots for six future single-family
residential units. These homes will help to meet housing for Bellevue’s share of the
regionally adopted demand forecasts for residential uses.

ii. Policy LU-6: Encourage new residential development to achieve a substantial portion of
the maximum density allowed on the net buildable acreage.
Response: The six lots proposed in this short plat are considered a substantial portion of
the maximum density after storm and access road infrastructure improvements.

b. Southeast Bellevue Subarea policies:

i. Policy S-SE-2: Enhance or improve the existing residential character through
landscaping, building orientation, and building design for all new development and
physical improvements.

Response: The final, developed condition of the proposal represents a significant
improvement to the existing site. This includes the contribution of the natural character
of the area through tree retention and landscaping. This also includes infrastructure
improvements and physical improvements of the site by installing the highest and best
use of the zone.

6. Each lot in the proposal can reasonably be developed in conformance with current Land Use
Code requirements without requiring a variance.
Finding: As conditioned, each lot in the proposal can be developed to current R-5 dimensional
standards without requiring a variance. Refer to Section Ill of this report. There are no site
constraints or critical areas which inhibit the development of this property that would warrant a
variance. Refer to Condition of Approval regarding Variance Restriction in Section IX.A of this

report.

7. All necessary utilities, streets or access, drainage and improvements are planned to
accommodate the potential use of the entire property.
Finding: The Utilities and Transportation Departments have reviewed the preliminary short plat
and determined that all necessary utilities, drainage, driveway access location, and other
required improvements are either existing, planned or conditioned as part of this approval, to
accommodate the use of these lots. Refer to Conditions of Approval regarding Utilities
Conceptual Approval, Engineering Plans, Infrastructure Improvements, Access Design and
Maintenance and Pavement Restoration in Section IX.C of this report.

Viil. CONCLUSION AND DECISION:
After conducting the various administrative reviews associated with this proposal, including
applicable Land Use consistency, City Code, and standard compliance reviews, the Director of the
Development Services Department does hereby APPROVE WITH CONDITIONS this Preliminary
Short Plat application.

TIME LIMITATION: This approval automatically expires and is void if the applicant fails to file for
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approval of the final short plat WITHIN ONE YEAR of the effective date of the approval unless the

applicant has requested in writing and has received an extension for the Preliminary Short Plat
pursuant to Land Use Code Section 20.45B.160.

CONDITIONS OF APPROVAL:
The following Conditions are imposed under the authority referenced:

COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES
The applicant shall comply with all applicable Bellevue City Codes, Standards, and Ordinances
including but not limited to:

Applicable Codes, Standards & Ordinances Contact

Clearing & Grading Code — BCC 23.76 Savina Uzunow, (425) 452-7860
Construction Codes — BCC Title 23 Building Division, (425) 452-6864
Fire Code — BCC 23.11 Anna Mickols, (425) 452-2925
Land Use Code — BCC Title 20 Leticia Wallgren, (425) 452-2044
Noise Control — BCC9.18 Leticia Wallgren, (425) 452-2044
Transportation Develop. Code — BCC 14.60 lan Nisbet (425) 452-4851
Right-of-Way Use Code 14.30 Mazen Wallaia (425) 452-6988
Utility Code — BCC Title 24 Roy Andresen, (425) 452-5206

A. GENERAL CONDITIONS:

1. VARIANCE RESTRICTION

Approval by the City of this short plat is a determination that each lot in the short plat can
be reasonably developed in conformance with the Land Use Code requirements in effect at
the time of preliminary short plat approval without requiring a variance.

AUTHORITY: Land Use Code 20.45B.130.A.6
REVIEWER: Leticia Wallgren, Land Use

NOISE — CONSTRUCTION HOURS

The proposal will be subject to normal construction hours of 7 a.m. to 6 p.m., Monday
through Friday and 9:00 a.m. to 6:00 p.m. on Saturdays, except for Federal holidays and as
further defined by the Bellevue City Code. Proximity to existing residential uses will be given
special consideration. Upon written request to DSD, work hours may be extended to 10:00
p.m. if the criteria for extension of work hours as stated in BCC 9.18 can be met and the
appropriate mitigation employed.

AUTHORITY: Bellevue City Code 9.18

REVIEWER: Leticia Wallgren, Land Use

UTILITIES CONCEPTUAL APPROVAL

Utility Department approval of the design review application is based on the conceptual
design only. Minor changes to the site layout may be required to accommodate the utilities
after land use design review is approved. The water, sewer, and storm drainage systems
shall be designed per the current City of Bellevue Utility Codes and Utility Engineering
Standards. Utilities Department construction plan review, approval, and field inspection is
performed under the Utility Developer Extension Agreement (UE).
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AUTHORITY: BCC 24.02, 24.04, 24.06

REV

IEWER: Roy Andresen, Utilities

B. CONDITIONS PRIOR TO ISSUANCE OF ANY PLAT ENGINEERING/CLEAR AND GRADE PERMIT:

1.

RIGHT OF WAY USE PERMIT

The applicant is required to apply for a Right of Way Use Permit before the issuance of
any clearing and grading, building, foundation, or demolition permit. In some cases, 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:

a) Designated truck hauling routes.

b) Truck loading and unloading activities.

C) Hours of construction and hauling.

d) Continuity of pedestrian facilities.

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

g) Location of construction fences.

h) Parking for construction workers.

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

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

In addition, the applicant shall submit for 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, (425) 452-6988

OFF-STREET PARKING
The applicant must secure sufficient off-street parking for construction workers,
equipment, and materials storage before the issuance of a clearing and grading,
building, foundation, or demolition permit.

AUTHORITY: Bellevue City Code 14.30
REVIEWER: Mazen Wallaia, (425) 452-6988

ENGINEERING PLANS
A street lighting plan, channelization 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 improvements must be in conformance with
the requirements of the Americans with Disabilities Act, the Transportation Development
Code, and the provisions of the Transportation Department Design Manual. The
engineering plans must correctly show all transportation-related engineering details,
including but not limited to, the design of the private road and shared driveway, the
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connection to SE 16" Street, pavement restoration in SE 16™ Street, mailbox location, and
sight distance. Appropriate standard drawings from the Transportation Department
Design Manual must be included in the engineering plans.

Specific requirements are detailed below:

SE 16™ Street:

Install new minimum 20-foot-wide private street driveway approach per Bellevue
Standards.

Restore any portion of the existing 10-foot-wide multipurpose path that is damaged or
does not meet ADA requirements.

Street lighting requirements must be met per City of Bellevue standards.

The existing utility pole on the frontage must be relocated out of sight distance and
fixed object clearance zones.

Replace or relocate any existing street signs or channelization impacted by the project.
Sight distance requirements must be met per BCC 14.60.240 at the new driveways.

Any overhead utilities into the plat are required to be undergrounded.

Private Street

Construct a new minimum 20-foot-wide private street with a 5-foot-wide sidewalk per
Bellevue standards.

Provide a turnaround facility per standard drawing RC-130-1.

Sight distance requirements must be met per BCC 14.60.240 at the driveway.

Miscellaneous:

Landings on sloping approaches are not to exceed a 10% slope for a distance of 20 feet

approaching the back edge of sidewalks. Driveway grades must be designed to prevent
vehicles from bottoming out due to abrupt changes in grade.

Vehicle and pedestrian sight distance must be provided per BCC 14.60.240 and

14.60.241.

SIGHT DISTANCE

The proposed driveway access onto SE 16 Street shall meet the City of Bellevue’s
minimum sight distance requirements. If necessary to meet the sight distance
requirements of BCC 14.60.240 and standard drawing RL-100-1 and RL-120-1, existing
vegetation near the access point on SE 16 Street must be trimmed. Ground vegetation
within the sight triangle must be trimmed to no more than 2.5 feet above a line drawn
from pavement level to pavement level. Trees within the sight triangle must be limbed
up to a height of 7.5 feet above a line drawn from pavement level to pavement level. A
description of any required vegetation trimming must be shown on a sheet of the clearing
and grading plan set

AUTHORITY: Bellevue City Code 14.60.240
REVIEWER: lan Nisbet, (425) 452-4851

PAVEMENT RESTORATION
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The city’s pavement manager has determined that this segment of SE 16" Street will
require standard trench restoration for any utility connections or other digging in the
street surface. Trench restoration must meet the requirements of Section 21 of the
Design Manual and standard drawings RC-190-1 through RC-220-1. Exact copies of the
appropriate trench restoration drawing(s) must be included in the final engineering plans.

AUTHORITY: Bellevue City Code 14.60.250 and Design Manual Design Standard # 23
REVIEWER: lan Nisbet, (425) 452-4851

6. CONSTRUCTION STORMWATER POLLUTION PREVENTION PLAN
A site and scope specific CSWPPP is required for the clearing and grading permit
application. It must include a narrative, drawings, and a turbidity and pH monitoring plan.
A Stormwater Pollution Prevention Plan (SWPPP) prepared for the Department of Ecology
Notice of Intent would satisfy this requirement.
The COB forms can be found here:
https://development.bellevuewa.gov/codes-and-guidelines/clearing-grading-codes-and-

guidelines/
AUTHORITY: Clearing & Grading Development Standards
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

7. EROSION AND SEDIMENTATION CONTROL — MINIMUM REQUIREMENT 2
Clearing and Grading and erosion and sedimentation control (ESC) drawings are required.

AUTHORITY: Clearing & Grading Code 23.76.090 and Clearing & Grading
Development Standards

REVIEWER:  Savina Uzunow, Development Services Department, Clearing & Grading
Section

8. TREE PROTECTION
Significant trees that are scheduled for retention must be protected during construction.
Trees located outside of the areas needed to be cleared for the shared infrastructure
construction would not be allowed to be removed under the clearing and grading permit.

AUTHORITY: Clearing & Grading Development Standards
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

9. CLEARING AND GRADING LIMITS
Clearing & Grading limits must be presented in the clearing & grading permit application and
drawings. The limits should encompass the areas to be disturbed only as needed for the
construction of the frontage improvements, road and utilities shared between both future
lots. No other work or tree removal shall be allowed outside of the necessary disturbance
for the shared infrastructure construction.

AUTHORITY: Clearing & Grading Development Standards
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section
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10.

11.

12.

13.

14.

CONSTRUCTION SEQUENCE
A project specific construction sequence is required on the ESC drawing. The sequence
should include all erosion control and construction milestone.

AUTHORITY: Clearing & Grading Development Standards
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

RAINY SEASON RESTRICTIONS

The project site is subject to rainy season restrictions. Specific approval from the
Development Services Department is required to begin or continue clearing & grading
activities during the rainy season (Oct.1 through Apr. 30)

AUTHORITY: Clearing & Grading Code 23.76.093
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

TURBIDITY MONITORING PLAN
Turbidity and pH monitoring may be required for this project, depending on the proposed
construction stormwater handling.

AUTHORITY: Clearing & Grading Development Standards
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

ROCKERY REQUIREMENTS

Rockeries or modular block walls that exceed 48” in height (as measured from the bottom of
the base rock to the top) must be designed by a licensed geotechnical engineer. The design
and calculations must be submitted to the Clearing & Grading reviewer during review of the
Clearing & Grading Permit. Rockeries that exceed 30” in VISIBLE height are considered a
structure according to the Land Use Code and are not permitted within structure setbacks.

AUTHORITY: Clearing & Grading Code 23.76.085 & 086
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

POST CONSTRUCTION SOILS

For sites that must comply with Minimum Requirement #5, as set forth in BCC 24.06.065, all
soils in disturbed areas that have not been covered by impervious surface, incorporated into
a drainage facility or engineered as structural fill or slope must be amended with organic
matter. Amended soils must meet the specifications of BMP T5.13, as a part of permanent
site stabilization.

AUTHORITY: Clearing & Grading Development Standards
REVIEWER: Savina Uzunow, Development Services Department, Clearing & Grading
Section

15. ABATEMENT SECURITY
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Abatement security device is required for any project that involve more than 5,000 square
feet of clearing and/or more than 50 cubic yards of excavation and/or fill. The amount of
the security will be determined based upon an estimated construction cost for erosion and
sedimentation control measures. Currently, the acceptable forms for abatement security
device include assignment of savings and bond. The abatement security device must be
established and an original of the sighed forms must be submitted to the clearing and
grading reviewer before the permit can be issued.

AUTHORITY: Clearing & Grading Code 23.76.140
REVIEWER: Savina Uzunow, Development Services Department, Clearing Grading
Section.

C. PRIOR TO FINAL SHORT PLAT APPROVAL:

16.

17.

18.

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 approval of the final short
plat. 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.

AUTHORITY: Bellevue City Code 14.60.100, 110, 130, 150, 170, 190, 210, 240, 241,
260

Transportation Department Design Manual Sections 3, 4,5, 7,11, 14, 19

REVIEWER: lan Nisbet, (425) 452-4851

ACCESS DESIGN AND MAINTENANCE

The final short plat map must include a note that specifies that the owners of lots served by
the private street are jointly responsible for maintenance and repair of the private street.
Also, the final short plat map must include a note that specifies that private street will
remain open at all times for emergency and public service vehicles and shall not be gated or
obstructed.

AUTHORITY: BCC 14.60.130
REVIEWER: lan Nisbet, (425) 452-4851

TREE RETENTION

The final short plat shall portray a minimum of 30% (179.7 diameter inches of existing
significant trees to remain) If existing trees are found to be hazards then replanting of new
trees will be required and shown on the Final Plat. A Tree Preservation Plan that portrays
the drip-line, the diameter size, and common name of each significant tree to be retained
and planted must be recorded with the final short plat mylar (recorded with King County).
This Tree Preservation Plan must also contain the following note:

“Designation of trees on the Tree Preservation Plan establishes a covenant by the owner
to leave undisturbed all trees as shown on the Tree Preservation Plan. This covenant shall
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run with the land and shall be binding upon all future owners. No tree topping, tree
cutting, or tree removal shall occur unless required or approved by the City. Except for
ordinary landscape maintenance, no construction, clearing or land alteration activities
shall occur within the drip-line of trees shown on the Tree Preservation Plan unless
required or approved by the City. Activities in violation of this covenant are subject to
penalty, including without limitation, fines and mitigation requirements. The City of
Bellevue shall have the right, but not the obligation, to enforce the requirements, terms,
and conditions of this covenant by any method available under law. It is the obligation of
the owner to comply with the terms of the Tree Preservation Plan and this covenant.”

During future construction, the dripline of the trees to be saved shall be fenced to prevent
clearing & grading activities within the dripline area.

AUTHORITY: Land Use Code 20.20.900.D, 20.25H.055.C.3.ii.
REVIEWER: Leticia Wallgren, Land Use
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lgz ' o ————= = = — — —— % 2\ 1 ALL TITLE INFORMATION SHOWN ON THIS MAP HAS BEEN EXTRACTED FROM INFORMATION CONTAINED IN CHICAGO TITLE COMPANY OF WASHINGTON COMMITMENT NO.
¥ [ w g’ COB #0466 N88'33'14"W 264921 " COB #0116 0216450-16, UPDATED 2ND COMMITMENT, DATED DECEMBER 15, 2021. IN PREPARING THIS MAP, HUGH G. GOLDSMITH AND ASSOCIATES, INC. CONDUCTED NO INDEPENDENT
1= 'y I FOUND 2 BRASS DISK SE 16TH STR MONUMENT TITLE SEARCH, NOR IS HUGH G. GOLDSMITH AND ASSOCIATES, INC. AWARE OF ANY TITLE ISSUES AFFECTING THE PROPERTY OTHER THAN THOSE SHOWN ON THE MAP AND
l ,?; o WITH PUNCH, IN CASE, EET NOT VISITED DISCLOSED BY THE REFERENCED COMMITMENT. HUGH G. GOLDSMITH AND ASSOCIATES, INC. HAS RELIED WHOLLY ON SAID TITLE COMPANY'S REPRESENTATION OF THE TITLE'S
! I's ’ DOWN 0.4’ FROM RIM CONDITION TO PREPARE THIS SURVEY AND THEREFORE HUGH G. GOLDSMITH AND ASSOCIATES, INC. QUALIFIES THE MAP'S ACCURACY AND COMPLETENESS TO THAT EXTENT.
|
m ‘ 1 Z X
0 g | g SPECIAL EXCEPTIONS
. ! M)
° Ny \ 2
i &| 'S
> Nl ___ ___N883841"W  1328.23 N8838'41” ’g |
” |I G i T iz . __N883IB41I'W _1328.23 A 1) EASEMENT(S) FOR THE PURPOSE(S) SHOWN BELOW AND RIGHTS INCIDENTAL THERETO, AS GRANTED IN A DOCUMENT:
W |
T oY W ! [(“\j GRANTED TO: PACIFIC NORTHWEST BELL TELEPHONE COMPANY, A WASHINGTON CORPORATION, ITS SUCCESSORS AND ASSIGNS
= TN 5 5 ’ 5 W 10 PURPOSE: UNDERGROUND COMMUNICATION LINES AND APPURTENANCES THERETO
o~ f B SIN P 8[ ) " 1. HORIZONTAL DATUM: NAD 83/2011, WASHINGTON NORTH ZONE, PER CITY OF BELLEVUE SURVEY CONTROL ACCESSED DECEMBER 1, 2020. RECORDING DATE: NOVEMBER 8, 1979
0n3s 8 I DY NE I B RECORDING NO.: 7911080783
_— , © L %‘ 15 W 1z 2. BASIS OF POSITION: CITY OF BELLEVUE SURVEY CONTROL POINT 4354 AT THE MONUMENTED INTERSECTION OF SE 16TH STREET AND 159TH AVENUE SE. THE MONUMENT IS AFFECTS: WEST 10 FEET OF SAID PREMISES
T 66321 — —— — ~pg3.01 — ]L . , Y S ’ A FOUND 4" X 4" CONCRETE MONUMENT WITH BRASS PIN, IN CASE, 0.7 FEET BELOW CASE RIM. (N: 220,177.532, E: 1,321,198.798-GRID)
! NB8"35'58"W NB 8.35;5;,,\” T < o SURVEYOR'S NOTE: EASEMENT IS SHOWN HEREON.
‘_——_ T = ——J.___l w =y 3. BASIS OF BEARINGS: HELD THE BEARING BETWEEN THE ABOVE NOTED BASIS OF POSITION AND THE CENTER OF SECTION MONUMENT FOR SECTION 2 TO BE N 88°34'43" W.
! 1485 o] — 1T n L ‘@l THE MONUMENT IS REFERENCED AS CITY OF BELLEVUE SURVEY CONTROL POINT 0466 AND IS A FOUND 3 INCH DIAMETER BRASS DISC AND "X" SET IN CONCRETE AT THE 2) EASEMENT(S) FOR THE PURPOSE(S) SHOWN BELOW AND RIGHTS INCIDENTAL THERETO, AS GRANTED IN A DOCUMENT:
t:_ 8415 i ~ 12 = = INTERSECTION OF SE 16TH STREET AND 156TH AVENUE SE, IN CASE, 0.4 FEET BELOW CASE RIM. (N: 220,205.902, E: 1,320,055.553-GRID)
, — 990.0° \[—’ - , e ’ GRANTED TO: CITY OF BELLEVUE, A MUNICIPAL CORPORATION OF THE STATE OF WASHINGTON, THEIR HEIRS, SUCCESSORS, AND ASSIGNS
I Ay 3'2 (0 , 4. VERTICAL DATUM: NAVD 88, PER THE WASHINGTON STATE REFERENCE NETWORK (WSRN). PURPOSE: CONSTRUCTING AND MAINTAINING HIGHWAY SLOPES IN EXCAVATION AND/OR EMBANKMENT, OR FOR THE CONSTRUCTION OF WALLS, ROCKERIES
|f3 813 Q, — ! AND OTHER RETAINING STRUCTURES AND APPURTENANCES THERETO
|0 3 , < o , MASTER BENCHMARK: BENCHMARK IS THE ABOVE-DESCRIBED BASIS OF POSITION (CITY OF BELLEVUE CONTROL POINT 4354 / 1068). RECORDING DATE: JUNE 1, 1987
I 56 662.30 \ ELEVATION = 289.24 FEET RECORDING NO.: 8706011238
S 662.30 = |- \l ' AFFECTS: SOUTH 5 FEET OF SAID PREMISES
T e — - L ___ 132460 2 1 SITE BENCHMARK: BENCHMARK IS GOLDSMITH SURVEY TRAVERSE CONTROL POINT ABS-1, BEING A CONCRETE NAIL SET AT THE SOUTH EDGE OF PAVEMENT OF SE 16TH
W SE 16TH ST.T N88'33'14"W  2649.21 - STREET, DIRECTLY ACROSS FROM THE PAVED JOINT-USE DRIVEWAY LOCATED ALONG THE WEST LINE OF THE SUBJECT PROPERTY. SURVEYOR'S NOTE: EASEMENT IS SHOWN HEREON.
23 COB #0466 Q COB #4354,/1068 ﬁgguﬁﬁg ELEVATION = 278.93 FEET
- " Q | ] .
s , o FOUND 27 BRASS DISK & FOUND 27%4” CONCRETE MONUMENT  NOT VISITED ! | 3) SURVEYOR'S NOTE: EXCEPTION IS FISCAL IN NATURE AND CANNOT BE PLOTTED HEREON.
RIS WITH. PUNCH. TN CASE WITH PIN. IN CASE. DOWN 0.7° ’ 5. THE FOLLOWING INFORMATION WAS REFERENCED IN PREPARING THIS SURVEY:
o DOWN 0.4° EROM RIM - 0.50N X 0.01'F FROM CALCULATED ! 4)  SURVEYOR'S NOTE: EXCEPTION REFERS TO BOUNDARY OCCUPATION AS SHOWN ON A SURVEY BY CORE DESIGN, DATED MARCH 30, 2018. THE BOUNDARY ON SAID SURVEY
, INTERSECTION, HELD AS BASIS OF i A)  CITY OF BELLEVUE SURVEY CONTROL DATABASE. DIFFERS FROM THAT CALCULATED HEREON TO AN EXTENT THAT THE DIMENSIONS DELINEATED IN SAID EXCEPTION, AND POTENTIAL OWNERSHIP CONCERNS, DO NOT COINCIDE
! POSITION (SEE BEARING DETAIL, RIGHT) WITH THIS SURVEY. SEE SURVEY NOTE 5.
| MASTER BENCHMARK, ELEVATION=289.24 ! B) ALTA/NSPS LAND TITLE SURVEY FOR GARY & BETTY AHLGREN BY GOLDSMITH, DATED DECEMBER 28, 2020, JOB NUMBER 20289.
5) NOTICE OF CHARGES BY WATER, SEWER, STORM AND SURFACE WATER UTILITIES.
C) BOUNDARY & TOPOGRAPHIC SURVEY FOR KENSINGTON HOME BUILDERS OF THE BURNETT PROPERTY BY CORE DESIGN, DATED MARCH 30, 2018, PROJECT NUMBER
2 coB o118 18060. CITY/COUNTY/AGENCY:  CITY OF BELLEVUE RECORDING
MONUMENT DATE: DECEMBER 20, 1996
14 NOT VISITED D) ALTA/NSPS LAND TITLE SURVEY FOR BURNETT AND KELLEY PROPERTIES BY MEAD GILMAN LAND SURVEYORS ON OCTOBER 16, 2019. RECORDING NO.: 9612200938
E) UNRECORDED KING COUNTY SHORT PLAT FOR BURNETT PROPERTY (TAX PARCEL NUMBER 0224059055) DATED NOVEMBER 2007. SURVEYOR'S NOTE: EXCEPTION IS FISCAL IN NATURE AND CANNOT BE PLOTTED HEREON.
S E -1 / 4 SW -1 / 4 N E -1 / 4 O F S E CTI O N 2 F)  STILWELL ESTATES, ACCORDING TO THE PLAT THEREOF, RECORDED IN VOLUME 79 OF PLATS, PAGES 28 THROUGH 29, RECORDS OF KING COUNTY WASHINGTON. 6) MUTUAL EASEMENT AGREEMENT, AND THE TERMS AND CONDITIONS THEREOF:
) )
G) PHANTOM LAKE MEADOWS, ACCORDING TO THE PLAT THEREOF, RECORDED IN VOLUME 115 OF PLATS, PAGES 93 THROUGH 94, RECORDS OF KING COUNTY RECORDING DATE: JUNE 3. 2020
WASHINGTON. RECORDING NO.: 20200603001773
0 50 100 200
SCALE = 100" H) KING COUNTY QUARTER SECTION MAP FOR THE NORTHEAST QUARTER OF SECTION 2, TOWNSHIP 24N, RANGE 5E, W.M. SURVEYOR'S NOTE: EASEMENT IS SHOWN HEREON.
| 6. NARRATIVE: 7)  SURVEYOR'S NOTE: EXCEPTION IS FISCAL IN NATURE AND CANNOT BE PLOTTED HEREON.
e | SN N SR !
3 4 5 T -- N THE SECTION WAS BROKEN DOWN HOLDING PUBLISHED CITY OF BELLEVUE SURVEY CONTROL. THE NORTH-SOUTH CENTER OF SECTION LINE WAS ESTABLISHED USING THE
_ : l T PUBLISHED POSITION OF THE SOUTH QUARTER CORNER (CITY OF BELLEVUE SURVEY CONTROL POINT 0118, N: 217,564.048, E: 1,319,981.645) AND PROJECTING A LINE NORTH EXCEPTIONS 8 THROUGH 10 ARE INTENTIONALLY DELETED.
——— — THROUGH THE PUBLISHED POSITION OF THE CENTER OF SECTION MONUMENT (SEE SURVEY NOTE NO. 3).
, N88°33'14"W r— —
148.50 l
! ‘ WEST LINE OF THE EAST 1/2 OF [ PROPERTY DESCRIPTIONS FOR TAX LOT NUMBERS 0224059192, 0224059020, AND 0224059055 ARE DESCRIBED PER DEED BEGINNING AT THE WESTERN LINE OF THE 11.  MEMORANDUM OF PURCHASE AGREEMENT, INCLUDING THE TERMS AND CONDITIONS THEREOF:
SOUTH LINE OF THE NORTH 142 4.72(C) (GAP) THE SE 1/4, SW 1/4, NE 1/4 OF ! NORTHEAST QUARTER AND PROGRESSING EAST.
OZJEEoEOgTngZLG E‘gTj?gSTH S — | SELLER: ESTATE OF MALCOLM E. BURNETT, DECEASED
THE WEST LINE OF THE SOUTH HALF OF THE BOUNDARY FOR THE PLAT OF STILWELL ESTATES (SEE SURVEY NOTE NO. 4F) WEST LINE IS DESCRIBED AS STARTING AT THE BUYER: KENSINGTON BUILDERS, LLC
f 6 | SOUTHEAST CORNER OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER AND PROGRESSING WEST TO THE WEST LINE OF THE EAST HALF OF SAID SOUTHEAST RECORDING DATE: JUNE 12, 2018
; «g\@%@,@% ’ (I.’l).l QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER. RECORDING NO.: 20180612001378
s % %
EAST 148.5’ OF ~ 22 i
THE WEST 990’ & \@?}\é feV@ [ e DUE TO THE NATURE OF THE SUBJECT PROPERTY BEING DESCRIBED MOVING WEST TO EAST AND THE PLAT OF STILWELL BEING DESCRIBED FROM EAST TO WEST, A GAP SURVEYOR'S NOTE: EXCEPTION REFERS TO RIGHTS AND/OR RESTRICTIONS WHICH CANNOT BE PLOTTED HEREON.
S N\é l 1] WAS CREATED BETWEEN THE TWO THAT IS APPROXIMATELY 3.5 FEET AT THE SOUTHEAST CORNER AND 4.7 FEET AT THE NORTHEAST CORNER OF THE SUBJECT PROPERTY.
8 ¥ ' > 12. PENDING PROBATE PROCEEDINGS IN THE ESTATE OF
g B ’ - 7. ALL DISTANCES SHOWN HEREON ARE GROUND DISTANCES UNLESS NOTED OTHERWISE. THE COMBINATION FACTOR USED FOR THIS SITE WAS 0. 99997330, WHERE GRID
) - Iy | T DISTANCE DIVIDED BY THE COMBINATION FACTOR EQUALS GROUND DISTANCE. THEREFORE, THE ONLY TRUE WASHINGTON STATE PLANE COORDINATE IS THE BASIS OF NAME OF DECEDENT: MALCOLM E. BURNETT
< 0 I = POSITION. DATE OF DEATH: DECEMBER 24, 2017
n JMs L S COUNTY: WHITMAN
3 >k~ BLOCK2 =) 4 | 8. THE SUBJECT PROPERTY CONTAINS 74,843 SQUARE FEET, MORE OR LESS. COURT: SUPERIOR
Q o B Z BLOCK 1 i S_’ CAUSE NO.: 18-4-00006-38
= 5] i 3 9. TRAVERSING AND DATA COLLECTION WERE PERFORMED USING THE FOLLOWING INSTRUMENTS: A 3-SECOND TOPCON GT-503 TOTAL STATION. PERSONAL REPRESENTATIVE(S): CURTIS EDWARD BURNETT AND ANITA ROSE BEATTY
> Sy | } ATTORNEY FOR THE ESTATE: STEPHEN EARL BISHOP
zZpo > COB #4354,/1068 ALL FIELD WORK WAS PERFORMED, AND EQUIPMENT MAINTAINED, IN COMPLIANCE WITH WAC 332-130.
3 < FOUND 4°X4 " CONCRETE THE PERSONAL REPRESENTATIVE(S) HAS BEEN GRANTED NON-INTERVENTION POWERS TO SELL, CONVEY OR MORTGAGE THE LAND.
5 T MONUMENT WITH PIN, IN CASE, 10. MONUMENTS SHOWN AS FOUND WERE FIELD VISITED ON DECEMBER 11, 2020. OFFSITE PLANIMETRIC INFORMATION SHOWN HEREON WAS OBTAINED ON JANUARY 5 AND
z = ' o o X S oN APRIL 1, 2022 BY GOLDSMITH. ONSITE PLANIMETRIC INFORMATION WAS COLLECTED AND MAPPED BY CORE DESIGN IN 2018 AND FIELD VERIFIED BY GOLDSMITH. SURVEYOR'S NOTE: EXCEPTION REFERS TO RIGHTS AND/OR RESTRICTIONS WHICH CANNOT BE PLOTTED HEREON.
HELD AS BASIS OF POSITION
8 | (SEE BEARING DETAIL, RIGHT) 1. THE PURPOSE OF THIS SURVEY IS TO DELINEATE PROPERTY BOUNDARIES AND OCCUPATION PER THE BASIC REQUIREMENTS FOR AN PRELIMINARY SHORT PLAT. EXCEPTIONS 13 AND 14 ARE FISCAL IN NATURE AND CANNOT BE PLOTTED HEREON. A
I
L ] I
150.15 (C) ' ] | 12. TREE INFORMATION SHOWN HEREON IS PER GREENFOREST, INC. SEE ARBORIST REPORT FOR MORE INFORMATION. EXCEPTIONS 15 AND 16 REFER TO RIGHTS AND/OR RESTRICTIONS WHICH CANNOT BE PLOTTED HEREON. (mBE 4 u t f
NO1°36°09"E 3:45(C) GAP 180.12 (P) : N88'33'14”W ! ,i*oﬂr.:" <% I y O
30.00 148.50 I 301.17 (C) ' 5 e 2"
N88°33'1 4"W ] N
301.14 (P) , é‘!ié‘o%
179.20 (C . 2l A e eV u e
—--—-k————-f)_____:lc__ﬁ_&_so_@__ k_‘________ 181.00 (P) ﬂ SHING
N88°33'14"W  662.30 T Tttt ————
SE 16TH STREET PERMIT NO. 22-112080-LN
PLOTTED: 2023/01/31 1238 EMALM] 01/31/2023 MURRAY FRANKLYN A FAMILY OF COMPANIES JOBNO. 21151
DRAWN: ERM SHEET
DESIGNED: HORIZONTAL SURVEY CONTROL

APPROVED: LDN
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THE RESERVE AT PHANTOM LAKE

15824 SE 16TH ST., CITY OF BELLEVUE KING COUNTY, WA
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SW 1/4, NE 1/4, SECTION 2, TOWNSHIP 24 N, RANGE 5E, W.M.
CITY OF BELLEVUE, KING COUNTY, WASHINGTON

Z : 1\%” w"

[
COB #4354,/1068
FOUND 4"X4” CONCRETE

R-5ZONING DIMENSIONAL REQUIREMENTS

FLOOR AREA RATIO

MAXIMUM PER ZONE: |50%

0 40 60 =
e e ——
SCALE: 1" =20

SS;

MONUMENT WITH PIN, IN CASE,
DOWN 0.7°, 0.50'N X 0.01°E
FROM CALCULATED INTERSECTION,
sy - -HELD AS BASIS OF POSITION

PROPOSED: 50% MAXIMUM
IMPERVIOUS SURFACE

MAXIMUMPER ZONE: |55%

PROPOSED: 55% MAXIMUM

LOT COVERAGE BY STRUCTURES

MAXIMUM PER ZONE: |40%

159TH AVENUE SE

S Ese é

Ltss
- -
G
-‘ v‘-“th
\‘i.‘\%

PROPOSED: 40% MAXIMUM
HARD SURFACE COVERAGE
MAXIMUM PER ZONE: |80%
PROPOSED: 80% MAXIMUM
LOT AREA
MINIMUM REQUIRED: {7,200 SF
PROPOSED: LOT 1: 19,601 SF

LOT 2: 10,544 SF

v
X,
. v N
N Ml
" .
M . N
R

I (SEE BEARING DETAIL, RIGHT)
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LAND DEVELOPMENT SERVICES

[1400 SE 8th St, Suite 450, Bellevue, WA 98004 | PO Box 3565, Bellevue, WA 98009
T 425462 1080 www.goldsmithengineering.com
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LOT 3: 10,544 SF
LOT 4: 11,732 SF BLOCK 2
LOT 5: 11,732 SF
LOT 6: 10,692 SF 12
GREENSCAPE % OF FRONT YARD SETBACK 11 12 13 14 15 16 i 30
MINIMUM REQUIRED:  |50%
PROPOSED: 50% MINIMUM STILWELL ESTATES — S
VOLUME 79, PAGES 28-29 o
(00}
TAX PARCEL NO. 8016300290 TAX PARCEL NO. 8016300300 TAX PARCEL NO. 8016300310 TAX PARCEL NO. 8016300320 TAX PARCEL NO. 8016300330 TAX PARCEL NO. 8016300340 5
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NE 1/4 OF SECTION 2, TOWNSHIP 24 N, RANGE 5, W.M., KING COUNTY, WASHINGTON

SURFACE RESTORATION
AS SPECIFIED

/\\ >
TRENCH BACKFILL— \

"GRAVEL BORROW” PER WSDOT
STD. SPEC. 9-03.14(1) OR

SUITABLE EXCAVATED MATERIAL »
COMPACTED TO 95% OF MAX. \//

SEE RIGHT-OF—WAY USE
PERMIT FOR PAVEMENT
RESTORATION REQUIREMENTS

EXISTING PAVEMENT
19 /7 SURFACE

DENSITY WITHIN R.O.W.
(90% OUTSIDE R.0.W.) e

™ NEAT—LINE TRENCH.

DEPTH IS 4 FT. OR GREATER

BENCH AS NEEDED FOR <
SHORING SYSTEM WHEN \\

— TRENCH BACKFILL—
"CRUSHED SURFACING” PER
//\\ WSDOT STD. SPEC. 9—03.9(3)

COMPACTED TO 95% OF

/\/ MAX. DENSITY

> >/%\ TRENCH BACKFILL—

PIPE ZONE BEDDING PER // :
STANDARD DETAIL S-15 _ /

A
P|PE~/<(

A\ e
R NK
A\SEE NOTE 1—=

UNPAVED AREAS

NOTES:

1.

JANUARY 2023

MAXIMUM WIDTH OF TRENCH AT TOP OF PIPE ZONE:

— 36" FOR PIPE UP TO AND INCLUDING 18"
NOMINAL DIAMETER.

—  NOMINAL DIAMETER PLUS 18" FOR PIPE
LARGER THAN 18” NOMINAL DIAMETER.

5 \/ "GRAVEL BORROW”" PER
\ g WSDOT STD. SPEC. 9—03.14(1)
/ COMPACTED TO 95% OF

/\\/ MAX. DENSITY

PAVED AREAS

EXCAVATIONS OVER 4’ DEEP SHALL COMPLY
WITH THE SAFETY STANDARD DESCRIBED IN
CHAPTER 296-155 — PART N OF THE WAC.
SEE "BEDDING, BACKFILL AND COMPACTION” IN
CHAPTER D8 OF THE ENGINEERING STANDARDS
FOR ADDITIONAL CONSTRUCTION REQUIREMENTS.

A
K ﬁBQ(‘(}:C“ C

M Bellevue

SEWER UTILITIES

ity of

RECYCLED CONCRETE RUBBLE SHALL NOT BE
USED AS BEDDING IN THE PIPE ZONE, AS TITLE
TRENCH BACKFILL OR AS BACKFILL ABOVE THE
PROJECTED NEAT—LINE TRENCH ABOVE A PIPE
OR STRUCTURE.

NO SCALE

RIGID PIPE BEDDING

COMPACTED BACKFILL PER STANDARD DETAIL S—14.

SPRING LINE

O S Sl St

——PIPE ZONEj

SOl Sl Seat 36t

¢¥—PIPE ZONET
N
(o2}

2 SEE NOTE 4

RN ./\7 3

<

¥—PIPE ZONE—/
——
0 |

¢ Y%
4%
oy
4§ .
> 4

[N

NOTES:
1. MAXIMUM WIDTH OF TRENCH AT TOP OF PIPE ZONE:

COMPACTED BEDDING GRAVEL PER SECTION 9-03.12(3),
"GRAVEL BACKFILL FOR PIPE ZONE BEDDING”, OF THE
WSDOT STANDARD SPECIFICATION.

(o
M*‘ FOUNDATION MATERIAL IF REQUIRED (SEE NOTE 2).

FLEXIBLE PIPE BEDDING

7 SEE NOTE 1 \\//
ﬁwﬂzyﬁi_ e e
l_Y NN COMPACTED BACKFILL PER STANDARD DETAIL S—14.

COMPACTED BEDDING GRAVEL PER SECTION
9-03.12(3), "GRAVEL BACKFILL FOR PIPE ZONE
BEDDING”, OF THE WSDOT STANDARD SPECIFICATION.

nnnnnnnnnn ¥ PVC PIPE

S~ FOUNDATION MATERIAL IF REQUIRED (SEE NOTE 2).

NCRETE ENCASEMENT

COMPACTED BACKFILL PER STANDARD DETAIL S—14.

| . —— 2000 P.S.I. CONCRETE (SEE NOTE 3)

vﬂ 4 / FOUNDATION MATERIAL IF REQUIRED (SEE NOTE 2).
<

— 36" FOR PIPE UP TO AND INCLUDING 18" NOMINAL DIAMETER.
— NOMINAL DIAMETER PLUS 18” FOR PIPE LARGER THAN 18" NOMINAL DIAMETER.

2. EXCAVATE UNSTABLE MATERIAL DOWN TO FIRM SOIL AND REPLACE WITH FOUNDATION MATERIAL PER SECTION
9-03.9(17), FOUNDATION MATERIAL CLASS A AND CLASS B OF THE WSDOT STANDARD SPCIFICATIONS.
STABILIZATION FABRIC MAYBE RQUIRED DEPENDIING ON CONDTIIONS.

3. THE CONTRACTOR SHALL BE RESPONSIBLE

FOR ANCHORING PIPE TO PREVENT FLOTATION

4. COMPACTED CRUSHED SURFACING PER SECTION
9-03.9(3), "CRUSHED SURFACING”, OF THE
WSDOT STANDARD SPECIFICATIONS CAN ALSO
BE USED AS BEDDING GRAVEL.

DURING CONCRETE PLACEMENT. 6&!55% Cit

£ Y
’%@Be\levue

) 1: SEWER UTILITIES

£

SINGLE SERVICE

o X 4
_— ‘ -0 STAKE
PVC TEE
I I |
] 6” PVC|LATERAL ,
CAP 5
~ | R
z
s z f
S | il
—
iy é‘ g
® & =
| W = = o
=z o a x© s
e | E o o
FJ z| &= o 2" X 4
2"X 4" STAKE BURIED AT DEATH OF 3 ‘ w STAKE
PIPE INVERT, PAINTED WHITE ABOVE 8‘ CAPW\
GROUND. EXTEND A MINIMUM‘OF a i
3 FEET ABOVE GRADE. ‘
MARK 2"X 4" STAKE WITH "SQWER", .
DEPTH FROM PIPE INVERT TO 'FINAL ‘ 10
GRADE, AND DISTANCE FROM MAIN
TO END OF LATERAL. 8" X 6" ‘
S R
: / PVC TEE ‘
CAP ,
2‘ L EV | f 6" PVC LATERA °
FOR TRENCH SPECS. - z R = el 1
SEE STANDARD a 3 o D
DETAIL S—-14 - o o ‘ |10’
9 INSTALL WYE BETWEEN 2" X 4"
‘7\\\7.\\7/}, NV EGDE OF PAVEMENT STAKE
N < AND RIGHT—OF—WAY
A 23
5 N JOINT USE SERVICE
2 >
P\ A
S
S
KA
A
GASKETED CAP

PVC— &Y  Pve
MAINX TEE

V\%\
X

SEE STANDARD DETAIL S—15

NOTES:

1. WHERE SIDE SEWER CONNECTS TO MANHOLE:
INVERT OF SIDE SEWER SHALL BE EQUAL TO
OR ABOVE MAIN SEWER CROWN, BUT NOT TO
EXCEED 18" ABOVE INVERT OF MAIN SEWER.

2. UNLESS OTHERWISE INDICATED ON PLAN, SIDE
SEWER SHALL BE MINIMUM OF 6’ DEEP AT
PROPERTY LINE, OR 5 LOWER THAN THE
LOWEST ELEVATION, WHICHEVER IS LOWER.

3. PIPE CAN BE REDUCED TO 4" DIAMETER
10" BEYOND THE ROW LINE.

JANUARY 2023 NO SCALE

COMPACTED PIPE ZONE BEDDING
FOR PIPE ZONE BEDDING SPECS. PER WSDOT STD. SPEC. 9-03.12(3).

8 GAUGE WIRE TO BE
DOUBLED AROUND PIPE
AND 2"X 4" STAKE AT OR
ABOVE FINAL GRADE.

6” P.V.C. PIPE
MIN. SLOPE 2%

A :
5%';2 City of
e Bellevue

TITLE

SEWER UTILITIES

SIDE SEWER LATERAL
ON NEW PVC MAIN

NO. S-17A

PROP. 12" SD PIPE

PROP. 6" SS
SERVICE SERVING

PROP. 6" SS

LOTS 1-3 LOTS 4-6

TITLE
TYPICAL TRENCH DETAIL PIPE ZONE BEDDING
NO. S-14 JANUARY 2023 NO SCALE NO._S-15
) e 10" DRIVING £ 10' DRIVING ) )
| || LANE LANE I |
I I ! I I
| 5' SIDEWALK | | 25" ACCESS EASEMENT | |
I Il I I
I I ! I I
I I I I
2% +99 +2%
e = oA
N
X e
AN /x/
CEMENT CONCRETE
CURB AND GUTTER
PER C.O.B. STD.
DWG. SW-100-1
PROP. 8" WATER MAIN

TRENCHING PER C.O.B. STD.
DETAIL S-14

PIPE BEDDING
PER C.O.B. STD.
DETAIL S-15

SERVICE SERVING

SECTION A-A PRIVATE ROAD & UTILITY

SCALE: 1" =5'

& e City of
&% Bellevue
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